STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL
PLANNING APPLICATIONS COMMITTEE
20 August 2020
Application
No:
Location
Proposal

SMD/2020/0182

Draycott Moor College Draycott Old Road Draycott
Single storey classroom and reception area extensions and
extension of car parking to provide 9 No. car park spaces.
Applicants
Horizon Care and Education Limited
Agent
K. Dobson-Grey. Dobson-Grey Land & Development
Parish/Ward
Draycott
Date registered 06/04/2020
If you have a question about this report please contact: Mrs L. Jackson
lisa.jackson@staffsmoorlands.gov.uk
REFERRAL
The application is brought before Planning Committee at the request of Cllr
M. Deaville for the following reasons:
-

complex application which has received considerable local comment,
observation and consultation;
cannot be fully scrutinised via the delegated decision pathway and
requires scrutiny, challenge and discussion.

SUMMARY OF RECOMMENDATION
Approve subject to conditions

1. DESCRIPTION OF THE SITE AND ITS SURROUNDING
1.1

The application site is Draycott Moor College, Draycott Old Road. The school
building is of brick and tile construction and has a generally symmetrically
shaped footprint. The central front door is flanked by sections of the building
which have cascading hipped roofs. Both building ‘wings’ return at 90 degrees
towards the rear of the site resulting in a ‘U’ shaped footprint. Windows within
the front elevation are (in the main) vertically emphasised with small glazed
panes, alterations to this arrangement occur within the secondary elevations.

1.2

The school sits within a rectangular shaped plot of land; it fronts and is set
behind a well-established hedgerow and safety railings. On the north-western
side of the school there is an off-road parking area whilst to the south and
south-east there are residential dwellings. Within the site there are grassed
and hard surfaced amenity areas. Land levels within the site are generally
flat.

1.3

For the purposes of planning policy consideration the application site is
located within the Green Belt and a Coal Development Low-Risk Area. Whilst

having a Green Belt designation the school building forms an obvious part of
the Draycott settlement.
2. DESCRIPTION OF THE PROPOSAL
2.1

This is a full planning application for single storey extensions to the side and
rear of the school building and a car park extension to the rear of the existing
car park on the north-western side of the school. The scheme originally
included a new one-way system for vehicles to pass through the site to drop
off children. The existing access was to be used as a way in and a new exit
was proposed to be located at on the south eastern side of the school
adjacent to number 289 Draycott Old Road. The one-way system, dropoff/pick-up point and new exit have now been withdrawn from the scheme.

2.2

The application the details attached to it, including the plans, any comments
made by residents and the responses of consultees can be found on the
Council’s website at:http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchS
ervlet?PKID=134084
3. RELEVANT PLANNING HISTORY

SMD/2015/0268

Creation of new access, new gates and additional parking
spaces within the school grounds. Approved.

01/00044/CON_SC

Extension to provide new classroom. Approved.

4. PLANNING POLICIES RELEVANT TO THE DECISION
4.1

Core Strategy Development Plan Document (Adopted 2014)

SS1
SS1a
SS6
SS6b
SS6c
SD1
SD4
E1
DC1
DC3
C1
R1
T1

Development Principles
Presumption in Favour of Sustainable Development
Rural Areas
Smaller Villages Area Strategy
Other Rural Areas Area Strategy
Sustainable Use of Resources
Pollution and Flood Risk
New Employment Development
Design Considerations
Landscape and Settlement Setting
Creating Sustainable Communities
Rural Diversification
Development and Sustainable Transport

Supplementary Planning Guidance
1. Design Principles for Development in the Staffordshire Moorlands:

Supplementary Planning Document
1. Staffordshire Moorlands Design Guide
National Design Guide (HCLG 2019)

Emerging Staffordshire Moorlands Local Plan
On July 20th 2020, the Council published the Inspector’s final report thereby drawing
a close to the examination in public. The report concludes that with the
recommended main modifications, the plan satisfies the requirements of Section
20(5) of the 2004 Act and meets the criteria for soundness in the National Planning
Policy Framework (NPPF). As such, the main modifications which accompany the
Inspector’s report provide a clear indication of the final policy wording when read in
conjunction with the Local Plan Submission Version (2018).
In this context, the Council’s position on the weight to be given to the policies (as
modified) in terms of the three criteria set out in Paragraph 48 of the NPPF is
considered below:
 The stage of preparation – the Local Plan is now at the most advanced stage of
preparation prior to adoption as the Inspector has concluded that the Local Plan is
sound subject to the recommended modifications being made.
 The extent to which there are unresolved objections to relevant policies – the
Inspector has now drawn his final conclusions and there are no further matters to
resolve
 The degree of consistency of the relevant policies in the emerging plan to this
Framework – the policies (as modified) have been found by the Inspector to be
sound in the context of the 2012 NPPF under which the Local Plan has been
examined. One of the “tests of soundness” that the Local Plan has successfully been
measured against is whether it is “consistent with national policy”. Because the Local
Plan has been prepared and examined under the 2012 NPPF, it should be noted that
in some limited cases, its policies do not directly reflect current national policy.
However, planning law requires that applications be determined in accordance with
the development plan, unless material considerations indicate otherwise. Current
national policy is a material consideration and should be given weight accordingly.
Given the above, all policies (as modified) should be given substantial weight.
SS1
Development Principles
SS1a
Presumption in Favour of Sustainable Development
SS4
Strategic Housing and Employment Land Supply
SS9
Smaller Villages Area Strategy
SS10
Other Rural Areas Strategy
SD1
Sustainable Use of Resources
SD4
Pollution and Water Quality
DC1
Design Considerations
DC3
Landscape and Settlement Setting
C1
Creating Sustainable Communities
E1
New Employment Development
T1
Development and Sustainable Transport

National Planning Policy Framework
Including sections;
2:
6:
8:
9:
11:
12:
13:

Achieving sustainable development
Building a strong, competitive economy
Promoting healthy and safe communities
Promoting sustainable transport
Making effective use of land
Achieving well-designed places
Protecting Green Belt land
5. CONSULTATIONS CARRIED OUT

5.1

A Site notice has been displayed and neighbouring properties notified.

Site Notice

Consultation period expired: 11/05/2020.

Neighbour Notification

Expired: 27/04/2020.
Second round of consultations sent to neighbours and all
interested parties, following withdrawal of the proposed
exit and one-way system.. Expires 25th August.

Public Comments: 5 letters/emails of representation raising objections/concerns
about the proposal. Comments can be summarised as follows;
-

-

School occupies a large enough plot to allow for turning within the
grounds with the continued use of the banksman provided by the school
as now.
Speed. There are times when taxis attempt to access the school from
both directions. An accident waiting to happen.
Totally disrupt neighbours home and privacy;
New exit will remove some on-street parking;
Lots of other land around the school and land available for a turning circle;
Taxi rank no more than 2 metres away from neighbours kitchen window;
Other schools have one entrance with turning circles;
This is Green Belt land;
Traffic hazards; additional junction will impact on existing road usage and
ultimately road safety;
New exist opening will hinder access to neighbouring properties;
Pollution as a result of waiting taxis;
Three accesses are unnecessary;
Access could be through the present staff car park and exit via the main
entrance;
This is an already busy road;
Increased sound and light pollution particularly in the winter months;

Draycott Parish Council: Object to the application for the following reasons;
1.
Access. The road safety of the new entrance and exit design has not
thoroughly been investigated. Other solutions could have been discussed with the
possibility of taking a small section of Green Belt Land to use as additional parking or
for a turning/ drop off point. If the green belt is used as a road rather than being built
upon, could this be considered? Access to residents properties has also been a
concern of the Council due to the narrow nature of Draycott Old Road. Road Safety
is already a problem in the Parish of Draycott and this increase in traffic will need to
exit either onto the busy A521 or short cut through the residential street of Stuart
Avenue or use the Draycott Old Lane back into Forsbrook which is not suitable for
commuting vehicles due to its width and having no footway.
2.
Additional vehicles.
The current congestion may be eased by the making of
a new access and exit road, but the increase in the number of pupils will immensely
increase the numbers of vehicles arriving to the site. The Council are concerned
about congestion on the small access road (Draycott Old Road) and the increase in
traffic journeys resulting in volume of vehicles all arriving and departing at the
College at the same time each day. The use of public transport has not been
addressed. Less vehicles carrying more children should be considered.
3.
Additional Parking.
The increase in staff will use up any additional parking,
so the problem of parents and taxis parking on Draycott Old Road could persist.
Residents have also complained about engines being left running causing noise and
pollution to residents. The possibility of extending onto the school playing field could
be considered which would not impact on the local residents.
4.
Extension to the Building. The Council are concerned that the College has
previously already been extended. If the building is extended, what would be the
restrictions to stop further applications to extend again in the future?
5.
Increase to the number of pupils on the Role of the College. An increase in the
number of pupils could cause more issues to arise in the village which could spoil
Village life. The proximity of the new access route around the school is dangerously
close to the building considering that there will be even more pupils at the school this
could create a risk of personal accident to the pupils and staff.
6.
Public Transport and Local Information.
The Council have noticed some
anomalies in the Planning Proposal (one of which is the reference to Blythe Bridge as
Blythe Marsh) and urge the Planning Officers to check the documents thoroughly for
accuracy of local information which could influence the decision. There is also
currently no public transport through the village of Draycott, therefore the option of a
bus stop on the plan is currently not an option for staff or pupils to use public
transport.
Severn Trent Water: No objections subject to condition to secure details of foul and
surface water flows.
Environmental Health (SMDC):
informative/advisory notes.

No

objections

subject

to

conditions

Staffordshire County Council Highways: No objections subject to conditions.

and

6. OFFICER COMMENT AND PLANNING BALANCE
Policy Context and Principle of Development
6.1

The Local Planning Authority is required to determine planning applications in
accordance with the development plan, unless there are material
circumstances which indicate otherwise and in determining these
applications, it shall have regard to the provisions of the Development Plan, in
so far as material to the application and to any other material considerations.

6.2

Paragraph 11 of the National Planning Policy Framework (February 2019)
states that plans and decisions should apply a presumption in favour of
sustainable development. For decision-takers this means: “(c) approving
development proposals that accord with an up-to-date development plan
without delay; or (d) where there are no relevant development plan policies,
or the policies, which are most important for determining the application are
out-of-date, granting planning permission unless: (i) the application of policies
in this Framework that protect areas or assets of particular importance
provides a clear reason for refusing the development proposed; or (ii) any
adverse impacts of doing so would significantly and demonstrably outweigh
the benefits when assessed against the policies in this Framework taken as a
whole”. NPPF para 8 identifies the three dimensions to sustainable
development as economic, social and environmental. The National Planning
Policy Framework is a material consideration in planning decisions.

6.3

Policy SS1 of The Staffordshire Moorlands Core Strategy identifies that
development should contribute positively to the social, economic and
environmental improvement of the Staffordshire Moorlands. Core Strategy
policy SS1a establishes a ‘Presumption in Favour of Development’ in line with
National Planning Policy.

6.4

The application site is located within the Green Belt therefore requiring
consideration of section 13 of the National Planning Policy Framework
(NPPF) and the relevant open countryside policies of the Councils adopted
Core Strategy Development Plan (policies listed above). Paragraph number
145 of the NPPF states that Local Planning Authorities should regard the
construction of new buildings as inappropriate development unless they
comply with one of the 7 listed exceptions. One of the exceptions is part C)
‘the extension or alteration of a building provided that it does not result in
disproportionate additions over and above the size of the original building.’

6.5

Also relevant to this application is the consideration and application of NPPF
paragraph number 146 which specifies that ‘other forms of development are
also not inappropriate in the Green Belt provided they preserve its openness
and do not conflict with the purposes of including land within it. Relevant to
this application are parts b) engineering operations and e) material changes
in the use of land.

6.6

Paragraph 143 (NPPF) states that ‘inappropriate development is, by
definition, harmful to the Green belt and should not be approved except in
very special circumstances.’ Consideration is therefore given to whether the
proposed extension (together with any previous additions) result in a

‘disproportionate addition’ and if so whether there are any very special
circumstances to justify the development.
6.7

As the application proposes two development elements (school extension and
car park extension) each matter will be considered in turn under their relevant
sub-headings. For the purposes of clarification the one-way system and new
exit proposals have been withdrawn from the application following on from
officer concerns relating to neighbour amenity, namely the resultant effect of
the arrangement upon the current/future occupants of number 289 Draycott
Old Road. The County Highways officer had advised that whilst the new exit
may be desirable for the college, it is not a critical part of the application in
terms of being needed to support the classroom extensions. For transparency
reasons a second round of consultations has been undertaken to ensure that
all third parties are aware of the changes.

Design and Visual Impact (Character and Appearance)
6.8

As outlined within National and local planning policies, well-designed
developments should be sought. To this end the NPPF section 12 is relevant
in that it outlines good design being a key aspect of sustainable development
(the ultimate aim of the NPPF). Paragraph number 127 is relevant in stating
that developments should function well and add to the overall quality of the
area, are visually attractive and are sympathetic to local character/history.
NPPF paragraph number 130 clarifies that permission should be refused for
development of poor design that fails to take the opportunities available for
improving the character and quality of the area.

6.9

At the local level the design policies (including Core Strategy policy DC1)
clearly express the need for securing well-designed developments, as do the
councils adopted Supplementary Planning Guidance and Supplementary
Planning Documents. In summary policy DC1 and the adopted
Supplementary Guidance/Documents require that developments should;









Be of a high quality and add value to the local area;
Be designed to respect the site and its surroundings including by scale,
character and appearance;
Create attractive environments;
Protect the amenity of the area;
Extensions to be subordinate to the existing building so that the original
building dominates;
Size and shape of extension designed to ensure the new addition fits neatly
with the old;
Extensions should integrate with the original building by the use of similar
details and materials;
Traditional buildings and their windows have a strong solid to void
relationship; an uncomplicated/simple arrangement of small window and door
openings which are limited in number.

School Extensions
6.10

The extensions would provide the school with a meeting room, office, lobby
space, four classrooms, dining room, kitchen and a food tech area as well as
an internal corridor linking to the original building within the inner (rear side) of

the ‘u’ shaped footprint. The additional accommodation would be provided by
two separate extensions. The smaller of the extensions would be located on
the north-western facing elevation and would have a hipped roof mirroring
that of a previous enlargement on the south-eastern facing side of the
building. The new side extension would go some way towards reinstating the
former symmetrical appearance of the principal elevation. Window
proportions with their vertical emphasis are acceptable and matching brick
and tile materials are proposed.
6.11

The larger of the two extensions is to the rear, tucked within the inner side of
the ‘u-shaped’ building footprint. The rear extension would have a single
plane, sloping roof. The rear elevation is already partially masked by a lean-to
link and whilst the replacement extension would have a larger footprint and a
slightly higher roof, it would still be viewed in the context of the original
building with the original building (and distinctive hipped roof) being the
visually dominant structure. Conditions could secure appropriate materials
and joinery details. There are no wider visual impact concerns. The
surrounding area consists of buildings of differing designs and sizes. The
main matter here is that the additions relate well to the host building; which
they do. There are no objections to either extension, they relate well to the
existing building, are subordinately sized, would be built from appropriate
materials and crucially in terms of Green Belt considerations do ‘not result in
disproportionate additions over and above the size of the original building.’

Car Park Extension
6.12

The car park to the north-west of the school building was originally granted
consent in June 2015; this consent has been implemented and is used by the
school. It was concluded at the time that although land use changes need not
be inappropriate development in the Green Belt, the parking of vehicles would
have a Green Belt openness impact. It was concluded that very special
circumstances existed including reasoning that the school did not have any
land outside of the Green Belt and that there were vehicular conflicts between
the ‘school’ traffic and that of residents. It is considered that the same applies
in this case having regard to the advice of the highway officer who has
commented that (compared to the drop off area -now omitted) “this is the
more important aspect of the proposal for highways”.

6.13

The car park extension proposes an additional 9 spaces at the rear of the
existing parking area taking the total available spaces to 39. The new parking
spaces are marked on the plans as being the same size as the existing
approved ones. The plans indicate a 30 space provision for full-time staff, 3
spaces for part-time staff and 6 spaces allocated to visitors. The additional
land would be taken from the school grounds to the rear, as was the case
with the 2015 consent. As well as the parking spaces the plans show a green
area within which the applicants have agreed to create a landscaped buffer to
visually separate the parking area from the land behind. The extended area
would have to be hard surfaced and these details (together with the
landscaping) could be secured by means of appropriately worded conditions.
It is concluded that subject to conditions the 9 space car park extension would
not have a significant visual impact upon the surrounding area and the
implementation of the planting scheme (buffer) would have biodiversity
benefits. Boundary planting condition(s) will also ensure that the development
remains very much enclosed from any potential wider view.

Residential Amenity
6.14

As mentioned earlier in the report, part of the original proposal was to provide
a one-way ‘drop off/pick-up point’ route through the school grounds using the
existing vehicular crossing as an entrance only with an exit on the opposite
side of the building. The new arrangement would also have included use of
part of the playground (near the boundary with number 289 Draycott Old
Road) as a vehicular waiting area. Upon discussions with the
architect/planning agent, it was decided to withdraw this element of the
scheme. There were neighbour amenity concerns in terms of the potential
disruption by the comings and goings of vehicles and noise from stationary
vehicles at the beginning and end of the school day. Indeed discussions with
the County Highways officer concluded that the new access/exit
arrangements were not essential requirements to support the enlargement of
the school. Crucially the car park extension provides day-long, off-road
parking for staff members (and some visitors). Parents pulling up at the side
of the road currently occurs and is limited to term-time only, this is the
arrangement for many schools and is not out of the ordinary. On balance it
was felt that protecting the amenity of the neighbouring property outweighed
the current parking/waiting arrangements which occur for only limited times
within the day during term time.

School Extensions
6.15

Neither of the school extensions would have any overbearing relationship with
neighbouring properties due to their size, positioning within the school
grounds and separation distances from surrounding properties. Both of the
extensions are single storey and no land level alterations are proposed.

Car Park Extension
6.16

The extended part of the car park at the rear of the site is not close to any
residential dwellings and therefore neither the resultant parking nor the
development of a landscaping scheme will have any adverse amenity impact
upon residents. The vehicular access to the car park is already in place and
there are no proposals or requirements for its alteration.

Environmental Health
6.17

The Council’s Environmental Health officer’s have no objections to the
application and recommend a number of conditions. Some of these
considerations tie in with neighbour amenity matters. There are surrounding
properties so care needs to be taken during construction to ensure no
unreasonable disruption to residents. Recommended conditions include
securing a Demolition and Construction and Environmental Method
Statement to cover matters including (but not limited to) hours of working,
parking of site workers and contact details of site manager. There is a new
kitchen proposed as part of the development along with a food technology
room, therefore details of ventilation and filtration equipment need to be
secured to ensure suitability for supressing and dispersing smells due to onsite cooking. Other conditions deal with soil importation and land
contamination.

Highways / Access
6.18

The NPPF and Core Strategy policies DC1 and T1 require that all
development proposals secure safe and suitable access to a site whilst
making a contribution towards meeting parking requirements and ensuring
that all new development can be satisfactorily accommodated within the
highway network. The applicants wish to increase the size of the school and
as such require more off-road parking to accommodate staff (as detailed
earlier in the report within section 6.13). Off-road parking should be
encouraged where possible and the school has the land to be able to
accommodate this. No alterations to either the existing car park opening or
main school vehicular crossing are proposed. No objections have been made
by the County Highways officer. Highways related conditions are
recommended.

Drainage
6.19

Severn Trent Water (STW) do not object to the application however they do
request a foul and surface water flow condition to be added in the event of
planning permission being approved.

Coal
6.20

All of the application site is located within a coal, low-risk area. In accordance
with current Coal Authority regulations, development within ‘Low Risk Areas’
are not required to be accompanied by a Coal Mining Risk Assessment
however, it is recommended that Coal related informative notes are added to
the decision notice in the event of Planning permission being approved.

Conclusion and Planning Balance
6.21

For the reasons outlined within the report it has been concluded that the
proposed school extensions do not represent ‘inappropriate’ development in
the Green Belt. The enlargements are not disproportionately sized, therefore
retaining the original school building as the physically and visually dominant
structure. The extensions raise no design or neighbour amenity concerns and
the details, such as materials, can be conditioned.

6.22

Whilst the car park enlargement would involve some Green Belt
encroachment and the parking of vehicles will impact upon openness. The
2015 car park approval recognised that the engineering operations involved in
forming it ‘would not result in any new volume of works above the existing
level of the land,’ this is the case with the current proposed car park
extension. The 2015 report concluded that ‘the presence of cars will have an
adverse impact on the openness of the site and the Green Belt.’ The officer at
the time concluded that there were very special circumstances to allow the
car park, in that the highway benefits (lessening of vehicular conflict)
outweighed any Green Belt harm. The officer acknowledged that the land
formed part of the school grounds and that there would be no conflict with
Green Belt policy objectives of preventing urban sprawl/towns
merging/countryside encroachment etc. It is recognised that the current 9
space car park enlargement would not be excessively sized and is simply a
modest increase of an existing parking facility. The County Highway Engineer
has set out that the provision of the additional spaces will be beneficial in

highway safety terms. The 9 additional spaces will also be formed from the
existing school grounds therefore, similar to the 2015 application conclusion,
will not conflict with the Green Belt policy objectives. The applicant has
agreed to a landscaping condition near to the rear boundary to soften any
visual impact whilst securing some biodiversity gain.
6.23

7

The proposal would deliver some economic benefits through the construction
phase as well as job creation. Following on the current climate of social
distancing it is important (where possible) to support applications such as
these which will enable pupils to return to an educational setting which is fit
for their needs and allows potential for employment creation. The proposals
comply with all other relevant material planning considerations (detailed within
the report above) and therefore subject to appropriately worded conditions it
is recommended that the application is approved. The amended plans to
remove the drop off area are currently subject to a period of reconsultation
which does not conclude until after the date of the committee meeting.
Delegated authority to approve the application is therefore sought, subject to
no new matters being raised.
OFFICER RECOMMENDATION

A. To seek delegated authority to the Head of Development Services in
consultation with the Chairman to approve the application (subject to
the following conditions) provided that no substantive material planning
objections are received before the consultation period has expired.
1. The development hereby permitted shall be begun before the expiration
of three years from the date of this permission.
Reason:- To comply with the provisions of Section 51 of the Town and
Country Planning, Planning and Compulsory Purchase Act, 2004.
2. The development hereby approved shall be carried out in accordance
with the following submitted plans and subject to the following
conditions and/or modifications:AD_001_C;
AD_002_C;
AD_101_A;
AD_102_A;
AD_110_A;
AD_111_A;
AD_201_A;
AD_202_A;
AD_210_A;
AD_211_A;
AD_301_A;
AD_302_A
Reason:- For the avoidance of doubt and in the interests of proper
planning and in accordance with the National Planning Policy
Framework.

3.

No road signs or markings shall be placed on the public highway
Reason:- In the interest of highway safety.

4. The development hereby permitted shall not be brought into use until
the additional parking bays have been provided in accordance with the
approved plans. The parking bays shall thereafter be retained
unobstructed for parking for the life of the development.
Reason:- In the interest of highway safety.
5. Prior to first use of the school extensions hereby permitted, drainage
plans for the disposal of foul and surface water flows shall be submitted
to and approved in writing by the Local Planning Authority. The
development shall be carried out in full accordance with the approved
details unless otherwise agreed in writing by the Local Planning
Authority and the works completed prior to first use of the additional
accommodation.
Reason:- This is to ensure that the development is provided with a
satisfactory means of drainage as well as to prevent or to avoid
exacerbating any flooding issues and to minimise the risk of pollution.
6. No phase of the development hereby permitted shall take place until a
Demolition and Construction and Environmental Method Statement has
been submitted to and approved in writing by the Local Planning
Authority, which shall include the following details:I. the hours of work, which shall not exceed the following: Construction and
associated deliveries to the site shall not take place outside 08:00 to 18:00
hours Mondays to Fridays, and 08:00 to 13:00 hours on Saturdays, nor at
any time on Sundays or Bank Holidays;
II. the arrangements for prior notification to the occupiers of potentially
affected properties;
III. the responsible person (e.g. site manager / office) who could be
contacted in the event of complaint;
IV. a scheme to minimise dust emissions arising from construction
activities on the site. The scheme shall include details of all dust
suppression measures and the methods to monitor emissions of dust
arising from the development. The approved dust suppression measures
shall be maintained in a fully functional condition for the duration of the
construction phase;
V. details of wheel washing facilities. All construction vehicles shall have
their wheels cleaned before leaving the site
VI. a scheme for recycling/disposal of waste resulting from the construction
works;
VII. the parking of vehicles of site operatives and visitors;
VIII. the loading and unloading of plant and materials;

IX. the storage of plant and materials used in constructing the
development;
X. the erection and maintenance of security hoarding including decorative
displays and facilities for public viewing, where appropriate;
XI. details of measures to protect the public footpaths and amenity of users
of the public footpaths crossing the site during the construction works;
XII. during construction/demolition phases amplified music and/or radios
shall not be audible beyond the site boundary.
All works shall be carried out in accordance with the approved details. Any
alteration to this Plan shall be approved in writing by the Local Planning
Authority prior to commencement of the alteration.
Reason: To protect the amenities of the area.
7. No soil or fill material is to be imported to the site until it has been
tested for contamination and assessed for its suitability for the
proposed development; a suitable methodology for testing this material
should be submitted to and agreed in writing by the Local Planning
Authority prior to the soils being imported onto site. The methodology
should include the sampling frequency, testing schedules, criteria
against which the analytical results will be assessed (as determined by
the risk assessment) and source material information. The analysis
shall then be carried out and validatory evidence submitted to and
approved in writing to by the Local Planning Authority.
Reason:- To ensure that the proposed development meets the
requirements
of the National Planning Policy Framework in that all potential risks to
human health, controlled waters and wider environment are known and
where necessary dealt with via remediation and or management of
those risks.
8. In the event that contamination is found at any time when carrying out
the approved development it must be reported in writing immediately to
the Local Planning Authority. Development should not commence
further until an initial investigation and risk assessment has been
completed in accordance with a scheme to be agreed in writing by the
Local Planning Authority to assess the nature and extent of any
contamination on the site. If the initial site risk assessment indicates
that potential risks exists to any identified receptors, development shall
not commence until a detailed remediation scheme to bring the site to a
condition suitable for the intended use by removing unacceptable risks
to human health, buildings and other property, and the natural and
historical environment has been prepared, and is subject to the
approval in writing of the Local Planning Authority.
Following completion of measures identified in the approved
remediation scheme and prior to bringing the development into first
use, a verification report that demonstrates the effectiveness of the

remediation carried out must be produced, and is subject to the
approval in writing of the Local Planning Authority.
Reason:- To ensure that the proposed development meets the
requirements of the National Planning Policy Framework in that all
potential risks to human health, controlled waters and wider
environment are known and where necessary dealt with via remediation
and or management of those risks.
9. The machinery, plant or equipment including installed or operated in
connection with the carrying out of this permission shall be so enclosed
and/or attenuated that the noise generated by the operation of the
machinery shall not increase the existing term time background noise
levels during day time expressed as LA90 [1hour] (day time 07:00-23:00
hours) and/or (b) LA90 [15 mins] during night time (night time 23:0007:00 hours) at any adjoining noise sensitive locations or premises in
separate occupation above that prevailing when the machinery is not
operating. Noise measurements for the purpose of this condition shall
be pursuant to BS 4142:2014. The details and location of any plant or
machinery to be installed under this permission should be submitted to
and approved of in writing by the Local Planning Authority.
Reason:- To safeguard the amenity of local residents and that of the
surrounding area from noise disturbance.
10. Any artificial lighting incorporated into this site in connection to this
application shall not increase the pre-existing illuminance at the
adjoining light sensitive locations when the light(s) is (are) in operation.
Details of any artificial lighting to be installed under this permission
shall be submitted to and approved in writing by the Local Planning
Authority prior to development commencing. The development shall
then be carried out is strict accordance with the approved details and
shall not be altered except with the further agreement in writing of the
Local Planning Authority.
Reason: To protect the local amenities of the local residents by reason
of excess of illuminance.
11. Suitable ventilation and filtration equipment shall be installed to
suppress and disperse fumes and/or smell created from cooking
activities on the premises. (The equipment shall be effectively operated
and maintained in accordance with manufacturer's instructions for as
long as the proposed use continues). Details of the equipment shall be
submitted to and approved in writing by the Local Planning Authority
prior to commencement of this development.
Equipment shall be installed and be in full working order to the
satisfaction of the Local Planning Authority prior to the commencement
of use. (Any system installed must be by suitably qualified competent
engineers and the canopy must meet all relevant Health and Safety
requirements including the use of Gas Interlocks. The provision of a
commissioning certificate issued by a Gas Safe registered engineer
should be available for inspection.)

Reason: To ensure that unsatisfactory cooking odours outside the
premises.
12. There shall be no deliveries between the hours of 18.00 hours and 08.00
hours Monday to Saturday inclusive, and not on Sundays and Public or
Bank Holidays.
Reason:- To safeguard the amenity of neighbouring residential
occupiers.
13. Prior to the commencement of development (including any demolition,

site clearance, site stripping or site establishment), a comprehensive
landscaping scheme shall be submitted to and approved in writing by
the Local Planning Authority. Such a scheme shall specifically include
provision for a buffer/screen planting belt along the north-eastern (rear
boundary) of the car park extension within the area coloured green on
the approved plans. The planting scheme shall include native tree and
understorey species, shrubs and other planting and give specification
for species, positions, planting sizes and numbers/densities of all new
planting. The landscaping scheme so approved shall be fully
implemented before the end of the first available dormant season
(November to February inclusive) following completion of the car park
extension hereby approved. The trees and shrubs planted in
accordance with this landscaping scheme shall be properly maintained
for a period of 5 years following planting. Any plants which within this
period are damaged, become diseased, die, are removed or otherwise
fail to establish shall be replaced during the next suitable season.
Reason:- In the interests of visual impact an biodiversity gain.
14. Prior to their installation joinery details for all external windows and
doors shall be submitted to and approved in writing by the Local
Planning Authority. The details shall include (but not necessarily be
limited to) materials, colour/finish, opening mechanisms and recess
depth of the frame within the aperture. The development shall then be
carried out in full accordance with the approved details and retained for
the lifetime of the development.
Reason:- In the interests of good design.
Informatives
1. During the course of considering the application the Council has
negotiated a planting scheme/buffer to be established along the rear
boundary of the car park extension therefore complying with the
provisions of paragraph 38 of the National Planning Policy Framework
(February 2019) where Local Planning Authorities are encouraged to
work proactively with applicants to secure sustainable development
proposals.
2. Your attention is drawn to the Coal Authority Policy in relation to new
development
and
mine
entries
available
at:
www.gov.uk/government/publications/buildingonorwithintheinfluencing
distanceofmineentries Any intrusive activities which disturb or enter

any coal seams, coal mine workings or coal mine entries (shafts and
adits) requires a Coal Authority Permit. Such activities could include
site investigation boreholes, digging of foundations, piling activities,
other ground works and any subsequent treatment of coal mine
workings and coal mine entries for ground stability purposes. Failure to
obtain a Coal Authority Permit for such activities is trespass, with the
potential for court action.
Property specific summary information on past, current and future coal
mining activity can be obtained from: www.groundstability.com or a
similar service provider. If any of the coal mining features are
unexpectedly encountered during development, this should be reported
immediately to the Coal Authority on 0345 762 6848. Further information
is
available
on
the
Coal
Authority
website
at:
www.gov.uk/government/organisations/thecoalauthority
3. Please be aware that the responsibility for safe development and secure
occupancy of the site rests with the developer.
 A Demolition or refurbishment asbestos survey and risk assessment should
be carried out prior to the demolition of the existing buildings. The enforcing
authority for this type of work is the Health and Safety Executive (HSE) and it is
recommended that you contact them directly to discuss their requirements:
http://www.hse.gov.uk/
 Any approved noise scheme and measurements should pay due regard to
the Professional Guidance on Planning and Noise (ProPG), British Standard
BS8233: Sound insulation and noise reduction for buildings (Code of Practice),
BS4142:2014 Methods for rating and assessing industrial or commercial sound
and/or the Building Regulations 2010 Document E or other appropriate
guidance.
 The sound insulation scheme should ensure music noise levels inside the
property do not exceed 47dbLeq in the 63Hz ocatave band and 41dB Leq in the
125Hz octave band.
 Advice on controlling flies and light can be found in: Statutory Nuisance
from Insects and Artificial Light (defra 2005) available as a free download
http://archive.defra.gov.uk/environment/quality/local/legislation/cnea/document
s/statnuisance.pdf
 During any demolition and construction activities (including landscaping)
the contractor shall take all reasonable steps to prevent dust formation and
prevent any dust formed from leaving the site boundary.
 The control of dust and emissions from construction and demolition Best
Practice
Guidance, produced by the greater London councils
http://www.london.gov.uk/sites/default/files/BPGcontrolofdustandemissions.pd
f

 Building Research Establishment Guidance Document ‘Control of Dust from
Construction and Demolition Activities’ (BR456)
 In accordance the Site Waste Management Plans Regulations 2008 any
construction project with an estimated cost greater than £300,000 must, before
work begins, prepare a Site Waste Management Plan in accordance with the
requirement of these regulations.
 If required, contamination risk assessments shall be carried out in
accordance with UK policy and with the procedural guidance relating to the
contaminated land regime, and should be in accordance with Planning Policy
Statement 23 and the CLR Report Series 1-12.
 Submission of reports should also be made to the Environment Agency for
comment with regard to their remit to protect ground and surface waters from
pollution and their obligations relating to contaminated land.
The Local Planning Authority will determine the acceptability of reports on the
basis of the information made available to it. Please be aware that should a risk
of harm from contamination remain post development, where the applicant had
prior knowledge of the contamination, the applicant is likely to be liable under
Part II (a) of the Environmental Protection Act 1990 and as such become and
“appropriate person”. In this event the applicant will be lawfully responsible to
remove the risk posed by the contamination.
Equally if during any site works a pathway for any contaminant on site is
created and humans, waters, property or ecological systems are exposed to
this, the applicant or those acting on behalf of the applicant will be liable under
part II (a) of the Environmental Protection Act 1990 if the risks are not
adequately addressed during the site redevelopment.
During investigation and remediation works the applicant and those acting on
behalf of the applicant must ensure that site workers, public property and the
environment are protected against noise, dust, odour and fumes
The applicant is advised that should there be a requirement as part of the
Remediation Strategy to treat, reuse or remove contaminated material on the
site, the Environment Agency must be consulted, as these activities may need
to be licensed or permitted. Contaminated materials identified for removal off
site must be disposed of in an appropriately licensed landfill site.
Staffordshire Moorlands District Council is keen to liaise with all stakeholders
involved in this application. As such, we recommend that a proposed scope of
works is forwarded to the Environmental Protection Department and agreed in
principle prior to site investigation works being undertaken. The Environmental
Protection Department is also prepared to review draft copies of reports prior
to final submission to the Planning Department in order to ensure that works
undertaken are sufficient to discharge the contaminated land conditions.

B. In the event of any changes being needed to the wording of the
Committee’s
decision
(such
as
to
delete,
vary
or
add
conditions/informatives/planning
obligations
or
reasons
for
approval/refusal) prior to the decision being issued, the Head of
Development Services has delegated authority to do so in consultation with
the Chairman of the Planning Applications Committee, provided that the
changes do not exceed the substantive nature of the Committee’s decision.

Proposed Plans

