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REFERRAL

The Application has been referred to committee because it is a development 
within the Green Belt and contrary to the Development Plan. 

1. SUMMARY OF RECOMMENDATION

APPROVE subject to conditions

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site lies comprises a parcel of land located to the east 
of the existing Health Centre on site, and which is partly previously developed 
in nature. The building is to be located to the immediate east of an Orthotics 
Manufacturing building that was granted consent under application 
SMD/2012/1002. The site is currently occupied by a timber storage building 
which is to be removed as a consequence of the development. The Kingsley 
Road (A52) encloses the southern boundary of the site, beyond which lies a 
recently constructed residential development off Cherry Gardens. The existing 
complex of buildings associated with the Health Centre is located to its west, 
with the main car park located to the northwest of the site. Open land is 
located to the north and east of the proposed building. Vehicular access to the 
site is taken direct off the Leek Road (A520) which serves an extensive area 
of hardstanding that is used for car parking. The site as a whole lies within the 
North Staffordshire Green Belt.



3. DESCRIPTION OF THE PROPOSAL

3.1 Full planning permission is sought for the erection of a detached light 
industrial building for Biobrade Ltd, at the Sub-4 Health Centre, Leek Road, 
Cellarhead, which is to be used for the production of Nutraceuticals.

3.2 Biobrade Ltd. was established in November 2018 and currently 
operates from the Sub-4 Health Centre site. It has recently acquired the Sub-4 
business and continues to provide the services and facilities provided by Sub-
4. It also provides advice and health supplements to patients and 
manufactures its own Nutraceutical products on site. Nutraceuticals are 
fortified food products that act as dietary supplements and assist in treating or 
preventing disease. The manufacturing process is specialised and involves 
the mixing of the product blend by a chemical engineer, the pressing of the 
tablets, and shipping of the product to the customer. The business has grown 
substantially over the last 18 months and the proposed development is 
required in order to facilitate the sustainable growth of the business.

3.3. The building will occupy a footprint of 301.9 square metres and will stand 
to a maximum height of 3.65 metres. The building will be located to the east of 
the existing Health Centre building, replacing a timber shed that currently 
occupies the site. Vehicular access to the site will be via the established 
vehicular access serving the Health Centre which serves the existing car 
parking area.

4. RELEVANT PLANNING HISTORY

10/00468/FUL Change of use from Public House to a Sports Injury /Podiatry 
Clinic and a single storey side extension - Approved

12/01070/FUL Construction of extension to provide an orthotics 
manufacturing facility and offices in association with existing Health and 
Wellbeing Centre – Approved

5. PLANNING POLICIES RELEVANT TO THE DECISION

Staffordshire Moorlands Local Plan (2020)

The following Core Strategy policies are relevant to the application:-
 SS1 Development Principles
 SS10 Rural Area Strategy
 SD1 Sustainable Use of Resources
 SD3 Sustainability Measures in Development
 SD4 Pollution and Flood Risk
 DC1 Design Considerations
 DC3 Landscape and Settlement Setting
 NE1 Biodiversity and Geological Resources
 NE2 Trees, Woodlands and Hedgerows
 T1 Development and Sustainable Transport
 T2 Other Sustainable Transport Measures



National Planning Policy NPPF

National Planning Policy Guidance

6. CONSULTATIONS CARRIED OUT

Parish Council

Cheddleton Parish Council note that this is greenbelt which classes it as 
inappropriate development but feel that if there are special circumstances 
such as creation of jobs that maybe this outweighs it by adding benefits but 
ask that the officers need to prove this is the case.

AES Waste

No issues regarding waste collections.

Note: Commercial collections, bin storage.

Severn Trent Water

I can confirm that we have no objections to the proposals subject to the 
inclusion of the following condition:

1. The development hereby permitted should not commence until 
drainage plans for the disposal of foul and surface water flows have 
been submitted to and approved by the Local Planning Authority, and
the scheme shall be implemented in accordance with the approved 
details before the development is first brought into use. 

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.

Highways

No objection. 

The proposal is for the erection of a single storey commercial building (B1 
Light Industrial) for the production of nutraceuticals. The property is located at 
the junction of Leek Road (Road No. A520) and Kingsley Road (Road No. 
A52), both are A classified roads, have streetlights and a speed limit of 30 
mph.

The proposals consist of the provision of a training room, production area and 
administration offices. The total gross new internal floorspace (proposed area 
only) will increase by 301.9 m2.



9 off highway parking spaces are necessary to fulfil the requirements stated in 
the Staffordshire Moorlands emerging Parking Standards which are: Class 
B1- research/development/light industry -1 space per 35m2 up to 235m2 
gross floor space 1 space per 60m2 thereafter.

Currently employs 14 full time members of staff which will increase by 25 to a 
total 39 employees.

The property benefits from the provision of a car park, which it was noted 
during the site visit, can accommodate approximately 52 vehicles. Vehicular 
access to the property/car park will be via the existing access from the A520. 
A bus stop is located on Kingsley Road.

It is considered the additional floor space given the use class B1 will not 
cause a significant increase in trip generation.

The proposal will not have a detrimental impact on the highway and therefore 
I have no objection.

Regeneration

The application is made on behalf of Biobrade Ltd to support the growth and 
expansion of an existing business through development on the current site.  
The new building will sit adjacent to the existing property and will occupy a 
footprint of 301.9 square metres. The development will generate 11 – 16 new 
highly skilled, high value jobs as well as safeguarding 14 existing jobs. It will 
also attract further investment in innovative business development. This 
proposal supports the following Staffordshire Moorlands Growth Strategy 
priorities: 

 Business, Employment Growth & Skills - Employment growth is a key 
political priority and is supported by the District Deal commitment from 
SCC.  

 Visitor Economy & Town Centres – Promotion of the built and natural 
environment to develop key tourism destinations with national profiles.

 Health & Wellbeing  - Opportunity to bring health development within 
the district in an accessible and sustainable location.

There is currently a very limited supply of alterative employment sites which 
could accommodate a business of this type with the Moorlands and it is 
recognised that splitting the operation into multiple sites to accommodate 
growth is unfeasible as it would create logistical and financial pressures which 
would limit growth and may make expansion of business unviable, as well as 
add to road traffic congestion. Therefore, it is reasonable to accept that if this 
application were refused, the company would have to relocate outside of the 
district to accommodate growth in the longer term. 

The applicant has considered alternate employment sites across the 
Moorlands and has discounted these on the basis of floorspace available, 
location and viability. It is agreed that former mill sites are generally unsuitable 



for this type of business and that the cost associated with bringing redundant 
mill sites up to the required standard would make the development unviable. 
in addition, given the nature of the wider business group, traditional industrial 
sites would also be unsuitable. Access to the countryside is a key feature of 
the businesses wider ambitions for the delivery of a health and wellbeing hub, 
and development in the current location supports this ambition and 
contributes to the tourism economy through the promotion of overnight stays – 
a key priority for economic growth.   

Staffordshire Moorlands District Council has adopted a matrix to quantify 
multiplier outcomes from job generation and employment projects based on 
re-spend in the local economy and new business rates income. The matrix is 
based on ONS household income/disposable income data with analysis on 
local spend (retail spend analysis evidence base from Local Plan).  Research 
identified that minimum wage local employees spend £1,394 per annum close 
their employee base. The project will support up to 16 new high value jobs, 
which would therefore deliver an economic multiplier uplift to local town 
centres of at least £22,304 per annum. In addition, people who live and work 
locally, spend approximately 41% of their disposable income in the local area 
compared to average households (34%). This means that business 
investment which attracts a proportion of in-migration of new working age 
residents through re-location to the area, especially higher income earners, 
will have a greater positive impact on the local economy, as long as there is 
sufficient supply in the housing market. In Staffordshire Moorlands, this would 
equate to £11,182 per relocating/new employee per annum. Business 
development will also generate a range of additional job opportunities 
including temporary jobs in the construction phase and jobs generated 
through re-spend of new employees. The new building will also have an 
increased rateable value, a proportion of which will be retained by 
Staffordshire County Council and Staffordshire Moorlands District Council to 
support services to the community.

The development will also increase the propensity of visitors to stay overnight, 
by providing new events and activities in the field of health and wellbeing. This 
provides greater economic benefits to the wider area. Steam data for 2015 
has identified that a day visitor to Staffordshire Moorlands spent on average 
£35.11 per day. In contrast, a staying visitor spent £202.81 per visit (or £65.42 
per day based on an average 3.1 days) 

While appreciating the planning balance that must be taken into consideration 
regarding development within the green belt, from an economic perspective 
alone, taking into consideration the substantial job growth and multiplier 
benefits to the local area, we are fully supportive of this application and would 
recommend approval.

Neighbour Representations

2 comments have been received making the following points:



 My family lives directly opposite the proposed development and as 
such it will be in view from our front bedroom specifically. As the plans 
describe the building as single story there is no objection due to it 
being behind the existing hedgerow when it is built. However, I would 
like to bring up the following points after thoroughly reading the PEA 
report compiled by the appointed Ecologist:

o I refer to section 3.4 concerning bats and the existing records of 
their presence around the site. Although there are no recent records 
I can confirm that they are in the vicinity, as I regularly see them 
flying over my back garden at nightfall (one or two) and over a 
nearby field/around trees behind Cherry Gardens. I do not know the 
location of their roost.

o Regarding section 3.17 - The southern boundary hedgerow. This 
hedgerow is used by several bird species that I have observed 
since living here over the past 5 years, including sparrows, robins, 
blackbirds and I also observe goldfinches, blue tits and long tailed 
tits around the area. Therefore the comment under section 4.2 "it is 
assumed the hedgerow at the south of the site is to be retained" 
appears ambiguous and concerns me that is is possible that it may 
be removed "if plans change" and I would strongly oppose this. In 
addition I would oppose any tree being removed as they provide 
habitat for birds.

 The land is within the Green Belt therefore I believe any further 
development should blend in as much as possible without disrupting 
the flora and fauna. I hope that this can be achieved as the applicant 
progresses with his business.

 Our property borders the eastern edge of the proposed site. I have no 
objections to the current proposal but would like to comment on the 
ecological report. Bordering the site, we have seen an abundance of 
wildlife including bats, fox, stoat, hedgehogs and barn owl. As long as 
the sycamore tree in the south eastern corner is not removed , and the 
hedges are maintained , I feel the wildlife population would have 
minimal disruption. If the plans were changed, however, and the tree 
and/or hedge were removed, I would be very concerned. Otherwise I 
support the development and the chance to bring much needed 
employment to this area.

Ward Councillor

I believe this is a brownfield site already being used for commercial and it 
pleases me that in these difficult times someone is prepared to expand their 
business and employ more people Hope it gets full support



7. OFFICER COMMENT AND PLANNING BALANCE 

Policy Framework

7.1 As with all applications, the LPA is required to determine this 
application 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.  

Principle of Development

7.2 The site is situated outside any defined Development Boundary in open 
countryside and within the Green Belt as defined on the proposals map. 
Policy SS10 states that “The other rural areas comprise the countryside and 
the green belt outside of the development boundaries of the towns and larger 
villages and the open countryside surrounding the smaller villages. These 
areas will provide only for development which has an essential need to be 
located in the countryside, supports the rural diversification and sustainability 
of the rural areas, promotes sustainable tourism or enhances the countryside. 
The Council and its partners will achieve this through the following actions: 
(inter alia)

Sustain the rural economy by:
 Enabling the limited expansion or development of business for 

employment uses where a rural location can be justified

Enhance and conserve the quality of the countryside by:
 Giving priority to the need to protect the quality and character of the 

area and
requiring all development proposals to respect and respond sensitively 
to the
distinctive qualities of the surrounding landscape;

 Limiting uses which generate a substantial number of regular trips in 
areas that are not well served by public transport;

 Encouraging measures which protect and enhance the biodiversity, 
geological resources and heritage of the District.

7.3 Policy E1 which deals with new employment development is also 
relevant. It states that “New employment development will be assessed 
according to the extent to which it supports and improves the local economy 
in terms of providing for the needs and skills of the existing and future local 
resident workforce and meeting identified business needs, having regard to 
the Spatial Strategy Policies in SS2, SS3, area strategy policies, and general 
employment land requirements set out in Policy SS4. In general, the Council 
will endeavour to support the expansion of existing businesses and new 
businesses in the District, subject to the provisions below”, including (inter 
alia)



 All proposals should help maintain or enhance an appropriate range of 
employment premises and sites across the District in terms of their 
scale, location and type.

 Other types of employment uses (including B use class developments 
(B1b, B1c, B2 and B8), commercial sui generis uses etc) should be 
located in existing or proposed employment areas. Such development 
outside of existing or proposed employment areas but within the 
settlement boundary may also be acceptable when it would not create 
undue harm to the character, appearance or amenity of the area. New-
build developments not on existing or proposed employment sites and 
outside of the settlement boundary may be supported where a rural 
location can be justified.

 The sustainable redevelopment, intensification or improvement of 
existing employment sites for new business and industrial 
developments will be supported provided it would not have an 
unacceptable impact on the amenities, character or appearance of the 
area.”

7.4 Government policy is contained in the National Planning Policy 
Framework and states that “as with previous Green Belt policy, inappropriate 
development is, by definition, harmful to the Green Belt and should not be 
approved except in very special circumstances”.  The construction of new 
buildings within the Green Belt is considered to be inappropriate development 
unless it falls within one of a number of categories set out a paragraphs 145 
and 146 of the framework, none which includes new employment 
development. The proposal is therefore deemed to be inappropriate 
development. As well as harm to the Green Belt by reason of 
inappropriateness, there would also be harm to openness. Openness is 
generally regarded as “freedom from development”. Whilst a small storage 
building would be demolished to make way for the scheme, and as discussed 
in more detail below, there is little doubt that the proposal will have an impact 
on openness. However the impact on openness is minimised by the low 
overall height and sympathetic design of the new building, which is discussed 
below. Accordingly, it should not be approved unless there are very special 
circumstances. Furthermore, in order to ensure compliance with policies SS10 
and E2 these “very special circumstances” must also demonstrate an 
essential need for the development to be in a rural location in the countryside, 
supports the rural diversification and sustainability of the rural areas. The 
consideration of the principle of development turns on these issues. 

7.5 The Applicant’s Planning Statement explains that Biobrade Ltd. was 
established by Clifton Bradeley in November 2018. He is an ex-international 
athlete whose career was curtailed by injury which led him into the world of 
orthotics, biomechanics and now nutraceuticals. Biobrade Ltd. has recently 
acquired Sub-4 Health and is able to offer its customers a wide range of 
complimentary health services, such as Podiatry, Chiropody and 
Physiotherapy as well as Nutraceuticals.



7.6 The Statement continues:

The Moorlands has a reputation for tourism, relaxation, natural beauty 
and therefore wellbeing - including mental health. The applicant’s 
vision is to develop a health hub that compliments the existing healthy 
living ethos of the area, promoting the Moorlands as a healthy lifestyle 
destination and promoting fitness, health eating, and education to 
schools and local people. The existing business already attracts world 
class footballers and athletes from all over the world and has clients 
nationwide. The new nutraceutical component of the business has 
attracted the financial support of one of the wealthiest families in the 
UK who also wish to support healthy living, family values and 
innovation.

The global Nutraceutical market is already worth an estimated $230 
billion and is forecast to reach $340 billion by 2024 – an increase of 
7.2% per annum (Source: Global Nutraceuticals Market Report). The 
factors driving the growth of the industry are increasing demands for a 
healthier diet, and substitutes for prescription and over the counter 
drugs, amongst others. The UK is an increasingly important player in 
the Nutraceutical market, and this is reflected by the rapid growth of 
Biobrade Ltd. since its inception in November 2018.

The manufacturing of nutraceuticals is a specialised manufacturing 
process and involves the mixing of the product blend by a chemical 
engineer, the pressing of the tablets, and shipping of the product to the 
customer. Owing to the specialised nature of nutraceuticals, staff need 
to have very high levels of training and experience. The company is 
looking to expand its facilities and invest in the physical infrastructure 
of the business in order to sustain the growth that they have already 
experienced, and to grow that further. Following the establishment of 
Biobrade in November 2018, and its subsequent acquisition of Sub-4 
Health, the site currently employs 14 people. The applicant forecasts 
that this will increase to between 25 and 30 within the next three years, 
with a projected turnover per annum in excess of £1,500,000 by the 
end of 2022. The proposed development will enable the sustainable 
growth of the existing business and will derive additional skilled 
employment to the benefit of the local economy. Such benefits carry 
significant weight in favour of the proposed development.

SMDCs “Quantifying the Economic Impact of Growth Report” (Feb 
2017) states that between 4.5% - 9% of an employee’s overall weekly 
household spend is spent close to their place of employment, which in 
the Staffordshire Moorlands equates to £1,394 per annum. The same 
report also identifies that people who live and work locally spend 
approximately 41% of their disposable income in the local area 
compared to average households, going on to state that: “This means 
that business investment which attracts a proportion of immigration 
of new working age residents through re-location to the area, 
especially higher income earners, will have a greater positive 



impact on the local economy, as long as there is sufficient supply in 
the housing market. In Staffordshire Moorlands, this would equate to 
£11,182 per relocating/new employee per annum” (our emphasis)

The proposed development will deliver a significant number of new 
skilled employment roles within the Moorlands, attracting new talent to 
the District, and/or providing new opportunities for existing residents. In 
turn, the development will deliver significant economic benefits 
associated with household expenditure by employees, to the further 
benefit of the local economy. Such economic benefits are considered 
to carry significant weight in favour of the proposed development.

7.7 From the above there can be little doubt that the applicant’s company 
is a successful and expanding business which already makes a valuable 
contribution economically to the Staffordshire Moorlands and that the 
nutraceutical sector is also a growing one. The economic benefits of the 
proposal have been confirmed by the Head of Regeneration in her 
consultation response set out above, which is supportive of the application. 
Furthermore, the retention and expansion of this business in the District is 
clearly to be welcomed and encouraged. However, the same could be said of 
many businesses and in order to satisfy the requirements of Policy SS10 
demonstrating the “very special circumstances” required by the NPPF it is 
necessary to show why the business can only expand on this site and could 
not, for example, locate elsewhere within the Moorlands. In particular, the 
Committee must satisfy itself that the business could not reasonably be 
located within settlement boundary of one of the towns and villages outside of 
the Green Belt on an existing or allocated employment site. 

7.8 The applicant’s statement gives detailed consideration to this question 
and concludes as follows:

The application site has been chosen for this development as it, along 
with the adjacent Health Centre, is already owned by Biobrade Ltd. The 
existing production is already based on this site and is at capacity, with 
a container recently brought onto site to provide immediate additional 
storage for some of the base ingredient products. The company needs 
additional space to grow and develop, and consequently it is vital to the 
sustainable growth of the business that a new facility is constructed on 
site. The nutraceutical manufacturing and associated training / 
education provision to be provided within this building are cohesive and 
complimentary to the other uses offered by Biobrade Ltd. on this site, 
and are all in one single business ownership (NB: at the time of the 
pre-application submission Biobrade Ltd. was a separate business 
entity). Expanding the business on this site will ensure that a cohesive 
and efficient business operation can be maintained.

More than half existing Health Centre is already used by Biobrade Ltd. 
for its nutraceutical development and production and this will remain 
once the new building is constructed. The new building is to help 



expand operations, not to relocate the existing operations. By locating 
additional manufacturing capacity elsewhere there will be an inherent 
need for staff to travel to different locations throughout the working day, 
vastly reducing the cohesiveness and efficiency of the existing 
business operation and dramatically increasing its carbon footprint. 
Such arrangements would be firmly at odds with the aims of both the 
Core Strategy and the National Planning Policy Framework in 
supporting more sustainable travel patterns.

The above notwithstanding, consideration has been given to alternative 
non- Green Belt sites as recommended by the Local Authority, in order 
to demonstrate why the proposed development is the optimal solution 
for this business. The sites have been identified using the Local 
Authority’s Inward Investment Register and the following criteria have 
been applied in order to determine whether any of the other sites would 
provide a suitable alternative to meet the applicant’s reasonable 
business requirements:

• The site should have a minimum floor area of 1250 square metres
• The site should have a maximum floor area of 1750 square metres
• The site should be suitable in planning terms for a mixed B1 and D1 
use
• The site should have good public transport connections
• The site should have appropriate / adequate off-street parking 
provision
• Freehold sites preferred

7.9 A number of available sites and premises have been considered 
including:
 Former Mill, London Street, Leek
 Unit 1, New Haden Industrial Estate, Cheadle
 Units 22 & 23 Blythe Park Industrial Estate, Cresswell
 Old Bank Mill, Ball Haye Road, Leek
 Alexandra Mill, Queen Street, Leek
 Cross Street Mill, Cross Street, Leek
 Old Court House, High Street, Leek

7.10 All of these have been discounted for various reasons. In response to 
comments from officers, an addendum to the planning statement has been 
submitted which considers further available premises including:

 Victoria Business Park, Unit 4a, Prospect Way, Biddulph
 Workshop, Sneyd Street, Leek
 Offices, Belle Vue Road, Leek
 Station Street Works, Station Street, Leek

7.11 Again these have all been discounted for various reasons which are 
detailed at length in the statement. The Head of Regeneration has considered 
the statement and is satisfied that a comprehensive site search has been 
carried out. She has commented that “there is currently a very limited supply 



of alterative employment sites which could accommodate a business of this 
type with the Moorlands and it is recognised that splitting the operation into 
multiple sites to accommodate growth is unfeasible as it would create 
logistical and financial pressures which would limit growth and may make 
expansion of business unviable, as well as add to road traffic congestion. 
Therefore, it is reasonable to accept that if this application were refused, the 
company would have to relocate outside of the district to accommodate 
growth in the longer term.” 

7.12 There are a number of other benefits to retaining this business in the 
Moorlands, and on this site in particular, which are set out in detail in the 
supporting statement. In summary, these include:

- Paragraph 91 of the NPPF states that planning policies and 
decisions should aim to achieve healthy, inclusive and safe 
places which, amongst other issues, enable and support healthy 
lifestyles.

- Nutraceuticals have numerous benefits for health and well-being 
and reduce consumption of conventional medication and 
associated cost to the NHS

- Development of a specialist business in the Moorlands 
specialising in development new products and research

- Offering existing users of the health centre a comprehensive 
“one-stop” service

- The proposed facility will derive knock-on benefits to the local 
economy, health and tourism, and encouraging overnight stays 
within the local area when clients are attending professional 
sessions at the site and/or attending educational courses that 
the applicant intends to provide. By way of example, in October 
2019 the applicant ran a ‘Biohacking’ course at Blackshaw 
Moor, which had 50 delegates, many of whom stayed on site, to 
the benefit of the local economy.

- The applicant intends to run regular educational events for both 
clients and prospective customers, as well as local schools and 
businesses, with the intention of helping to promote healthier 
lifestyles and further grow the business. This has the propensity 
to derive knock on benefits within the local economy associated 
with customers utilising local hotels, B&Bs, restaurants, cafes 
etc.

- The applicant also has the intention of heavily promoting the 
Moorlands as part of its marketing material. The intention is to 
employ a full-time photographer / videographer, with sites within 
the Moorlands featuring in marketing videos / imagery, helping 
to further encourage visitors to the Moorlands, to the benefit of 
local tourism.

7.13 Although the site is not as sustainably located as one, for example, 
within one of the principal towns in the District such as Leek or Cheadle, for a 
rural Green Belt location the site occupies a relatively sustainable location. It 
is an established business, employing people from the local area, and located 
within one of the defined larger villages, from where it can draw both a client 



base and workforce. As the applicant has pointed out, the site benefits from 
good public transport connections to the wider area, including Leek, Hanley 
and Uttoxeter, and these services operate half hourly and hourly (depending 
on route) throughout the day. Cycle parking is also available on site and 
employees are encouraged to use sustainable modes of transportation 
wherever possible, as this compliments the ethos of the business to 
encourage staff to lead active and healthy lifestyles. The applicant states that 
this will continue as the business grows further, with clients and employees 
alike having a reasonable choice in their means of transportation to access 
the site.

7.14 It is clear from the above, that the proposals are part of an expansion 
strategy for an established and growing business which will have economic 
benefits not only for the business itself but for the wider economy of the 
District including modest employment generation, benefit to other business 
and promotion of the District as a tourist location. As well as the obvious 
practical benefits of co-locating with the businesses, the applicant has 
demonstrated that there are benefits in providing a “one stop shop” service for 
clients at the site. He has also demonstrated that there is a lack of suitable 
alternative premises within existing settlements or on existing or allocated 
sites. The Head of Regeneration has verified these conclusions and supports 
the application. The proposal would also have a number of other social 
benefits such as promotion of health and wellbeing and education.

7.15 Whilst substantial weight must be given to any harm to the Green Belt 
in this case the harm arising from an impact on the openness of the Green 
Belt which would result from the proposals is on balance outweighed by other 
economic and social considerations as outlined above which together 
constitute Very Special Circumstances. For the reasons outlined above it is 
considered that the applicant has demonstrated why a rural location is 
essential for this business and the proposal is therefore in compliance with 
Policies SS10 and E2 of the Local Plan and the NPPF in respect of Green 
Belt Policy.
 
7.16 Furthermore, as will be discussed in more detail below, the proposal 
will not result in any significant landscape and visual impact or any other harm 
in planning terms. 

Hedgerows & Trees

7.17 The site is essentially an open grassed / overgrown area. There are no 
trees within the site in the vicinity of the proposed building. The notable trees 
lie predominantly to the north side of the site. There is a single tree in the 
south eastern corner of the site which is c.27m from the proposed building at 
the closest point. The only point of interest is the roadside hedge with the 
A52. The Trees and Woodlands Officer has not commented on the application 
but was involved at the pre-application stage. He raised no objection subject 
to sufficient separation distance being achieved from the roadside hedge, 
which is demonstrated by the submitted site plan, and a scheme of suitable 



protection measures being put in place. This can be secured by condition.  On 
this basis the proposal complies with the provisions of Local Plan Policy NE2.

Layout, Design and Visual Impact

7.18 The proposed building is a long narrow single storey building, with a 
monopitch roof. The building has an overall maximum height of only 3.5m. It 
has been sited along the southern boundary of the site, alongside the A52 
and the roadside hedge. Whilst, at c.39m it is long and will extend along much 
of the southern boundary, its narrow footprint does serve to reduce it’s overall 
height and prominence when viewed from the east. When viewed from the 
west it will be entirely screened by the existing health centre buildings. 

7.19 From the south, and views from the A52 and dwellings opposite, which 
will be the predominant views from the public domain, the hedge will obscure 
much of the  roadside elevation, particularly given that the proposed building 
is only single storey and on the roadside and has an eaves height of just 
2.6m. The monopitch roof assists greatly with keeping down the overall height 
and as it slopes upwards away from the boundary it minimises the impact of 
the building in this important public view. Furthermore, a sedum roof is 
proposed. As well as the obvious sustainability credentials, this will also help 
the building to assimilate into the rural setting and in particular blend with the 
hedgerow in the foreground and hedges, trees and countryside in the longer 
range views beyond. 

7.20 The more prominent elevation will be the northern one, which is the 
tallest part of the building and incorporates a rendered entrance feature and 
signage. However, given the separation distance, from the northern site 
boundary, the hedgerow, trees and screening to that boundary and the fact 
that this elevation will be read in the context of the existing building, 
carparking etc, this is deemed to be acceptable. 

7.21 The elevational treatment of the building is functional and low-key 
which helps to minimise its impact on the rural area. This, coupled with its low 
overall height ensures that it remains subordinate to the existing former public 
house building and respects the hierarchy of the grouping of buildings on the 
site. 

7.22 The materials to be employed in the construction of the building are a 
combination of brick and render, both of which are characteristic of the 
existing buildings on site and the Cellarhead locality generally. 

7.23 For the reasons set out above, therefore, the proposal is considered to 
be acceptable in terms of design, landscape and visual impact and accords 
with policies DC1 and DC3 of the adopted Local Plan. Furthermore, all of 
these factors serve also to minimise the impact on the openness of the Green 
Belt as referred to in the relevant section above.



Ecology

7.24 The applicant has commissioned a habitat survey which has been 
submitted with the application. It concludes that: 

“the habitats have relatively low ecological value in terms of their 
botanical interest; given the small area and limited diversity of habitats 
affected no recommendations are made in relation to these habitats. It 
is assumed that the hedgerow at the south of the site is to be retained. 
However, if plans change and the hedgerow is to be removed or 
replaced then compensation will be necessary for any loss. In this 
instance it is recommended that at least an equivalent length of 
hedgerow be replaced to that being lost, and, where possible, at least 
double the length. To ensure that hedgerow planting has maximum 
ecological benefit and is characteristic of the local area, the species 
used would need to be native and locally suitable species (and 
preferably of local provenance). This is particularly important given the 
recent prevalence of serious tree diseases such as ash dieback. 
Suitable species would include hawthorn, holly, field maple, hazel and 
dog-rose. Although widely planted as part of landscaping schemes, 
species such as ornamental dogwood Cornus sp. And guelder rose are 
not characteristic of the locality and are not recommended.

The clearance of or pruning of the tree, hedgerow and other vegetation 
that could be used by birds for nesting needs to take account of the 
potential presence of nesting birds. The presence of nesting birds can 
be avoided as a constraint to the proposals by timing relevant works to 
avoid the bird nesting season. Should the works need to be carried out 
during the bird nesting season then a watching brief would need to be 
carried out during works to check for the presence of nesting birds. The 
findings of the watching brief would be used to ascertain the best 
method to proceed to avoid impacting upon nesting birds. The bird 
nesting season is generally deemed to run from March to July/August 
inclusive, although some species can nest outside this period.

Should any protected species such as bats or great crested newts or 
evidence of these species be found, works would need to cease and 
advise sought from the project ecologist on the best method to 
proceed.

7.25  As noted above conditions should be imposed requiring the retention 
and protection of the hedgerow. A landscaping scheme could also be 
conditioned along with provision of bird boxes to enhance biodiversity. A 
condition to protect breeding birds would also be prudent. Subject to these 
provisions, the proposal therefore complies with Policy NE1 of the Local Plan. 



Amenity

7.26 The site is surrounded by open countryside to the north and east with 
sporadic farmsteads. To the west there are a number of dwellings on the 
opposite side of the A520 but these lie beyond the existing health centre and 
carpark. The nearest neighbouring residential properties are the south on the 
opposite side of the A52. The proposed building would be sited along the 
southern boundary with this road. However, in light of the fact that very few  
windows are proposed the in the southern elevation, with the northern 
elevation containing the majority of the windows, that the existing boundary 
hedge will be retained and the single storey nature of the proposed building it 
is not considered that any adverse impacts would arise in terms of loss of 
privacy or overshadowing. 

7.27 The manufacturing of nutraceuticals is deemed to be a Class B1 use. 
Such uses are now incorporated into the new Class E(g) ii) the research and 
development of products or processes, or  (formerly use class B1(b))
(iii) any industrial process, being a use, which can be carried out in any 
residential area without detriment to the amenity of that area by reason of 
noise, vibration, smell, fumes, smoke, soot, ash, dust or grit.  (Light Industrial 
– formerly use class B1). In light of this no other adverse impacts on amenity 
are anticipated. It is recommended that conditions are imposed to ensure that 
there is no change of use to other Class E uses without consent. 

Access/Highways

7.28 The site is served by an existing junction with the A520, very close to 
the major cross roads at Cellarhead. The proposal will increase the number of 
people employed on the site by between 11 and 25 as well as the number of 
customers and visitors at the site. However, the traffic using the access 
previously when the premises operated as a public house was significantly 
higher. The application has been considered by the County Highway Engineer 
who has commented that the additional traffic generation will be insufficient to 
cause any highway safety issues or concerns regarding congestion on the 
wider network. The site is also served by a large carpark which again 
previously catered for the public house and provides ample parking for the 
anticipated increase in vehicle numbers. As noted above, for a rural location, 
the site is relatively sustainable, with access to bus services which pass and 
stop immediately outside the premises. It also lies within easy walking an 
cycling distance of the larger village of Werrington from where employees and 
customer can be drawn. Walking and cycling are encouraged amongst staff. 
In the absence of any objection from the Highway Engineer it is not 
considered that a refusal on access grounds could be sustained and the 
application is thus considered to comply in this respect with Policies E2, T1 
and T2 of the Local Plan and advice in the NPPF.



8. CONCLUSION AND PLANNING BALANCE

8.1 This site is situated outside any defined Development Boundary in 
open countryside and within the Green Belt. 

8.2 It is clear from the above, that the proposals are part of an expansion 
strategy for an established and growing business which will have economic 
benefits not only for the business itself but for the wider economy of the 
District including modest employment generation, benefit to other business 
and promotion of the District as a tourist location. As well as the obvious 
practical benefits of co-locating with his other businesses, the applicant has 
demonstrated that there are benefits in providing a “one stop shop” service for 
clients at the site. He has also demonstrated that there is a lack of suitable 
alternative premises within existing settlements or on existing or allocated 
sites. The Head of Regeneration has verified these conclusions and supports 
the application. The proposal would also have a number of other social 
benefits such as promotion of health and wellbeing and education.

8.3 Whilst substantial weight must be given to any harm to the Green Belt 
in this case the harm arising from an impact on the openness of the Green 
Belt which would result from the proposals is on balance outweighed by other 
economic and social considerations as outlined above which together 
constitute Very Special Circumstances. For the reasons outlined above it is 
considered that the applicant has demonstrated why a rural location is 
essential for this business and the proposal is therefore in compliance with 
Policies SS10 and E2 of the Local Plan and the NPPF in respect of Green 
Belt Policy.
 
8.4 Furthermore, the proposal will not result in any other harm in planning 
terms. The proposed building due to it’s low overall height, narrow footprint, 
use of materials and siting, as well as the screening provided by the roadside 
hedge, will have a minimal impact on the openness of the Green Belt and the 
character and appearance of the open countryside. The design and use of 
materials are deemed to be acceptable and in keeping with the character of 
the existing buildings on site as well as the Cellarhead area generally. 

8.5 Sufficient separation will be maintained from existing trees and hedges 
within the site, the retention and protection of, can be secured by condition. 
No ecological impacts are anticipated, subject to standard conditions for the 
protection of breeding birds and biodiversity can be enhanced through 
conditions including landscaping. 

8.6 The proposal will not have any adverse effects on the amenity of 
neighbouring occupiers, either due to the presence of the building itself or the 
nature of the proposed use. 

8.7 In terms of the overall planning balance, therefore, whilst the proposal 
represents inappropriate development in the Green Belt, there are Very 
Special Circumstances in terms of Economic benefits which outweigh the 
harm by way of inappropriateness and impact on openness (which is 



relevantly limited) and it is considered that any other harm arising from the 
development is extremely limited and therefore, on balance, it is 
recommended that Members resolve to approve the development. 

9. RECOMMENDATION

A. APPROVE subject to the following conditions:

1. The development hereby permitted shall be begun before the 
expiration of three years from the date of this permission.
Reason: To comply with Section 51 of the Planning and 
Compulsory Purchase Act 2004.

2. The development shall be carried out in complete accordance 
with the following approved plans: TBC
Reason: For the avoidance of doubt

3. The building hereby permitted shall be used solely for purposes 
falling within Class E(g) ii) and / or  E(g) (iii) of the Town and 
Country Planning Use Classes Order 1987 as amended and for no 
other purpose including any other purpose within Use Class E.  
Reason: In the interests of amenity and having regard to the rural 
open countryside location of the site. 

4. No development shall commence until details or samples of all 
external materials and finishes to be used in the development 
hereby permitted have been submitted to and approved in writing 
by the Local Planning Authority. No development shall take place 
except in complete accordance with the approved details.
Reason: To ensure satisfactory external colour, finish and 
appearance of the development hereby permitted and to comply 
with Policy DC1 of the adopted Staffordshire Moorlands Local 
Plan

5. Prior to the commencement of development detailed proposals 
for the incorporation of features into the scheme suitable for use 
by breeding birds shall be submitted to and approved in writing 
by the Local Planning Authority.  The approved features shall be 
permanently installed prior to the first occupation of the 
development hereby permitted and thereafter retained, unless 
otherwise agreed in writing by the Local Planning Authority.
Reason: In the interest of biodiversity and to comply with Policy 
NE1 of the adopted Staffordshire Moorlands Local Plan

6. There shall be no removal of trees, shrubs etc shall take place 
between 1st March and 31st August in any year, a detailed survey 
shall be carried out to check for nesting birds and the results 
submitted to and approved in writing by the Local Planning 
Authority.  Where nests are found in any building, hedgerow, tree 



or scrub to be removed (or converted or demolished in the case 
of buildings), a 4m exclusion zone shall be left around the nest 
until breeding is complete.  Completion of nesting shall be 
confirmed by a suitably qualified person and a further report 
submitted to and approved in writing by the Local Planning 
Authority before any further works within the exclusion zone take 
place.
Reason: In the interest of biodiversity and to comply with Policy 
NE1 of the adopted Staffordshire Moorlands Local Plan

7. No development shall commence until there has been submitted 
to and approved in writing by the Local Planning Authority a 
scheme of landscaping for the site indicating inter alia the 
number, species, heights on planting and positions of all 
additional trees, shrubs and bushes to be planted.
Reason: In the interests of visual amenity and to comply with 
Policy DC1 of the adopted Staffordshire Moorlands Local Plan

8. All planting, seeding or turfing comprised in the approved details 
of landscaping shall be carried out in the first planting and 
seeding seasons following the occupation of the buildings or the 
completion of the development whichever is the sooner; and any 
trees or plants which within a period of 5 years from the 
completion of the landscaping scheme die, are removed or 
become seriously damaged or diseased shall be replaced in the 
next planting season with others of similar size and species 
unless the Local Planning Authority gives written consent to any 
variation.
Reason: In the interests of visual amenity and to comply with 
Policy DC1 of the adopted Staffordshire Moorlands Local Plan

9. No development or other operations shall commence on site until 
a scheme (hereinafter called the approved protection scheme) 
which provides for the retention and protection of trees, shrubs 
and hedges growing on or adjacent to the site has been 
submitted to and approved in writing by the Local Planning 
Authority. No development or other operations shall take place 
except in complete accordance with the approved protection 
scheme, which shall be in place prior to the commencement of 
work. The approved protection scheme shall be retained intact 
for the full duration of the development hereby permitted and 
shall not be removed without the prior written permission of the 
local planning authority.
Reason: To protect existing trees and other vegetation in the 
interests of visual amenity, and to comply with Policy NE2 of the 
adopted Staffordshire Moorlands Local Plan

10.No excavations for services, storage of materials or machinery, 
parking of vehicles, deposit or excavation of soil or rubble, 
lighting of fires or disposal of liquids shall take place within any 



area designated as being fenced off or otherwise protected in the 
approved protection scheme.
Reason: To protect existing trees and other vegetation in the 
interests of visual amenity, and to comply with Policy NE2 of the 
adopted Staffordshire Moorlands Local Plan

11. 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 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.

12.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 Holiday

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. a scheme for recycling/disposal of waste resulting from the 
construction works;

VI. the parking of vehicles of site operatives and visitors;
VII. the loading and unloading of plant and materials;

VIII. the storage of plant and materials used in constructing the 
development;

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 any deviation from it
Reason: To protect the amenities of the area.

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.

     9. APPENDICES TO THE REPORT

9.1 The link below to the Council’s website is where the detail of this 
application can be viewed.

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchS
ervlet?PKID=136144

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=136144
http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=136144



