
 

STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL
PLANNING APPLICATIONS COMMITTEE

1 April 2021

Application 
No:

SMD/2021/0031 

Location Land at Troughstones Road 
Proposal Erection of stables and change of use to keeping horses
Applicant Mrs Pauline Dishman
Agent Mr Peter Jackson – Design Construction Management Services Ltd
Parish/ward Biddulph

/ Biddulph North
Date registered 18th January  2021

If you have a question about this report please contact: Arne Swithenbank 
tel: 01538 395578 or e-mail arne.swithenbank@staffsmoorlands.gov.uk

REFERRAL

The proposal is a full application (Minor) and is referred to Committee at the 
request of Councillor Hart because of the level of local interest and to consider 
in particular amenity and highways matters.

1. SUMMARY OF RECOMMENDATION

Approve with conditions

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The site is towards the westerly edge of a tilted plateau of rural farm land 
and lies in the northerly lee of the distinctive Troughstones Hill. There are 
occasional dwellings and farmsteads loosely dispersed through the 
surrounding landscape. A public footpath right of way passes through the 
c.2ha field of the application site linking Troughstones Hill which is open 
access land for the public on foot and a popular local land mark.

2.2 The application describes the land as “gently undulating permanent 
grassland offering considerable potential for the grazing of horses and 
other livestock” and references: access via double gates off Troughstones 
Road; situated in an elevated position with far reaching views over the 
surrounding countryside; served with a metered mains water supply. 

2.3 The LPA noted at the site visit that a strong brook water course arises 
from a pond adjacent to the site entrance, appears to be briefly culverted 
under the entrance then emerges immediately adjacent in the adjoining 
land below. Troughstones Road is an adopted but unclassified public road 
D1098.
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3. DESCRIPTION OF THE PROPOSAL 

3.1 The application is a re-submission following a recent refusal for a 
proposed c.19m x 9m (170m2) portal frame building fitted with 5 stables 
occupying 78m2 or c.46% of the internal area.

3.2 The revised scheme now under consideration comprises a row of 4 timber 
stables each opening directly onto a forecourt area.  The overall length of 
the stable block would be 14.6m to a depth of 4.8m including canopy 
overhang of c. 1m from a dual pitched roof.  The internal size of each 
stable would be c.3.5m x 3.6m (11ft x 11ft thereabouts).  Externally the 
height to eaves would be c.2m and the height to the roof ridge c.2.7m.  

3.3 The application specifically requests consent for a change of use to the 
whole c.2ha field ‘for the keeping of horses’.

3.4 Hardcore surfacing is proposed to the field entrance gateway and for a 
distance of c.17m into the field to form a parking and turning area in total 
amounting to c.266m2.   

3.5 The application is accompanied by a Preliminary Ecological Appraisal  
dated 7th February 2021 by Leigh Ecology Ltd – survey date 9th December 
2020.

3.6 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/ApplicationSearc
hServlet?PKID=143944

4. RELEVANT PLANNING HISTORY

SMD/2020/0625 – The erection of a steel framed agricultural building for the 
keeping of horses, farm machinery, hay, straw, feed and shavings. Change of 
use for the keeping of horses – refused.

5. PLANNING POLICIES RELEVANT TO THE DECISION

5.1 The development plan comprises the adopted Staffordshire Moorlands 
Local Plan and associated documentation.  

Local Plan (adopted 9th September 2020)
SS1 Development Principles
SS10 Other Rural Areas Area Strategy
DC1 Design Considerations
DC3 Landscape and Settlement Setting

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=143944
http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=143944


 

NE1 Biodiversity and Geological Resources
NE 2 Trees, Woodland and Hedgerows
T1 Development and Sustainable Transport

National Planning Policy Framework February 2019
Paragraph(s) 1 – 14; 
Section(s) 4 – Decision making; 11 – Making effective use of land; 12 – Achieving 
well designed places; 13 – Protecting Green Belt Land; 15 – Conserving and 
enhancing the natural environment; 16 – Conserving and enhancing the historic 
environment. 

Adopted Supplementary Planning Documents/Guidance (SPD/G):
• Space About Dwellings SPG
• Design Principles SPG
• Design Guide SPD adopted 21st February 2018

Local Plan Supporting Evidence Documents:
• Landscape and Settlement Character Assessment (2008)

6. CONSULTATIONS CARRIED OUT

Public
6.1 Neighbour consultations x 3 for response by 16th February 2021. Site notice 

posted 18th February 2021 for response by 13th March 2021. 
– objections from six parties and from the local NFU office raising the 

following:
 Health and safety risk to walkers – many with dogs – as a result of 

the proximity the stables would have to the field footpath
 The proposed parking would not be sufficient for the inevitable 

parking required including horse boxes and vehicles will end up at 
the side of the narrow adjacent public highway making access 
difficult for other users including wagons collecting milk and 
delivering feed and supplies to the neighbouring dairy farm. 
Alternatively a greater area of the field will end up being surfaced.

 Cows are driven along the lane daily in grazing season to and 
from pasture and may be inhibited from passing by activity at the 
stables making the farming requirement that much more difficult.

 further applications can be expected to follow for riding arenas and 
maybe even a dwelling, which would further impact the green belt 
etc

 light pollution due to exterior lighting 
 apparent proposed removal of existing dry-stone walls – some of 

which appear to have been removed already
 private, non-commercial horse grazing is reasonable, but stables 

are not appropriate to the area; will provide extensive night-time 
light-pollution in the heart of this dark rural landscape

 need adequate provision for existing water-course protection and 
natural ground drainage - the existing drainage is frequently 
overwhelmed;



 

 drystone-walls should be used in order to be in-keeping
 there are no measurements on the plans, if the plan is supposed 

to be to scale it shows the lane far wider than it is and it is 
physically impossible to park a car length ways between the  pond 
and the public footpath

 threat to the essential farming activities and deliveries and 
collections at Boons Meadow Farm

 objection to the ecology report description of adjacent fields as 
paddocks which implies horse use but there are no paddocks 
surround – it is all open grazing fields

 ecology report not very accurate – needs cross-season survey
 the site location is prone to flooding 
 flood risk will be increased due to the greater run-off speeds from 

the roofing and parking area 
 proposed biodiversity planting will obscure views and change 

character
 the plans do not show the existing pond and fail to discuss the 

implications of the watercourse on their development.
 inappropriate development in the green belt
 no very special circumstances
 adverse visual and environmental impact for everyone
 the building and the post/rail fencing are not in keeping
 access is by a single track road with limited passing points – more 

vehicles on this road would cause more problems
 the road is very narrow for half a mile and has four 90 degree 

bends
 buildings on this open field will take the visibility of the road for all 

of Troughstones road users – we look across the open fields to 
see approaching traffic before proceeding down the lane

 buildings should be grouped with existing
 this field too wet for horses
 ground nesting birds and the brown hares will be disturbed away
 small mammals and newts nest in dry stone walls and these 

should not have been removed
 no benefits from the scheme – doesn’t provide jobs
 plenty of stables available to purchase with stable yards, why 

make new
 will set precedent for more similar developments
 borders Troughstones Hill, a nature site 
 popularity of the footpath eg 38 people in one day when snowy to 

enjoy the view to be impacted by the proposal 
 intrusion on view from Troughstones Hill  
 ecology report is contradictory about ponds in vicinity
 report refers to an unknown site “Knightswood” casting doubt as to 

the relevance / accuracy of the report  
 inconsistencies and errors within the body of the document make it 

impossible to properly assess the findings of this ecological 
appraisal – it shouldn’t be relied upon to assess the application 



 

 strong likelihood that badgers, bats and species of birds of 
conservation interest would be adversely affected by this 
development

 Hurst Quarry is adjacent to this site. Surveys conducted for a 
housing planning application on this site (ref SM.EA/4 & 
SMD/2016/0127) confirmed the presence of badgers, bats and 28 
species of birds, 12 of which were of conservation interest.

 Site is known locally as Spring Meadow – downstream water 
features including a biodiverse pond for waterfowl could be 
adversely affected by development taking place over the feeder 
stream source  

 Risk of pollution from stable manure 

Town Council
6.2 Biddulph Town Council – recommend refusal on the basis that reasons of 

refusal of the previous planning application are inadequately addressed by this 
application.

 
Peak and Northern Footpaths Society 

6.3 Neither support nor object – but note that the PROW Biddulph 31 is close to the 
proposed site. Use of the PROW, and the safety of users must not be affected 
by the development, nor during the work taking place.

6.4 Staffordshire Ramblers 
Neither support nor object but footpath 31 will run close to the application for 
stables – this is a well used path and the development must not interfere with 
public use.

Staffordshire County Council Public Rights of Way
6.5 The application documents recognise that the lines of Public Footpaths Nos. 15 

and 49 Rushton Parish run behind the northern side of the application site 
following the path of the water. It does not appear from the application 
documents that these rights of way will be affected by the proposals.  Provide 
informative that any development consent does not give authority to interfere 
with the rights of way or close or divert them. 

SCC Highways
6.6 Parking and turning for two vehicles is shown on plan ‘Project 2020 

Troughstones Sheet 2’. No objections subject to conditions: (a) to hard surface 
the entrance to 5m from the road in bound and porous material and (b) to 
establish the parking and turning as shown in the submitted drawing prior to 
coming into use. 

SCC Public Rights of Way Officer 
6.7 Public Footpath No. 31 Biddulph Town Parish runs through the proposed site. It 

appears from the planning documents that the development proposals will 
directly impact on the public right of way. Surfacing materials used should be 
appropriate to the area. If the path is to be fenced then it would need to be wide 
enough for two people to pass without coming into contact, we would say it 



 

would have to be at least 1.7-2.0m wide. The fence cannot have barbed wire or 
be electrified. A gate on a public right of way can only be authorised for stock 
control, health and safety or anti-social behaviour. We would need to be 
formally consulted on the installation of a gate unless the gates are replacing 
currently existing furniture such as a stile. The attention of the applicant should 
be drawn to the existence of the path and to the requirement that any planning 
permission given does not construe the right to divert, extinguish or obstruct 
any part of the public path.

Severn Trent Water 
6.8 Minimal impact on the public sewer system therefore no objections and no 

requirement for a drainage condition.

7. POLICY AND MATERIAL CONSIDERATIONS / PLANNING BALANCE 

Policy Context – the principle 

7.1 In its general approach, in accordance with policy SS1, the Council expects the 
development and use of land to contribute positively to the social, economic 
and environmental improvement of the Staffordshire Moorlands. When 
considering development proposals the Council will take a positive approach 
that reflects the presumption in favour of sustainable development contained in 
the NPPF. This means that planning applications that accord with the policies in 
the Core Strategy shall be approved without delay, unless material 
considerations indicate otherwise.

7.2 The Development Plan for the Staffordshire Moorlands District Council consists 
of the adopted Staffordshire Moorlands Local Plan Document (September 
2020) with regard also being given to the provisions of the National Planning 
Policy Framework (NPPF); the Council’s adopted Supplementary Planning 
Guidance documents: ‘Space About Dwellings’ and ‘Design Principles’; the 
adopted Design Guide (2018) a Supplementary Planning Document and the 
Council’s Local Plan Supporting Evidence Document: Landscape and 
Settlement Character Assessment (2008).  Development boundary mapping 
has now been adopted in accordance with the new Local Plan (September 
2020).  

7.3 Policy SS10 for the rural areas supports only development which meets an 
essential local need and supports rural diversification and sustainability of the 
rural areas (or supports sustainable tourism or enhances the countryside).

7.4 In the rural areas outside of the development boundaries Policy SS10 is that 
strict control will continue to be exercised over inappropriate development 
within the Green Belt allowing only for exceptions as defined by Government 
Policy.

7.5 SS10 (3) is to 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;

7.6 The NPPF states at paragraph 144 that: “When considering any planning 
application, local planning authorities should ensure that substantial weight is 
given to any harm to the Green Belt.”

7.7 The fundamental aim of the Green Belt is to prevent urban sprawl by keeping 
land permanently open; the essential characteristics of Green Belts are their 
openness and their permanence.  The Government identifies five purposes of 
the Green Belt:

- To prevent the unrestricted sprawl of large built up areas;
- To prevent neighbouring towns from merging into one another;
- To assist in safeguarding the countryside from encroachment;
- To preserve the setting and special character of historic market towns; 
- To assist in urban regeneration by encouraging the recycling of derelict 

and other urban land. 

7.8 Inappropriate development is by definition harmful to the Green Belt and should 
not be approved except in very special circumstances (NPPF 143). ‘Very 
special circumstances’ will not exist unless the potential harm to the Green Belt 
by reason of inappropriateness, and any other harm, is clearly outweighed by 
other considerations (NPPF 144).  A local planning authority should regard the 
construction of new buildings as inappropriate in the Green Belt (NPPF 145).

7.9 NPPF paragraphs 145 and 146 set out specific exceptions by which certain 
forms of development can be considered as being not inappropriate in the 
Green Belt. One of these exceptions at 145(b) is:

“the provision of appropriate facilities (in connection with the existing 
use of land or a change of use) for outdoor sport, outdoor recreation, 
cemeteries and burial grounds and allotments; as long as the facilities 
preserve the openness of the Green Belt and do not conflict with the 
purposes of including land within it.”

7.10 Equestrian pursuits can and do take place indoors but are first and foremost an 
outdoor sport or recreational activity. Under the option at NPPF 145(b) it is 
therefore possible for the LPA to consider supporting a stables development in 
the Green Belt on grounds of stables being an appropriate facility.  The LPA 
must though be satisfied as to the caveat about openness and green belt 
purposes.  The decision becomes a matter of judgement.  The LPA refused the 
previous application for a portal frame building finding it over-large for it to be 
considered to preserve openness. This revised proposal is for a significantly 
smaller building.  Whereas the refused submission had proposed a building 
170m2 in area and 781m3 in volume, the row of four stable loose boxes would 
occupy an area of 70m2 and have a volume of 165m3. The extent of the 
hardstanding meanwhile has not been reduced and it must be considered may 
actually need to be enlarged due to the individual stables needing to open 
directly into the open air and the intensity of use around the doors would not be 
practical on a soft field surface. 



 

7.11 Formation of an area of hardstanding in a field location does amount to 
development and as such can be considered an encroachment on the 
countryside and therefore in conflict with one of the green belt purposes.  
Subject to how the hardstanding is then used it may also lead to a conflict with 
openness, for example if used for parking of vehicles.

7.12 Ultimately few developments may be entirely capable of preserving openness 
or avoiding encroachment.  In strict terms therefore this can make the 
exemption provided for at 145(b) difficult to apply.  It would though be 
consistent with this authority’s approach in respect of stables to support a 
smaller scale development servicing a specific appropriate need.  The applicant 
in this case states that she is the owner of four animals – two Welsh Mountain 
ponies and two shire crosses.  The applicant has also confirmed that a 
condition restricting the use to the personal enjoyment of the applicant /friends 
and family (rather than involving commercial activity for example) would be 
accepted. A condition could also be attached to limit parking on the site to only 
the vehicles of persons visiting the site. 

7.13 Consideration must also be given to the implications of allowing the whole 2ha 
field to be granted change of use for the keeping of horses.  The grazing of 
horses (as being livestock) should not of itself require a change of use 
application.   A wider use such as exercising, perhaps with jumps or other 
paraphernalia, would represent development and a change from the current 
agricultural planning use status of the land.  In green belt terms this may  
reasonably be judged as not impinging on openness or representing 
encroachment and therefore in principle acceptable.  There would however be 
character and appearance considerations. 

Design

7.14 As a timber structure and if stained dark and roofed in a dark material the 
appearance and design would not seem unduly out-of-place, positioned 
towards a field corner and near to the road and field access point and evidently  
for a purpose which can readily be understood as rural in nature.  Outdoor 
lighting however – as raised by several objectors – can be extremely intrusive 
especially with the latest trends towards intensely bright lighting.  Conditions 
can and should be attached in the event of granting consent to regulate the use 
of outdoor lighting at the site.

Amenity

7.15 In terms of neighbour amenity, whilst the development would be visible from 
nearby rural properties including Singing Brook Lea at 180m to the ESE, Glea 
Glow Cottage 200m to the N and Millstone and Boons Meadow farms c.220m 
to the SE the proposal could not be considered over-bearing or harmful to 
residential amenity.  Whilst there may be some slight added inconvenience of 
more vehicles meeting as a result of some increase in traffic on the narrow 
Troughstones Road as a result of this development this must be considered 



 

unlikely to be of a scale that it would significantly affect the amenity of existing 
residential occupiers along the lane.

Landscape Character and Appearance  

7.16 The site is within the Gritstone Uplands Landscape Character Type (LCT) and 
the Staffordshire Moorlands Landscape Character Assessment 2008 confirms 
one of the key characteristics as being ‘open upland plateau with extensive 
views’ where large farm buildings are noted as an example of incongruous 
landscape features encountered. Among the key planning and land 
management issues noted are: • Deteriorating boundaries of hedgerows and 
stonewalls and their replacement by post and wire fencing; • Large agricultural 
buildings; • Relatively poor survival of characteristic seminatural vegetation (i.e. 
ancient woodland, heathland and seminatural grasslands). The assessment is 
that: • In general the open skyline should be maintained – both new 
development and planting blocks should be positioned so as not to impact upon 
the skyline and wide open views.

7.17 The assessment is also that: Where possible stone walls and/or native 
hedgerows should be used as a means of enclosure in order to reflect and 
maintain local character. Replacement of hedges and drystone walls by fencing 
should be discouraged and the maintenance and replanting/rebuilding of 
hedges/ dry stonewalls should be supported. The grouping and form of new 
buildings should reflect the juxtaposition, scale, form, enclosure and materials 
of traditional stone buildings characteristic of this area.

7.18 The colour of prefabricated agricultural buildings should be determined taking 
careful account of position, predominant tones of adjacent vegetation, local 
materials and sky, so as to minimise the visual impact of the development. The 
adopted Design Guide 2018 states at 3.2: In the countryside or on the edge of 
settlements, buildings should sit comfortably in the landscape. This is best 
achieved by emulating the horizontal, ground-hugging form of traditional 
buildings with their strong eaves and ridge lines and simple, low silhouettes 
parallel with the contours. Agricultural buildings are specifical considered in the 
Design Principles SPG pp4.2 to 4.3.

7.19 In contrast to the earlier refused scheme which was considered utilitarian and 
not obviously rural, as already noted under design above, this proposal  is more 
modest in scale and does have a recognisable rural land use function. Subject 
to conditions the development can be controlled so that it may reasonably be 
considered acceptable in landscape terms.

Highways

7.20 On the advice of the Highways Authority the application is acceptable in 
Highways terms.  It is evident to the LPA that the public footpath through the 
site is well used but the route appears carefully acknowledged and provided for 
in the submitted details in the vicinity of the entrance and hardstanding and the 
route is not directly alongside the entrances to the stables but is it 8m away at 



 

its closest with potential to further separate with fencing if necessary.  An 
informative should be added re the public footpath in the event of approval.

Ecology / Biodiversity 

7.21 The applicant’s submitted preliminary ecological appraisal of the site is stated 
to have considered bat species, nesting birds, amphibians, reptiles and 
mammals in order to inform the planning application.  A conclusion that the site 
offers “negligible" potential for roosting bats can be accepted subject to the 
gnarled oak /alder on the site being retained intact.  A suitability assessment of 
the pond concluded that it is poor for newts.  The survey also reports no other 
ponds within 250m from the site leading to conclusion no heightened risk to 
newt populations likely.  The field vegetation is assessed as semi-improved 
grassland though not recently managed.  The area is noted  as being identified 
for curlew and lapwing which are conservation priority species due to their 
population declines.

7.22 The report recommends control of artificial lighting to safeguard bat populations 
which will use the area and immediate site surroundings for feeding.  Protection 
by law of nesting birds is to be noted – an informative should be attached to 
any permission granted.  Additional biodiversity compensation / enhancement 
measures are recommended such as planting of additional native hedgerows 
scrub and trees within the proposed site and along boundaries.

7.23 Objections have been raised about some aspects of the ecology report 
submitted, as noted under the above summary of public representations.  It can 
be accepted though that the important critical considerations have been made 
and subject to conditions and informatives the scheme can be made acceptable 
in its ecological impacts. 

Other Matters 

7.24 The main points raised by objectors are for the most part effectively addressed 
through the considerations in the report.  Regarding absence of measurements 
on the building diagrams, these are drawn to scale and the measurements 
used in this report are derived from the submitted drawings. Regarding any 
precedent it should be clear that the recommendation here is specific to the 
particular circumstances of this site and the application details. Concerns about 
drainage are noted and it would be important to avoid manure storage from 
polluting surface or stream water.  As a relatively small scheme development it 
would not be expected to significantly exacerbate rain water run off or local 
flooding. 

8. CONCLUSION AND PLANNING BALANCE

8.1 It can be seen from the discussion in this report under ‘principle’ that there is a 
judgement to be made and a balance drawn as to whether this development 
can be supported in principle in the Green Belt but as stated at 7.12 it would be 
consistent with this authority’s approach in respect of stables to support a 
smaller scale development such as this one servicing a specific appropriate 



 

need which reasonably requires a rural or countryside setting. With all other 
matters found acceptable as discussed subject to conditions / informatives the 
application is recommended for approval.  Some additional details / 
clarifications are being sought from the agent / applicant and will be added in 
the late-updates – these concern whether surfacing or not to the forecourt of 
the stable doors; whether fence or not between the stable front  and the public 
footpath; exterior roof finish material and colour; intended scope and form of the 
use of the remainder of the field. 

 

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 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 details as submitted in the application form and submitted 
specifications and as shown in drawings:

2020 Troughstones 2
Reason: To ensure that the development is carried out in accordance 
with the submitted details and approved plans, in the interests of good 
planning, for clarity and the avoidance of doubt.

3. The external facing and roofing materials shall be of dark stained timber 
in the exterior walls and dark colour material [TBC] to the exterior roof 
and there shall be no variation without the prior consent in writing of the 
Local Planning Authority.
Reason: To ensure that the works are finished to an appearance 
appropriate to the rural location.

4. The development hereby permitted shall not be brought into use until 
the access rear of the public highway has been surfaced and thereafter 
maintained in a bound and porous surfacing for 5m rear of the highway 
and the parking and turning areas have been provided in accordance 
with the approved plan titled 2020 Troughstones 2
Reason: To comply with NPPF paragraph 108; to comply with SMDC 
Core Strategy Policy DC1 and T1; in the interests of highway safety.

5. There shall be no exterior lighting associated with this development  
other than under the canopy of the stables building hereby approved 
and any exterior lighting installations which are installed shall be 
erected only in accordance with the protocols contained in the Institute 
of Lighting Engineers document “Guidance for the Reduction of 
Obtrusive Lighting” (2005) and the Bat Conservation Trust’s “Artificial 
Lighting and Wildlife Interim Guidance: Recommendations to Help 



 

Minimise the Impact of Artificial Lighting” (2014).
Reason: to minimise disturbance by artificial light to protected species 
including bats and minimise sky-glow across the site and in the 
interests of the visual appearance of the development and the amenities 
of the area.

6. No tree within the site shall be cut down, uprooted or destroyed, nor 
shall any tree be pruned, without the written approval of the local 
planning authority. Any pruning  approved shall be carried out in 
accordance with British Standard [3998 (Tree Work)].
Reason: In the interests of the visual appearance of the development 
and the amenities of the area.

7. Within three months of the commencement of development (including 
any demolition, site clearance, stripping or site establishment) there 
shall be submitted to and approved in writing by the Local Planning 
Authority a scheme of landscaping. Such a scheme shall in particular 
provide for reinforcement of existing hedgerows and planting of new 
native species hedgerows, including standard trees, to the site 
boundaries and shall include full details of all new trees and shrubs, 
giving specification for species, positions, planting sizes and 
numbers/densities of all new planting and measures of protection 
against grazing livestock or other animals. 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 development hereby approved or its first coming into use 
whichever is the earlier. Any plants which die or are lost or otherwise fail 
to establish in the first five years following the completion of the 
planting shall be replaced in the next available planting season with 
plants of the form and size as originally planted. The planting shall 
thereafter be allowed to grow and be maintained for the lifetime of the 
development.
Reason: In the interests of the visual appearance of the development, 
biodiversity and the amenities of the area.

8. Manure or effluent generated from the development hereby approved  
shall be managed in accordance with the recognised Best Available 
Technique (BAT) outlined in the Protecting our Water, Soil and Air, A 
Code of Good Agricultural Practice for growers and land managers 
(DEFRA, 2009) to ensure avoidance of pollution to the adjacent pond 
and water course.
Reason: To prevent pollution from this development to water bodies and 
water courses.

9. There shall be no storage of any vehicles including horse trailers/boxes 
or other transporters for horses nor shall any movable shelters or 
storage containers be placed within the application site edged red.
Reason: To safeguard the openness and visual amenity of the area 
designated as Green Belt.



 

10. If the use of the building for the purposes of stabling within the 
application land permanently ceases, unless the local planning authority 
have otherwise agreed in writing, the building shall be removed from the 
land and the land shall, so far as practicable, be restored to its condition 
before the development took place, or to such condition as may have 
been agreed in writing with the local planning authority.
Reason: In the interests of the visual landscape amenities of the area as 
the site lies within open countryside within the Green Belt and the 
building has only been permitted for reasons to serve a specific need 
related to the equestrian use in accordance with Policies SS1, SS10 and 
the NPPF.

11. This permission relates only to the use of the site for the stabling and 
grazing of the occupiers own horses and the site shall not be used as a 
public riding school, commercial livery stable or equestrian centre 
unless a further planning permission has first been granted in respect 
thereof.
Reason: To define the permission and to limit the level of activity on the 
site to be compatible with its location.

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

Informatives

1. The application has been determined in accordance with Policies: SS1; 
SS10; SD1; SD4; SD5; DC1; DC2; DC3; NE1; NE2 and T1 of the Local Plan and 
with the NPPF.

2. This recommendation is made following careful consideration of all the 
issues raised through the application process and thorough discussion with 
the applicants. In accordance with Paragraph 38 of the NPPF the Case Officer 
has sought solutions where possible including the use of planning conditions 
to secure a development that improves the economic, social and 
environmental conditions of the area.

3. A public footpath right of way passes through the site and this must not 
be obstructed at any time during the development and must remain available 
for public use on foot at all times both during development and on completion.  
Should temporary closure or diversion be necessary to allow the works to 
proceed then application should be made to the Staffordshire County Council 
Public Rights of Way officer. Contact: Rights of Way, Staffordshire County 
Council, 2 Staffordshire Place, Tipping Street, Stafford ST16 2DH. Email: 
rightsofway@staffordshire.gov.uk



 

Tel: (01785) 277244 or 277247

4. All wild birds including their nests and eggs are protected by law. It is 
an offence, with certain exceptions, to kill, injure or take wild birds or to take, 
damage, or destroy their nests or take or destroy their eggs.  Site clearance, 
building alterations and/or demolition cannot therefore take place where there 
are birds nesting. Typically this will be in the period mid February to mid 
August.  As this development involves vegetation clearance and/or demolition 
and/or other activities which would be damaging to any nesting birds present 
the work should avoid the bird nesting season so far as possible.  If such work 
is to take place in the nesting season an ecologist experienced in bird nesting 
habits should first be engaged to advise on and ensure that the intended work 
can legally take place.

10. APPENDICES TO THE REPORT

10.1 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=143944

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=143944
http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=143944


 

10.2 – location and proposal plans



 

Application site plan



 

Proposed Buildings



 

Proposed site plan – entrance and hardstanding 


