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STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL
PLANNING APPLICATIONS COMMITTEE
11 August 2022
Application
No:
Location

SMD/2021/0418

Land South East Of A521, A50 BLYTHE BRIDGE BYPASS
BLYTHE BRIDGE, STAFFORDSHIRE
Proposal
Full planning application for residential development of 200
dwellings (Use Class C3), access and internal roads for
vehicles, footpaths and cycle linkages, parking, public open
space and landscaping, ecological habitats, community
orchard, sustainable drainage measures, and associated
infrastructure and earthworks.
Applicant
St. Modwen Homes
Agent
Turley Associates
Parish/ward
Date registered 24/06/21
Forsbrook
If you have a question about this report please contact: Ben Haywood
tel: 01538 395400 ex 4924 ben.haywood@staffsmoorlands.gov.uk
REFERRAL
The Application has been referred to committee because it is a major development.
1.

SUMMARY OF RECOMMENDATION

APPROVE subject to Section 106 Agreement and Conditions

2.

SITE DESCRIPTION

2.1 The Site comprises approximately 10.86 hectares of green-field land formed by a series
of agricultural fields, with ponds and hedgerow/tree lined field boundaries.
2.2 The site topography generally slopes by around 12m from its highest point on the
northern boundary, to the lowest point on the south-eastern boundary. The existing site
access is provided off Woodlands Lane to the north and the Phase 1 spine road to the
northwest, which link to Uttoxeter Road and the A521 respectively.
2.3 The site is bordered by agricultural land and farmhouses/buildings to the north and east;
the A50 to the south; and Woodlands Lane, existing properties and the under construction
Phase 1 residential development to the west. In the wider context, the surrounding area
generally comprises agricultural land to the east and south, with the village of Draycott-in-theMoors further east, and the residential suburbs of Blythe Bridge to the north and west.
2.4 The site is allocated for mixed use development including residential development under
Policy DSR 1: Blythe Vale of the Staffordshire Moorlands Local Plan (2020).
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2.5 The site is not subject to any environmental designations such as Sites of Special
Scientific Interest, Special Areas of Conservation, Special Protectio n Areas or Ramsar sites
and is not in an Area of Outstanding Natural Beauty. The site is not designated as Green
Belt, though land designated as Green Belt under Policies SS 2 and SS10 of the
Staffordshire Moorlands Local Plan (2020) neighbours the site to the east.
2.6 The site is wholly located within Flood Zone 1, where there is less than 0.1 per cent (1 in
1000) chance of flooding occurring each year.
2.7 There are no statutory listed buildings or scheduled ancient monuments within or
adjacent to the Site. The nearest statutory listed building is the Grade II listed Stonehouse
Cottage located approximately 900m to the north of the Site. No trees within or adjacent to
the Site are subject to Tree Preservation Orders (TPO). A Public Right of Way (PRoW)
Forsbrook CP 6 passes through the northern section of the Site.
3. DETAILS OF PROPOSAL
3.1 The planning application seeks full planning permission for residential development of
200 dwellings (C3 Use) and associated infrastructure and landscaping, comprising Phase 2
at Blythe Vale, including a range of terraced, semi-detached and detached dwellings, in a mix
of 2, 3 and 4 bedroom houses
3.2 The scale of the proposed residential development generally comprises two-storey
dwellings across the site, though scale has been varied to create interest and respond to onsite features and the wider built environment. Larger, detached dwellings are focused more
informally around the northern and eastern boundaries of the site, with some two and a half
storey dwellings proposed at key road junctions and fronting onto Public Open Space (POS).
Meanwhile semi-detached and terraced dwellings are positioned more to the south and west
to create containment to the western edge and reduce noise from the A50.
4.

RELEVANT PLANNING HISTORY

SM.97-0216

Premium Employment Site Development 30th July 1997

03/00498/FUL_MJ Variation of Condition 2(a) (b) (ii) of SM97-0216 to extend time limit. 15th
July 2003
06/00984/FUL Variation of Condition 1 attached to planning permission 03/00498/FUL_MJ
dated 15th July 2003 to extend time period in which to submit reserved
matters by a further 5 years to 15th July 2013. - 17th October 2006
01/00125/REM Provision of access to phase 1 development of employment site. 3rd April
2007
07/01532/REM_MJ Development of commercial site of phase 1 for Class B1 use. 29th April
2008
11/00405/REM New Planning Permission to replace extant Planning Permission
06/00984/FUL, pursuant to the original Outline Planning Permission SM.970216 for a Premium Employment Site on land adjoining A50(T), Blythe
Bridge, in order to extend the time for submission of reserved matters by 5
years to the 15th July 2018 and the implementation of the planning
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permission by 5 years to 15th July 2021.-9th August 2011
SMD/2017/0512 ‘Detailed Planning Application for the development of 118 dwellings (Use
Class C3), new access and internal roads for vehicles, pedestrian and cycle
linkages; car and cycle parking; associated play and open space,
landscaping, ecological habitats; sustainable drainage measures,
earthworks and all ancillary enabling works including the demolition of
building and structures.’ - Approved
SMD/2018/0443 Reserved matters application for the phase 2 access road and associated
infrastructure including drainage to serve the road, tree removal, levels,
landscaping, safeguarding area, great crested newt mitigation pursuant to
planning application 11/00405/REM – Approved
SMD/2018/0696 Full planning application for a haul road to provide temporary construction
access to Phase 1 (Ref. SMD/2017/0512) – Approved
SMD/2018/0790 Development of 146 dwellings (Use Class C3), access and internal roads for
vehicles, pedestrian and cycle linkages; car and cycle parking; associated
play and open space, landscaping, ecological habitats; sustainable
drainage measures, earthworks and all ancillary enabling works including
the demolition of building and structures. -Approved 12th May 2020
SMD/2021/0370 Development of 11 no. residential dwellings (Use Class C3) and associated
works comprising internal access roads, parking and hard and soft
landscaping, including alterations to and the replacement of 23 no.
residential dwellings approved under full application Ref: SMD/2018/0790
– Pending
4. RELEVANT LOCAL AND NATIONAL PLANNING POLICIES
Staffordshire Moorlands Local Plan 2020
The following policies are considered to be relevant to this application:
 Policy SS1 Development Principles
 Policy 1a Presumption in favour of sustainable development
 SS2 Settlement Hierarchy
 SS10 Other Rural area strategy
 Policy H1 New Housing Development
 Policy H3 Affordable housing
 Policy DC3 Landscape and settlement setting character
 Policy DSR1 Blythe Vale
Supplementary Planning Guidance (SPG)






Developer/Landowner Contributions SPG (2004)
Housing for Local People and Affordable Housing SPG (2005)
Public Open Space (2004)
Space about Dwellings (September 1998 – Appendix 3 Local Plan)
Design Guide 2018
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National Planning Policy NPPF
National Planning Policy Guidance
6. CONSULTATIONS CARRIED OUT
Site Notice Posted
Press Notice Published
Neighbour Notifications
Consultee

Expired.
Expired.
Expired
Response

Draycott
Parish Council

No comments received to date.

Checkley
Parish Council

No comments received to date.

Ramblers
Association

Regarding Forsbrook 6 this could be effected during development and
should be kept open. If this is not possible then an alternative must be
provided.
Planning Officer Comment: A footpath diversion application ref:
SFP/2021/0001 has been received.

Peak &
Northern
Footpaths
Society

We note with approval the commitment set out in the Planning
Statement Blythe Valley Phase 2 June 2021 para 1,7 to retain and
enhance PROW Forsbrook CP 6 and that this will be subject to a
separate s257 application. We look forward to commenting on this in
due course.
Planning Officer Comment: A footpath diversion application ref:
SFP/2021/0001 has been received.

SCC Public
Rights of Way

Although public rights of way are marked on submitted plans, they
aren’t identified. All future plans submitted that show rights of way
should identify the routes. (If you wish to see public rights of way on a
map in Staffordshire, please visit our interactive mapping facility.
(Please note, this is for information only. It is not the Definitive Map.))
Planning Statement, Section 3.19 states that:
‘The PRoW along the northern and eastern boundary of the site
will also be retained and incorporated into the proposed
development; subject to a separate section 257 application,
providing pedestrian access to the north onto woodlands Lane
and to the wider surroundings at the outer end of the PRoW to
the east…’
The footpath is Public Footpath No. 6 Forsbrook Parish.
As the path does need diverting as part of these proposals the
developer will need to apply to your council under section 257 of the
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Town and Country Planning Act 1990 to divert the footpath to allow the
development to commence. The County Council will need to be
formally consulted on the proposal to divert this footpath. The
applicants should be reminded that the granting of planning permission
does not constitute authority for interference with the right of way or its
closure or diversion. For further information the applicant should be
advised to read section 7 of DEFRA’s Rights of Way Circular (1/09).
The proposals should be discussed with the County Council Rights of
Way Team at the earliest possible opportunity.
Planning Officer Comment: A footpath diversion application ref:
SFP/2021/0001 has been received.
Staffordshire
Police

1. Staffordshire Police are generally very supportive of the layout
proposals for this phase 2 development. Crime prevention aspects
have clearly been well considered, borne out in the Proposed Site Plan
and accompanying documentation.
2. The minimal site access arrangements are such that unwanted
attention from outsiders should be very limited. The mutually secure
arrangement of rear gardens backing onto one another with outwardfacing dwellings addressing the street is ideal. Natural surveillance
from dwellings over public open space, the vehicle and pedestrian
movement network, the two LEAPs, much of the parking and between
dwellings should be good aided by dual aspect corner plots and
habitable rooms at the front of dwellings. Generally boundary
treatments appear to be suitably robust. The widespread inclusion of
external defensible hedge planting to provide a buffer for rear garden
boundaries that abut publicly accessible space is welcomed. Aside
from the aesthetic/ecological and graffiti/nuisance reduction benefits,
this will enhance dwelling security markedly, if well undertaken and
maintained. Space appears to be well defined throughout the
development with no segregated unoverlooked footpaths or obvious
locations that might attract anti-social behaviour. Any rear paths to
dwellings are gated to restrict access and the inclusion of anchor points
for cycles etc within lockable rear garden sheds is noted. The road
network is such that vehicle speeds should be kept relatively low,
which will provide a safer environment for pedestrians and reduce
opportunities for nuisance driving. All in all it is likely to be a
development perceived to be under the ownership and control of its
residents, which should deter negative interaction with it from
outsiders.
3. While the layout proposals appear to be very positive, there are
nevertheless a number of queries and recommendations Staffordshire
Police would draw to the attention of the applicant and the Local
Authority for clarification and ideally actioning:
i. Regarding the widespread use of defensible hedge planting for
potentially more vulnerable rear garden boundaries, unless mistaken,
the side garden boundaries for plots 148/149 which will abut the open
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parkland will not benefit from this approach. Clearly protective planting
here should also be considered.
ii. While the plans are generally very explanatory and legible, one
feature in reasonably close proximity to plot 148 is unspecified. As
such, it is impossible to determine whether it could be problematic in
anyway, attract gathering etc.
iii. Secured by Design Homes 2019 design guidance recommends,
“Where parking is designed to be adjacent to or between units [as will
be the case within this development], a gable end window should be
considered to allow residents an unrestricted view over their vehicles”.
The applicant should endeavour to ensure that such opportunities are
maximised while not compromising privacy.
iv. Plots 162-163 should potentially provide a good level of natural
surveillance over the southern LEAP. However, visitor parking spaces
between the two elements may reduce this. Consideration should be
given to relocating these spaces to maximise overlooking opportunities.
v. The lighting proposals here appear to be lacking. A combination of
BS5489-1:2020 street lighting supplemented by dwelling mounted
lighting can play an important role in providing a safe living
environment and further reduce opportunities for crime and anti-social
behaviour. A well designed lighting scheme would address this and not
conflict with ecological considerations as long as it is undertaken by a
lighting designer who can demonstrate suitable professional
competency for this type of development coupled with relevant years of
experience. The Local Planning Authority should satisfy itself that this
will be the case.
vi. Section 4.9 of the Design and Access Statement discusses the
seven attributes of sustainable communities that have been identified
as being particularly relevant to crime prevention, one of these being
physical protection (of dwellings/properties and spaces). Building on
the sound layout and boundary treatments, the applicant is advised
that from the viewpoint of Staffordshire Police and undoubtedly for the
long-term benefit of the future residents, it would be highly desirable for
the dwellings to satisfy the minimum physical security requirements
contained within the Secured by Design Homes 2019 design guide (or
latest version). Of particular importance would be external doorsets,
ground floor/accessible windows and garage doorsets, which have
been tested and importantly, possess third party certification from a
UKAS accreditation body to a recognised manual attack-resistant
security standard. This would be one further significant way in which
the applicant could seek to design out criminal opportunity. Such third
party certified doorsets and windows are widely available, satisfy
rigorous performance standards (aside from security ones), and
provide a proven and demonstrable level of manual attack-resistance,
whereas non-certified products offer no such assurance, and introduce
an easily avoided and unnecessary vulnerability.
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Planning Agent’s Comments:












“Could plots 148-149 incorporate additional planting to the side
boundaries?”. Response: Given that the BNG position has now
been agreed by SWT, we are reluctant to make further changes to
the landscaping scheme. In any case, we would highlight that the
areas to the side boundaries of plots 148-149 will feature a
wildflower mix – rather than grass seed mix – which will help to
provide an element of defensible planting.
The feature circled within the response letter is the pumping station
which will be located largely underground and fenced off – it is
unlikely that this area will attract anti-social behaviour, such as
problematic gathering.
We would highlight that much consideration has been given to
ensuring surveillance over parking bays that are located in
between dwellings.
“Could the parking to plots 162-163 be re-located?” Response: The
proposed parking to these plots has been located in the most
appropriate location and should not detract too greatly from
surveillance over the LEAP.
A street lighting scheme will be designed in discussions with
Staffordshire County Council in due course. This information may
be required via a pre-occupation/prior to installation condition.
“Consideration should be given to satisfying the minimum physical
security requirements contained within the SbD Homes 2019
design guide (or latest version), particularly external doorsets,
ground floor/accessible windows and garage doorsets, which have
been tested certified by a UKAS accreditation body to a recognised
manual attack-resistant security standard.” Response: This is
noted accordingly.

Planning Officer’s Comments: Agree with planning agent, no further
amendments required.
Economic
Development

The proposal for 200 dwellings on land South East Of A521 Uttoxeter
Road Draycott In The Moors will provide the following outputs:
1. The new householders occupying each new house will spend
some of their income locally through shopping and use of local
services. National research has identified that 34% of all
household expenditure is spent at district level or below. For this
development of 200 units this is calculated at £1,877,600 per
year.
2. Each new house will generate direct jobs within the construction
industry or associated supply chain, of which 25% are likely to
be locally based. Indirect Jobs are also generated by local
spend in shops and services. This is calculated at an additional
local job for every seven new homes. Using these multipliers the
development will generate 214 direct jobs and 29 indirect jobs.
3. The development will also generate approximately £36,742
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council tax for the area per annum.
SCC Minerals
& Waste

The County Council as the Mineral and Waste Planning Authority has
no comments on this application.

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. 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.

SCC Flood
Risk Team

First Response
We have reviewed the Flood Risk Assessment & Outline Drainage
Strategy Report (Ref.R100, Rev 1.2, June 2021) and other associated
documents.
The submitted information does not provide sufficient information to
fully demonstrate that the proposed development will meet the
technical standards for SuDS.
We would recommend that planning permission should
not be granted until the outstanding issues below have been
adequately addressed.
1. Drainage Plan: We acknowledge the Schematic Drainage Plan
R9074-BML-21-XXDR-C-104 – Rev F (dated 23/06/2021).
Unfortunately, this does not include enough information for us to
be able to review the proposed drainage strategy. The plan
should be detailed and include labelled pipes and manholes so
that they can be cross-referenced with the accompanying
documents such as the MicroDrainage calculations.
2. Water Quality: No details of surface water treatment have been
included. Please provide supporting information to demonstrate
that sufficient water quality measures have been incorporated
into the design. This should be in accordance with the CIRIA
SuDS Manual Simple Index Approach and SuDS treatment
design criteria.
3. Maintenance & Management: Provision of an acceptable
management and maintenance plan for surface water drainage
to ensure that surface water drainage systems are maintained
and managed for the lifetime of the development. To include the
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name and contact details of the party(-ies) responsible for
ongoing maintenance.
4. Exceedance Plans: Plans illustrating flooded areas and flow
paths in the event of exceedance of the drainage system should
be provided. These should include drainage levels and finished
floor levels and should demonstrate that flow would be routed
safely away from properties.
Second Response
Thank you for re-consulting us on the above application. We have
reviewed the additional information and have the following comments:
1. Drainage Layout Plan:
There appear to be some inconsistencies between the labelling
on the latest Schematic Drainage Plan (Drg. No. R9074-BML-21XX-DR-C-104 Rev G, dated 13/09/2021) and the MicroDrainage
calculations provided as part of the latest submission (dated
13/09/2021). Some of the pipe references associated with
manholes in the calculation sheets do not correspond with those
presented on the plans (e.g. the plan shows pipes 19.000 to
19.002 connected to MH’s 248, 249 & 250 respectively. However,
in the calculations, these pipes are connected to MHs 233, 235 &
236 respectively). For clarity, the plan should be updated to
match the MicroDrainage calculations.
2. MicroDrainage Calculations:
The total impermeable area included in the latest MicroDrainage
calculations (dated 13/09/2021) for Phase 2 is 4.001ha. The
Impermeable Areas Plan Drg. R9074-BML-21-XX-DR-C-110
RevA (dated 22/06/2021) indicates a proposed impermeable area
of 0.452ha based on the site layout. Could you confirm that the
missing 0.5ha represents the proposed areas of permeable
paving. Also, please confirm how it proposed for the areas of
permeable paving to be drained (i.e. via infiltration or positively
drained through connection to the proposed surface water sewer
network).
3. Water Quality:
The response to our previous comment’s states that the surface
water drainage strategy has been updated to suite permeable
paving and filter trenches where possible to provide above
ground filtration. Please provide supporting evidence to
demonstrate that this is sufficient and in accordance with the
CIRIA SuDS Manual Simple Index Approach and SuDS
treatment design criteria.
4. Management & Maintenance:
The response document Baynham Meikle Explanation Sheet
(Ref. JH / 13051) suggests that a SuDS maintenance and
management plan was enclosed. We don’t appear to have been
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provided with this document.
Third Response
We have reviewed the Flood Risk Assessment & Outline Drainage
Strategy Report (Ref.R100, Rev 1.2, June 2021) and other associated
documents taking into account the proposed additional swales. The
submitted information does not provide sufficient information to fully
demonstrate that the proposed development will meet the technical
standards for SuDS. We would recommend that planning permission
should not be granted until the outstanding issues below have been
adequately addressed.
1. Proposed Swales
Further details of the proposed swales are required. We understand
that the ponds into which the swales drain are independent from
existing site drainage and that in their current state, capture surface
water that flows through the existing site. Please confirm whether there
are any overflows or existing drainage features that interact with the
ponds and where these drain to.
Plans of the proposed swales provided by St Modwen via email (dated
05/01/2022) demonstrate that a relatively small impermeable area will
be contributing the proposed swales and the volume of water entering
the existing ponds is expected to be significantly reduced in
comparison to the existing scenario. The applicant has indicated that
there is no record of the ponds overflowing previously, however, it is
unlikely that overtopping of the ponds would have been reported in a
greenfield site. Further consideration should therefore be given to the
predicted top water level within both the swales and the ponds and the
exceedance flow route should the level be exceeded. This should
demonstrate that flood risk to vulnerable receptors (e.g. adjacent
properties and the foul pumping station) will not be increased.
Identified exceedance routes should be demonstrated on the flood
routing plan along with any relevant ground / finished floor levels.
2. Proposed Discharge Rate:
The FRA and drainage strategy indicate that flows from the site will be
restricted to 5l/s/ha. The proposed maximum discharge rate of 54.3l/s
is based on the total site area of 10.86ha. It is noted that there is a
large area of open space to the south east. The current proposals also
outline that a portion of the site is now to be discharged to the
ponds/swales and drain naturally towards the south of the site. Since
these areas are likely to drain naturally from the site, this may result in
double counting of runoff from the site as this water will no longer
discharge to the attenuation tank. Consideration should therefore be
given to the proposed runoff rate from the site.

3. Proposed point of discharge
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We acknowledge that the proposed point of discharge was considered
as part of previous FRAs undertaken in relation to the site and that a
Carlow attenuation tank was constructed as part of Phase 1 of the
wider development. It is proposed to discharge surface water flows
from the tank to an existing watercourse along the southern boundary
of the site. It is noted that as part of the FRA completed in 2017 that
some concerns were raised as to the capacity of the receiving
watercourse. It is not clear from the plans provided the route that the
receiving watercourse takes. Please provide further details of the
downstream watercourse, including the culvert under the A50.
4. Predicted Flooding
The MicroDrainage calculations provided indicate that 11.43m3 of
flooding is predicted in the vicinity of manhole SMH207. Consultation
with the applicant has indicated that the flooding will fall towards
permeable paving within the open graded stone and stored within the
permeable paving sub-base. Details of permeable paving provided
from the applicant have indicated that these areas are proposed to act
as a collector treatment feature only and will be positively discharged
into the surface water network. Please provide evidence to
demonstrate that there is sufficient capacity within the proposed areas
of permeable paving to accommodate the additional volume of water.
It is noted that calculations of permeable paving were not included
within the MicroDrainage calculations. These should be incorporated to
demonstrate that they will operate as intended.
5. Maintenance & Management
We acknowledge the SuDS Maintenance Plan provided. The
Maintenance and Management schedule should include details of how
the receiving watercourse will be maintained to ensure onward
connectivity from the point of discharge and ensure risk of channel
blockage/obstructions is minimised. Names and contact details of the
party(-ies) responsible for ongoing maintenance should also be
included.
Fourth Response
We have reviewed the additional documents submitted and we are
satisfied with the submitted proposals. We therefore have no objection
to the granting of planning permission. We would however recommend
that the following conditions below are attached to any planning
permission in order to secure the implementation of the scheme in
accordance with the submitted documents and Staffordshire County
Council’s SUDS Handbook.
We ask to be consulted on the details submitted for approval to your
Authority to discharge this condition and on any subsequent
amendments/alterations.
Please also consult us again on any future major changes to the
proposed development or drainage scheme.
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Condition
The development hereby permitted shall not be brought into use until
the approved drainage scheme shown in Blythe Bridge Phase 2 –
Schematic Drainage Plan (Ref. R9074-BML-21-XX-DR-C-104) and
associated documents, has been implemented, and the name, address
and contact details of the part/ies responsible for the submitted
management and maintenance plan have been provided. Thereafter
the drainage scheme shall be retained and maintained in accordance
with the Management and Maintenance Schedule outlined in the Blythe
Bridge Phase 2, SUDS Maintenance Plan, dated March 2022.
Reason
To reduce the risk of surface water flooding to the development and
surrounding properties for the lifetime of the development.
Condition
Developer to ensure that satisfactory arrangements for the control of
surface water are in place as part of any temporary works associated
with the permanent development, to ensure that flood risk is not
increased prior to the completion of the approved drainage strategy.
Reason
To reduce the risk of surface water flooding to the development and
surrounding properties during construction.
SCC School
Organisation

I would advise that the planning application would result in an
education contribution of £1,533,732 (index linked) to be sought from
the developer to mitigate the impact on education from the
development and would be acceptable from an education perspective
subject to a S106 agreement which meets this requirement.
The response is based on the information contained within the planning
application and should the number and/or mix of dwellings change we
would wish to be consulted so that a revised contribution can be
calculated.
In determining that this level of contribution is necessary and in
accordance with CIL legislation, the requested education contribution is
deemed to be:
(a) necessary to make the development acceptable in planning
terms;
(b) directly related to the development; and
(c) fairly and reasonably related in scale and kind to the
development.
The majority of Staffordshire schools include residence in the school’s
catchment area as a high priority within their admission arrangements.
Even where this is not the case schools still give high priority to
children who live in the local area. The location of a housing
development in relation to schools in the local area is taken into
consideration when assessing the mitigation required for education
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provision.
Based on the location of the proposed development we have
considered the impact on school places at the following school(s):
- The William Amory Primary
- Blythe Bridge High School and Sixth Form
To understand the impact of this development on education
infrastructure analysis has been undertaken using:
• Pupil Number on Roll;
• Net capacity/funding agreement of the schools;
• Pupil projections which include housing allocations in an emerging
Local Plan.
In determining whether there is a need for the developer to mitigate the
impact of this development it was calculated that 200 dwellings would
require 42 primary school places, 30 secondary places and 6 Post 16
places. These are based on a pupil product ratio (PPR) 0.03 per
dwelling per year group. Using 7 year groups for Primary, 5 for
secondary and 1 for Post 16 places. Where appropriate all 1 bedroom
dwellings have been deducted from the dwellings numbers in line with
our Staffordshire Education Infrastructure Contributions Policy.
There are projected to be an insufficient number of school places in the
local area to mitigate the impact of this development at both primary
and secondary phases of education. he project to provide the
additional places required has not yet been fully determined and
therefore the contribution has been calculated utilising the latest cost
multipliers.
The primary school education contribution has been calculated as
follows:
Cost multiplier (£16,750) x number of places required for development
(42) = £703,500
The secondary and sixth form school education contribution has been
calculated as follows:
Cost multiplier (£23,062) x number of places required for development
(36) = £830,232
Please note that we reserve the right to amend the use and the amount
of the requested education contributions should circumstances
materially change from this analysis to the point that the use(s) of the
education contributions are finalised within the S106 Agreement.

SMDC Leisure
& Recreation

Based on an agreed set of standard triggers the size of this
development will necessitate payment of the education contribution at
the following point(s):
- 30% on commencement of the development
- 30% on commencement of 30% of dwellings (i.e. for 200
dwellings it would be the 61 st dwelling)
First Response
Open space / play provision
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As the second phase of a large development on-site play and open
space has been provided within the proposed layout for the site.
The plan shows two areas marked as LEAP (Local Equipped Area of
Play), one at the north boundary and the second towards the southeast side within the larger area of open space. These areas are also
marked up on the plan as being 200m² and 220m² respectively. For an
area of play to be considered as an LEAP it is required to be at least
400m², therefore the two individual areas are not currently meeting the
required criteria for a development of this size.
We would ask that the marked LEAP to the south-east is made into the
preferred larger play area with an minimum area of at least 400m². The
smaller area to the north boundary would be welcomed to remain
within the plan and it is suggested that this smaller area could be a
toddler only site, which would give an alternative option to
parents/carers from the larger site. The main LEAP should have
sufficient equipment in terms of both number and scope to fulfil the full
age range of toddler to junior (0 to 14).
The plan shows a circular path associated with the play area to the
south-east. There is also a label nearby which says “Proposed
ecological area with trim trail”. It is not clear from these whether the
proposed trim trail will follow the marked path or be located within the
ecological area. The ability for the new community to access this wider
area of open space is welcomed and the inclusion of a trim trail would
enhance the opportunities for people to be active and enjoy the
outdoors. The circular path seems to require those who use it having to
walk through the play area to complete the route. It would be better if
the conclusion of the path is kept outside of the play area so that users
aren’t required to access that area unnecessarily.
The Service Commissioning team would welcome working with the
chosen contractor for the provision of play, trim trail and wider open
space provision for more detailed talks regarding the type and design
of equipment used and final layout of provision.
The future management of the play areas/trim trail and areas of open
space should be covered by way of a management company, ensuring
the equipment is monitored regularly and well maintained.
It is unclear from the plan whether the area next to the proposed play
area to the south-east, marked “proposed underground attenuation
tank” would be completely underground. If any structure or equipment
would be located above ground this could pose a danger or risk to
children using the play area, due to its very close proximity.
The plan shows a number of existing ponds on the site. These ponds
should be considered for their safety and risk to the children who will
be “playing” around them.
Active Design
The site has an existing Public Right of Way running through it near to
the north boundary. The proposed plan shows this will be enhanced
within the development which is welcomed.
It would be equally welcomed if this pathway could continue within the
site boundary to create a circular walk for the new community. If the
pathway could be linked up and extended from where it leaves the site
to the east heading south through the ecological (open space) area
and then following the southern boundary and up the west side to the
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top where the current footpath leaves the site. This would provide an
excellent opportunity for residents to have a substantial circular walk
which will enhance access to traffic free, exercise opportunities on the
doorstep. The new development is surrounded by major roads and
therefore to offer a safe internal walking route would be very positive.
Promotion of a safe walking/cycling route from the development to the
local amenities should be encouraged and as there is only one
entrance and exit for vehicles, the increase in walking and cycling
opportunities will also help to reduce congestion and frequency of
vehicle movement.
Off-site playing pitch provision
We would be seeking off site contributions for Playing Pitches which
would be delivered within a 20 minute catchment of the development.
The formula for calculation of the off-site playing pitches contributions
is £685.36 per bedroom.
Further discussions are required regarding the trigger points for the offsite contribution payments but would be required at 10% occupancy of
the dwellings.
Second Response
We have reviewed the plan for the development and considered the
comments. We understand and agree that if the area to the south is an
important ecological site which would be better left alone than lost to a
new play development then that should win out.
In terms of a split site there are some concerns:
1. The activity zone of the LEAP should be of at least 400m² in size
and this would not normally be considered good practice to split
this total area of need over two separate sites which are not
connected. The reason for the minimum size of a LEAP is to
provide stimulating and challenging play experience for both the
toddler age and junior (0 to 14yrs). There should additionally be
room for children to run around and play ‘chase’ type games.
The play area should provide a minimum number of six play
experiences for both the toddler and junior age ranges.
2. If you were to retain the split sites there probably would not be
enough room on each to meet the above criteria and, you would
also be mirroring two play areas and two sets of maintenance
issues. If you were to split the sites and class one for toddlers
and one for juniors, this would give you the scope to provide the
right amount of equipment. But, as a parent who might have
children of different ages this would provide a poor user
experience where both children could not play at the same time
– therefore this would not be recommended.
3. As you can see from the first two comments our desire is to
ensure that the end users get an good experience with the new
play offering. Both of the issues above would cause this to be
less enjoyable and ultimately less usable by some families.
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Therefore, we would in the first instance ask that the proposed play
area to the north be made in to the main (and possibly only) play area
but with a minimum size of 400m² and with equipment to meet the
needs of a LEAP. This would then leave the more sensitive area to the
south free from disturbance and damage to the ecological area. This
bigger play area does not need to be set out in the usual way and with
some innovative think and design it would provide for a good all round
play site.
There is, from the plan, a proposed trim trail within the ecological area
– we welcome anything which will encourage physical activity, but if
this is a sensitive area then this would also seem to be contrary to the
advice and wishes of the Wildlife Trust. It would be useful to
understand the exact location of this and how it will be set out – and
with what type of equipment.
Third Response
Following the meeting this morning to discuss the play offer within the
phase 2 development of Blythe Vale please see below a summary of
the points raised for consideration:
 As mentioned in the consultation response the Leisure team
have concerns over having the two small play areas.
 There are pros and cons to the two main options available when
looking at having a split play offer; a) both play areas having a
range of equipment to suit both toddler and junior children and
b) play areas which are each dedicated to the two age ranges.
 We feel that having considered the pros and cons it would be
more beneficial to have two dedicated play areas (option b).
 We would consider that the play area to the north would be
more suitable as the toddler play area.
 We would consider the play area to the south would be more
suitable as the junior play area. In the main this is because of
the associated open space around this play area, which will
allow the older children to run around and create their own play.
There is the circular pathway at this location which could be
further enhanced with a trim trail of timber equipment (if
possible), or some natural play such as grassed mounds and /
or boulders for climbing.
 We would also suggest that within the junior play area to the
south some equipment is included which is either for the toddler
age (such as a cradle swing incorporated in to the junior swing
offer, such as one cradle and two flat swings), or with an item(s)
which could be used by all ages such as a basket swing. This
would allow parents with children of different ages being able to
keep them happy at the one site.
 It was suggested that some form of sign might be incorporated
at the play areas showing the locations of all three (including the
LEAP on phase 1) and the walking routes between them, maybe
with distance shown too. This could extend to a promotion of
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exercise with the walking routes around the site highlighted and
encouraged to take part in physical activity.
There was also a discussion around looking to include ‘inclusive’
and ‘accessible’ equipment within any new play development.
Many children have disabilities which would restrict them to use
conventional play equipment, it is therefore right to consider this
and try to include this within the design and layout of the play
area. Items such as fully accessible, flush to the ground,
roundabouts, basket swings and inclusive swing seats are all
positive items to include in any play area.
Lastly, as discussed we would be happy to have further
discussions with the play contractor around the choice of
equipment if deemed useful.

Environment
Agency

The Environment Agency has no formal comment to make as there are
no constraints that fall within our remit.

SCC Historic
Environment
Team

The submitted Written Scheme of Investigation (Centre of Archaeology
2021) provides a very useful summary of the archaeological potential
of this site, and as such this will not be repeated here. This WSI has
been produced in line with the relevant Chartered Institute for
Archaeologists’ standard and guidance, and outlines a proposed
archaeological evaluation strategy which will be undertaken before
development, should it be consented, commences. The proposed
evaluation strategy, which includes trial trenching, with the possibility of
geophysical survey in advance of this, is supported, and, should the
development be consented, I welcome discussions with the applicant’s
appointed archaeological contractor regarding the need for a
geophysical survey and the location of trenching in due course.
The above works could be most satisfactorily secured via a condition
attached to any planning permission for the scheme.

National
Highways

First Response
It is recommended that the application should not be approved until the
transport modelling has been revised.
National Highways (formally Highways England) notes that the
proposed site has been assessed for 220 dwellings on land to the
south of, and accessed via, the consented Blythe Vale Phase 1 site.
The development parcel is to form Phase 2 of the Blythe Vale
development and is located adjacent to the A50, which forms part of
the SRN.
For context, Phase 1 included 146 dwellings (SMD/2017/0512 and
SMD/2018/0790) and was granted permission in May 2020. We
previously provided comments in September 2021 in relation to the
scoping of the Access Options technical note and associated drawings
for Blythe Vale Phase 2. We have recently reviewed the Transport
Assessment dated 18 June 2021, and we have the following
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comments:
1. Trip Generation and Distribution: We have reviewed both the trip
generation and distribution assessment. We agree that the trip
generation and distribution assessments imply a material impact
on the A50/A521 roundabout and that further assessments are
required at this junction.
2. Modelling A50/A521 Roundabout: The use of queue data to
validate the accuracy of the model is required in order to ensure
that the model reflects the existing junction operation. If
necessary adjustments in the model may be required to validate
the model to the existing junction performance.
Additionally, we understand that the model has been
constructed using geometric capacity. However, we request that
the geometric drawings be provided for our review, preferably in
AutoCAD format. Our high-level review notes potential concern
in regards to the entry width measurement for the eastern arm,
please note that all geometries need to be measured in
accordance with the Junctions 9 guidance. If during your review
you find any geometric errors, we recommend that these are
revised and provided for our review. A full review of the
geometric parameters presented will occur once we have the
relevant files showing how these measurements have been
calculated.
3. Construction Environment Management Plan (CEMP): We have
recently reviewed a CEMP dated 7 October 2021 and are
content that this is acceptable. Implementation of the CEMP
should be a condition of consent.
4. Drainage: The Documents accompanying the application
includes a Drainage Strategy, which seeks to make use of the
surface water connection permitted for the Phase 1
development.
The Drainage Strategy for Phase 2 seeks to increase the total
discharge rate to 82 l/s; an increase of some 54 l/s. National
Highways has engaged in previous discussions with the
applicant in relation to the S100(4) Licence regarding the point
of outfall of Phase 1 surface water into the culvert beneath the
A50. The concession to accept the drainage outfall and the
Licence (as established by the Phase 1 consent
SMD/2018/0790 Condition 39) was made on the basis of there
being an absolute limit on the outfall rate of 28 l/s.
Accordingly, the drainage strategy for Phase 2 will require
further consideration and need to be amended.
In light of the above Highways England recommends that the
application not be granted for a period of three months from the
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date of this notice, recommending the submission of additional
information mentioned above.
Second Response
It is recommended that the application should not be approved until the
transport matters noted below have been addressed.
National Highways (formally Highways England) notes that the
proposed site has been assessed for 220 dwellings on land to the
south of, and accessed via, the consented Blythe Vale Phase 1 site.
The development parcel is to form Phase 2 of the Blythe Vale
development and is located adjacent to the A50, which forms part of
the SRN.
For context, Phase 1 included 146 dwellings (SMD/2017/0512 and
SMD/2018/0790) and was granted permission in May 2020. We
previously provided comments in September 2021 in relation to the
scoping of the Access Options technical note and associated drawings
for Blythe Vale Phase 2 and reviewed the Transport Assessment dated
18 June 2021.
Most recently, we have reviewed the technical note dated 10th
December and AutoCAD drawings and models, and we have the
following comments.
Geometric Elements: Based on review of the information provided, we
are content with the updated geometric elements and have no further
comments to make on this.
Model Validation: We note that the modelled queues at A50/A521
roundabout have been validated against the queue length survey
undertaken in 2017. While we note that the MCC survey data collected
in May 2017 is available within Appendix I of the Transport Assessment
(TA dated July 2017) produced in support of the Phase 1 Blythe Vale
development, the queue data is unavailable in the document. As such,
we recommend that you provide the 2017 queue survey data used for
the purpose of model validation for our verification.
Growth factors: Further to the above, the growth factors adopted for the
assessment years (2017 – 2023 and 2017 – 2033) remain as 1 in the
AM peak. We require further information/clarification on your approach
used to calculate the AM growth factors before agreeing on the
proposed growth rates. National Highways Planning Response (NHPR
21-09) September 2021
In light of the above, National Highways recommends that the
application not be granted for a period of three months from the date of
this notice, recommending the submission of additional information
mentioned above.
Third Response
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Thank you for the further information provided on the 10 March 2022
regarding queue length, National Highways are now content with
Transport Matters.
National Highways has been engaged with application seeking further
clarification on outstanding matters, in particular matters relating to the
proposed drainage strategy and we have been provided with a
supplementary statement on 15 February 2022.
The supplementary statement is selective in that it seeks to address
one issue only, namely the lack of capacity assessment of the 900mm
diameter A50 culvert. The document seeks to demonstrate the culvert
has sufficient theoretical capacity to accommodate the attenuated flows
of the 23 ha contributing area. Moreover, the argument presented is
the attenuated development flow provides betterment over the existing
uncontrolled greenfield runoff. National Highways raised concerns
regarding gaps in quantitative data on the existing situation with culvert
and is now in recent receipt of further information from the applicant on
this issue. This is currently being reviewed and we will be responding
to the applicant directly in due course.
We note the ongoing review of the applicant’s Financial Viability
Assessment report by the Council. Whilst we recognise this is an issue
for the Council and applicant to consider, our position is that of a
Highway Authority whose assets will be affected by third party
development. Therefore, we have requested an update from the
applicant on the review of the FVA report and whether it has been
accepted.
It is clear that we are moving towards a position whereby the proposed
the drainage strategy for Phase 2 can deemed acceptable, subject to
confirmation of the above.
In light of the above, National Highways recommends that the
application not be granted for a period of three months from the date of
this notice, recommending the submission of additional information
mentioned above.
Staffordshire
Wildlife Trust

First Response
Holding objection - further information/ amendments required.
Potential Local Wildlife Sites
Grassland in compartments 3, 4 and 5 contain a large number of
‘scoring’ species for Local Wildlife Site criteria, particularly a number of
sedges and rushes as well as many flowers indicative of lowland
meadow priority habitat. Although many are at low abundances, no
assessment against the criteria has been presented to show that parts
of the site do not meet the criteria.
At least half of this habitat will be lost under the current proposals.
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Further information is required in terms of LWS assessment.
Biodiversity Net Gain
Policy NE1 in the Staffordshire Moorlands Local Plan Adopted
September 2020, expects that ‘all development where possible seeks
to deliver a net gain in biodiversity proportionate to the size and scale
of the development. In circumstances where adverse impacts are
demonstrated to be unavoidable, developers will be required to ensure
that impacts are appropriately mitigated, with suitable compensation
measures towards loss of habitat used only as a last resort where there
is no alternative’
Biodiversity Impact Assessment using Defra metric 2.0 has been
provided. How the baseline and impacts have been calculated is not
entirely clear and subject to further discussion with FPCR.
Grassland
All grassland creation or enhancement should use locally sourced seed
of hay from an existing diverse meadow
on similar soil.
The area over the underground storage tank is shown to be sown with
Universal grass seed mix - this should be a wildflower meadow mix as
the other open space. Thinner soil is ideal for wildflowers and as much
species-rich meadow is required as possible to compensate for
grassland losses.
All new grassland areas should use subsoil rather than topsoil to aid
meadow establishment.
Any flora turfs of interest, particularly sedges and other wet grassland
plants should be translocated into the retained areas to conserve the
local flora.
The bund ideally would be planted with trees on the shadier north side,
with grassland on the warmer southern side where this will be most
beneficial to insects.
Ponds
There are currently 6 ponds on the site, two of which have been
created as GCN mitigation. The current plans retain most of the ponds,
but Pond 2 (as numbered in the GCN report) on the northern site
boundary is proposed to be lost. This pond supports GCN and smooth
newts.
Given the amount of space on the site, Pond 2 should be retained
within the layout design. Losing the pond would further alter the
hydrology of the site. The pond overlaps partly with only two plots - it
could be integrated into the peripheral greenspace and made a focus
for homes to face onto. Potentially space in the northern most side of
the site could accommodate more development as these areas are
less diverse.
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Plots 184 -186 are very close to Pond 5, affecting terrestrial newt
habitat but also not making best use of the pond as a feature. Could
the plots in this area be turned around so that homes face the pond?
Pond 5 is also densely shaded and would benefit from some tree
thinning to benefit the habitat and potentially to give better views of the
water. This would open the area up for more landscape value.
I am also concerned that the quantity, and quality, of water feeding the
ponds will change dramatically due to the level of development and the
drainage proposals. The ponds appear to be fed currently by rainwater
run-off over the fields, rather than ground water, which may explain
why some have been dry in certain years. The development would
effectively intercept and divert near to half the rainwater into the pipes
and the storage tank, changing the hydrology of the site. This could
cause the existing ponds to dry up, especially the central ponds P3 and
P4 and potentially the new newt ponds. The established ponds are all
present on the 1880 OS map, so have been stable for a long time,
possibly because they are partly seasonal and do dry up in some years
- this is ideal for amphibians and also reduces the build-up of silt.
However to be functional amphibian and aquatic habitat the ponds do
need a consistent and clean source of water.
The drainage scheme needs to better maintain, or mimic, the current
hydrology. More surface water features and water flowing into the
landscaped areas would be beneficial, and also reduce volumes
needing storage. Ponds 3 and 4 currently appear to be fed via a
marshy area to the northwest of P3, which would be destroyed. Ideally
more
of this valley feature should be retained alongside the proposed
roadway. Anywhere that roads are next to open spaces, dropped curb
edges could allow water to flow into the green spaces rather than be
collected. The water sources to the ponds need to be clean water, so
would have to ensure adequate filtration; or, rainwater directly from
roofs could be directed into the ponds’ catchments. A swale along
retained hedgerow H4a/H4 running north/south would be ideal to
receive, filter and drain water towards the ponds.
I would advise also that tree planting should be avoided within 50m of
any ponds, as trees will take up more water, as well as potentially
shade and drop leaf litter into the water leading to maintenance issues.
Pond safety in terms of children may need to be considered - in
general, gentle slopes are best so that ground gets gradually wet rather
than a sudden drop, and safe entry areas e.g. gravel beaches or a
dipping platform could be an option so that residents can safely see the
water.
Hedgerows
The Arboricultural Officer raises the issue of an existing hedgerow H4
proposed to be retained sandwiched between dwellings/garden
boundary fences, at Plots 120/122/156/170. One option to give this
hedge some long term protection could be to exclude it from the
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curtilages of the houses, having the boundary fences on either side
of the hedge, but with either post and rail fencing or railings so that the
hedge is visible and can be trimmed by either side, but not removed. If
the hedge can be used to receive rainwater as a SuDs corridor this
would enable a wider area to be retained.
We support the comments of the Arboricultural Officer regarding shrub
and trees species, and the need to enhance existing and new hedges
with standard trees.
Where hedge sections or shrubs are to be removed, all material should
be retained on site to form log piles and to create linear brash piles
along newly planted hedges. This creates instant habitat while planting
establishes.
Landscaping
We would support a clearer circular path around the whole
development as traffic-free walking route, and as a linear greenspace/
habitat corridor.
Surface drainage
The proposals will include 4.542 ha impermeable area and 6.318 ha
permeable area. It is proposed that the surface water from the site will
be discharged into the existing ditch running along the South East of
the site via an existing headwall which was constructed as part of
Blythe Vale Phase 1. This means that nearly 42% of the current
surface water will be diverted into the tank and directly into the
watercourse, rather than running through the site.
There are no surface storage features proposed, and no clear means
of water filtration. This raises concerns over the quality of water to be
discharged.
More water needs to be maintained within the landscape, otherwise
trees and hedges especially within the development, as well as ponds,
may suffer from drought in the summer, as they will be receiving much
less water run-off from the surrounding catchment. The retained hedge
lines, and roadside green spaces, would be ideal to receive water from
hard surfaces, keeping vegetation hydrated and transmitting excess to
the southern green space. Roof water from the southernmost homes
could also be directed into the ponds as previously mentioned.
Water butts should also be installed on every building, to help with
storage as well as drought resilience.
The drainage scheme needs to be amended to include the above.
Bats and Birds
Recommendations in the Ecological Appraisal 2021 should be
conditioned should permission be granted.
Great Crested Newts, Amphibians
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Ponds 2,3, and 5 have had GCN recorded in surveys since 2015. Pond
2 is proposed to be lost. A licence will be required for all works
impacting newt ponds and terrestrial habitat.
Considering the 3 tests under Habitat Regulations, I do not think that
the loss of Pond 2 meets two of the tests overriding public interest, or
that there is no satisfactory alternative. The site could be developed
with Pond 2 retained in situ as it is on the edge of the site and only
impact 2 plots, where the layout could be easily amended.
There is a risk that a licence would not be issued if the 3 tests are not
met.
SUSTAINABLE DESIGN
Most homes and roads face north/south, but the orientation and design
of roofs does not allow for effective use of
solar panels in all cases. The design could better maximise this
opportunity.
________________________________________________________
___________________________________
Second Response
I have discussed issues with FPCR and reviewed the updated ecology
and drainage documents:






Figure 3 Habitat and Hedgerow Retention REV A Feb 22 FPCR
Figure 4 Proposed Habitat Condition REV A 24 Feb 2022 FPCR
Figure 5 Baseline Condition Distinctiveness 24 Feb 22 FPCR
Biodiversity Net Gain Metric 3.0 Feb 22 FPCR
Schematic Drainage Plan 8Mar22 Baynham Meikle

The BNG metric shows a gain for both habitat area and hedgerows.
While the trading summary rules are not met entirely, due to loss of a
priority pond, this has been mitigated as part of a previous permission,
and I am confident that as part of the overall proposed habitat
enhancements, ponds on the site will be suitably enhanced even
though this level of detail is not easily reflected in the metric. Further
detail on habitat enhancement and management can be dealt with via
conditions.
I welcome the proposed drainage design, and that the existing ponds
are not connected to each other, the SuDs scheme or the attenuation
tank. This will hopefully maintain the hydrology of the area but avoid
the pond management conflicting with flood management.
Following this, I am happy to submit no objection subject to conditions.
This should include a long-term (30 year) habitat enhancement,
management and monitoring plan which will deliver and report on BNG
for the site.
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SMDC
Arboricultural
Officer

Existing Trees and Hedgerows
The proposed site layout would largely fit within the pre-existing field
structure, and enable retention of the majority of the remaining field
hedgerows and associated hedgerow trees (following some limited
earlier removals to accommodate the Phase 2 Spine Road approved
under application SMD/2018/0443) to serve as a basis for a green
infrastructure network around and across the site, creating a framework
for the open space areas to be supplemented by new planting, and
which in turn would act as interconnecting wildlife habitat corridors.
The outward facing layout means that in most areas of the site plots
would be set back away from existing field hedgerows across
intervening public highways or shared access drives, and there are
very few instances where private garden boundaries directly abut these
hedges. This has several benefits, including increasing the separation
between houses/private gardens and the hedgerows/trees thus
reducing direct impact on roots and reducing likelihood of trees/hedges
exerting a more dominant or overbearing effect on the outlook from
plots; in addition, natural surveillance of the open space network is
maximised.
There is one area where a stretch of existing field hedgerow is shown
to be retained sandwiched between dwellings/garden boundary fences,
at Plots 120/122/156/170. I have reservations about how successful
this would be in the long term, due to very restricted access for hedge
maintenance if required and it is also foreseeable that occupants on
one side or the other may be tempted to adopt but remove sections of
hedge in order to increase their garden size. However, the alternative
is almost certainly to remove this stretch of hedge in order to achieve
an efficient housing layout, and the aim to retain as much existing
hedgerow as possible and maximise green infrastructure connectivity is
laudable.
The proposed development would directly require the removal of only
one small group (G1 in the tree survey) of small/young trees and scrub,
comprising Ash, Elder and Hawthorn, in order to accommodate the
layout around Plots 95 – 97 & 103 – 106. These are internal to the site
and not of significant wider amenity value, being classified as retention
category C which would not normally be regarded as a reasonable
constraint to development in principle nor to specific layout.
There are also no doubt a few specific locations where a new small
gap in existing hedgerow would be created, or an existing small gap
slightly widened, in order to accommodate for instance the open space
footpath network passing through to enable connectivity. These limited
and small scale losses would be readily mitigated by new planting, and
do not lead to objection.
From the arboricultural report tree protection plan, it is seen that there
are no dwellings, garages, and primary or secondary roads which
encroach within Root Protection Areas of trees/hedgerows to be
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retained. There are a few places where shared drives and open space
footpaths partly encroach into RPAs, but in these cases they can be
acceptably constructed using no-dig specification and permeable
surfacing materials, in conjunction with cellular confinement
loadbearing layers where applicable eg to support vehicle movements.
These can be secured by conditions, including submission of detailed
arboricultural method statement. The shared drive to Plots 74 – 77 is
identified for such measures; similar would also be required for the
shared drive to Plots 171 – 175 although this is not indicated on the
plans and so would need to be specifically noted as an addition in a
relevant condition unless amended prior to determination.
Conditions to secure standard temporary tree protection measures
during construction should also be applied.
Landscape and Visual Impact Appraisal
Whilst retaining existing field hedgerows and trees, and also existing
ponds in the associated larger open space areas, and therefore to one
way of thinking not directly impacting on the existing landscape
structure or features, the proposal would of course fundamentally
change the landscape character of the site itself from open agricultural
land to residential development. The proposal, in accordance with the
on-going Phase 1, will extend the built up area of Blythe Bridge into
previously designated open countryside. The site was included in an
area identified as “important landscape setting to settlement” in the
2008 Landscape and Settlement Character Assessment, but other than
that neither the site nor its immediately surrounding area are in any
designated protected landscape. In any event, the current application
site forms part of the wider Blythe Vale mixed use development site
now allocated in the recently adopted Local Plan and included within
the Blythe Bridge development boundary.
Such impacts on landscape character and extent of built up area are
an inevitable consequence of major development on a greenfield site at
the edge of an existing settlement, and in the case of this particular site
a principle has already been accepted by virtue of allocation and grant
of planning permission for major development, including latterly the ongoing residential development of which this Phase 2 site forms part.
Impact on the character of the immediately surrounding landscape
would be limited due to the filtering/screening function of intervening
hedgerows, trees and small woodlands, and it should be noted that
local landscape character is already notably influenced by urban edge
development and settlement, major road corridors and traffic effects,
railway line, pylons and high voltage electricity transmission lines,
communications mast etc. Any such landscape character impact
beyond the site would be mitigated and gradually decreased as new
on-site landscaping becomes established.
It is noted that image reproduction quality of receptor viewpoint location
photographs in the application LVIA report is very poor.
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The site is visually fairly well contained, due to localised topography
and vegetation. The highest magnitude of visual effects would be
experienced, inevitably, at on-site (public footpath Forsbrook 6 which
traverses the northern part of the site) or immediately adjacent
(residential properties on Woodlands Lane and at Marsh
House/Lodge/Cottage Farm) visual receptor locations which, relating
as they do to users of public right of way and occupants of residential
dwellings respectively, are also receptor types amongst the highest
sensitivity to visual impacts.
Initial visual effects on occupants of these residential properties has
been judged moderate/major adverse during construction/on
completion, with a residual moderate adverse effect at, say, 15 years
post-completion once new planting has become established. Initial
visual effects on users of public footpath Forsbrook 6 would be major
adverse, reducing to a residual moderate adverse effect at 15 years.
With regard to these on-site or immediately adjacent visual receptor
locations, substantial visual impacts are inevitably to be expected in
relation to any major development of the site, but given the Local Plan
allocation and previous and current planning permissions for major
development, these visual impact effects would not be a reasonable
basis for objection to or refusal of the current application. However, it
would be important that new landscaping proposals seek to provide
significant mitigation and reduction of visual impact. To this end, the
application includes as part of its landscaping scheme some proposals
for new structural landscaping provision.
Visual impact on receptors at other locations in the vicinity of the site
and more distant surroundings range from moderate adverse to
negligible initially, reducing to minor adverse to negligible after 15
years.
New Landscaping
A comprehensive landscaping scheme is submitted with the
application, providing a full specification of positions, species, planting
sizes and numbers/densities of proposed new trees, hedges, shrubs,
grasses, herbaceous and marginal/aquatic plants.
In terms of landscape structure and hierarchy, there is a generally
appropriate strategy to use a combination of road verges, open space
and plot frontages to create tree-lined streets, with larger species
proposed for the primary spine road and smaller species for secondary
routes and more confined positions. Whilst this approach is appropriate
and supported in principle, I am concerned that several positions where
the larger Tilia cordata ‘Streetwise’ (narrow-crowned, upright variety of
Small Leaved lime) is shown are in fact too close to dwellings for a
species of such potential mature size (c.15 – 20m tall at maturity) such
as for example on the frontages of Plots 4, 17 and 87 where tree stem
positions are only 3.5 – 4m from dwellings; on several other plots these
trees are indicated at barely over 5m from dwellings which is still rather
close for the potential mature size. This would inevitably lead to
understandable pressure for premature removal or heavy pruning, or
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more likely (as the trees would be on private plots) direct action by
occupants to achieve this.
It is unfortunate that the hierarchical tree-lined street strategy has
perhaps been post-applied, albeit with good intent, to a pre-set housing
layout, rather than a layout being designed to provide the physical
space to sensibly accommodate the planting strategy as a design
objective. Realistically for this layout (and assuming layout amendment
to create sufficient space for larger trees along the primary spine road
is not possible/forthcoming) a good few of the Tilia, in the more
confined positions, would be better replaced by smaller species. Even
so, 3.5 – 4m is rather close for reasonable long term retention of all but
the smallest ornamental/garden tree species or specimen shrub.
Major structural planting by way of substantial areas of woodland mix
and native buffer mix is included in suitably large open space areas
around the site boundaries. It is also encouraging to see a good-sized
area proposed for orchard/fruit tree planting, as this supports one of the
Council’s current biodiversity/climate change initiatives.
The proposed native hedgerow mix includes several shrub species
which, whilst native, are not characteristic of our local field hedgerows.
I would therefore suggest omitting from the native hedgerow mix the
Cornus, Euonymus, Ligustrum, Rhamnus, Salix and Viburnum and
substituting instead with Crataegus monogyna, Prunus spinosa,
Corylus avellana, and Acer campestre. It is also noted that most
locations where native hedge mix is proposed are in fact around
plot/garden boundaries, and whilst this is supported it is more likely that
these may be kept fairly closely trimmed by occupants, and it would
therefore be good to try to find additional locations on open space
areas where native hedgerows can be planted and allowed to grow to
more substantial proportion including achieving mature
flowering/fruiting phase to give greater habitat diversity and biodiversity
enhancement, and also in such locations to incorporate some
hedgerow standard trees such as native Crab Apple (Malus sylvestris),
Damson (Prunus insititia), Rowan (Sorbus aucuparia), Holly (Ilex
aquifolium) and where space permits Common Oak (Quercus robur).
Possibly to partly enclose the proposed orchard and south-eastern
woodland planting areas, linked to existing site boundary hedgerows
for connectivity.
The already indicated stretch of new native hedgerow planting
alongside the public footpath to the north of Plots 181 – 186 is one
which could be enhanced by the addition of a few suitable standard
hedgerow trees. It would also be beneficial to increase the number of
individual standard Common Oak trees across the site (currently only 5
in total according to the planting schedule) – in suitable locations on
open space where they would have room to achieve mature size
without unduly overbearing on dwellings or gardens, and also
incorporate Oak and Rowan as components of the woodland mix
(currently not included).
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A condition to secure implementation and subsequent maintenance of
the proposed landscaping scheme should be imposed. A further
condition is also requested to secure the submission of a landscape
and ecological management plan for all open space areas across the
site to include details of specifications for creating all habitats,
establishment aftercare and on-going maintenance, longer term habitat
development management, and confirmation of arrangements and
responsibilities for the maintenance/ management/care of the open
space areas.
I have made some specific comments and amendment suggestions
above, but overall I have no objection to this application and once
amendments are secured I would request the conditions be imposed in
the event that planning permission is granted.
Planning Officer’s Comment: All comments were addressed and
incorporated through the revised submission made in December 2021,
and the Trees and Woodlands officer confirmed that re-consultation
would therefore not be necessary.
Environmental
Health

First Response (informal)
I have no issues with the Contaminated land report at this stage.
I do have a couple of queries with the AQ report:
Could I get clarification / justification for the location of the receptors
assessed from your consultants? Notably receptor K from the first
phase, appears to have been modelled based on the location of the
façade based on the initial site layout, rather Revision 2 (apartments)
or Revision 3 - the semi-detached. What this means is it has been at a
distance of around 37m from the kerb of the A50 but this is actually
around 23m from the kerb. I’ve attached the updated report, in case
they have not seen this.
The second is more detail on the choice of receptor location in the
phase 2 (PR1 etc) and how these relate to the façades of the
proposed developments? I do have the grid references so I do have an
idea of where the location of these model receptors are but there is no
reference to proposed design. This needs to be clearly stated. So the
question is I guess what is the minimum distance the façades of the
nearest property in phase 2 will be away from the A50?
This is referenced on page 13: I’ve also highlighted a bit of it in yellow
as I thinks it is a slightly odd statement as this is considered one, if not
the primary goal of this assessment rather than added value.
Table 4-1. Where these receptors are referenced within the reporting
text they are termed R1 – R14 (existing sensitive receptors), A – K
(Phase 1 sensitive receptors) and PR1 – PR14 (proposed Phase 2
sensitive receptors). The existing sensitive receptors and Phase 1
sensitive receptors mirror those considered as part of the Phase 1 Air
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Quality Assessment to ensure a consistent approach in the
assessment of potential impacts on air quality. As a precautionary
approach, receptors located on the Application Site (i.e. Phase 2
sensitive receptors) have also been considered due to its proximity to
the A50 and to assess absolute compliance with the applied AQALs.
These are worst-case locations within the development locale based
upon their proximity to the surrounding road links. Receptors have
been modelled at a height of 1.5m above ground level to represent
exposure (i.e. breathing) height, unless otherwise stated.
I’ve also spotted a reference to North Lincolnshire, in the text, so that
needs checking over.
________________________________________________
Second Response (informal)
I have reviewed the report now and its OK. I do have a few issues with
it, in the sense that I don’t perhaps agree it’s quite as precautionary as
stated, notably:
-

the model validation is not ideal, it’s on the edge of acceptable.
Possible the choice of validation receptors (not something you
can necessarily do anything about) was not ideal.

-

The adopted traffic speeds for the roads, says it accounts for
queuing traffic but I couldn’t really see how this isn’t reflected in
the speeds adopted (as far as I can make out) e.g. it shows the
A50 (south) as operating at 70mph**, which seems a little
optimistic for a HGV to achieve as soon as he’s pulled off the
roundabout! Typically this is accounted for by splitting the roads
up, which I’m assuming they may have done as it references the
technical guidance (e.g. from the guidance “it may prove useful
to split roads up into much smaller sections, which will then
allow a more accurate definition of changing vehicle speeds
close to junctions.” ) but it’s not obvious. A colour coded map or
something of the roads / the speeds modelled would be useful. It
would be useful if I could get some clarification on this from your
consultants.

** The above noted regarding the speed, I would also state that I’m not
as concerned with this above assumption for the phase 2 receptors as
given the distance away from the roundabout this more
realistic. Therefore and based on the fact that these are further away
from the road than Phase 1 (and we did also have an AQ Assessment
for the Phase 1) I do agree with your consultants that the proposed
layout is unlikely to breach AQ Objectives at the façade of the nearest
residential property to the A50, so you do not need to do any further
work in this regard. However, as with Phase 1, I will be requiring
validation of the model (as noted by your consultants) so I will be
recommending a condition in that regard.
______________________________________________________
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Third Response (Formal)
Construction Impacts: Document – Construction and Environmental
Management Plan for Phase 2 can be accepted and should be
implemented and complied with in full throughout the development.
Noise: A site specific noise assessment has been submitted. It was
conducted in compliance with the guidance - ProPG; New residential
development and BS8233:2014 Sound insulation and noise reduction
for buildings (Code of Practice). The previous phase was marginal in
compliance with the above guidance so it is important that the
developer considers the advice in their own assessment. Section 8
sets out the minimum specifications required for glazing and vents but
lacks specific detail. It will be the responsibility of the developer to
ensure the minimum required sound levels are achieved and
consultation with their acousticians is advised before selection of
glazing and vent units is made. We would advise the developer is
required to conduct sound tests to ensure road noise is suitably
attenuated prior to first occupancy, the tests should show compliance
with the PROPG; New Residential Development and A condition is
advised.
Sound transfer between residential units (semi-detached and
apartments) should be subject to Building regulation Approved
Document E.
Contamination: The following contamination risk assessment was
submitted in support of the development. Geoenvironmental
Assessment Phase 2 Blythe Bridge (Ref: 19068/1) by Georisk. The
report is considered a suitably comprehensive investigation into the
site. The report does not identify any significant historical sources of
contamination and this is confirmed by an intrusive phase 2
investigation (16 samples). The report concludes that no further work
is required on in this area and that the soil on site is suitable for reuse.
This is accepted.
Air Quality: A revised (v3) Air Quality assessment was submitted in
support of the application ( SLR Ref No: 410.09095.00005), in
response to queries raised previously. In summary the report indicates
that none of the proposed houses should be located in areas that
breach current AQ guidelines or lead to breaches elsewhere. The
report also notes that validation of the assumptions will be required by
post development monitoring. The report is accepted and condition for
post development recommended
Additional Comments: The additional comments and response from
consultants to this version of the AQ report are noted below, (the
responses received from SLR are in italics):
I have reviewed the report now and its OK. I do have a few issues with
it, in the sense that I don’t perhaps agree it’s quite as precautionary as
stated, notably:
 The model validation is not ideal it’s on the edge of acceptable.
Possible the choice of validation receptors (not something you
can necessarily do anything about) was not ideal.
As per LAQM.TG(16), the model verification is within all
recommended limits (i.e. 25%) and is therefore considered
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acceptable. The difference between adjusted modelled NO2 vs.
monitored NO2 is within 25%. Furthermore, the calculated NO2
RMSE 8.1μg/m3 is within 25% of the AQAL. It is noted that the
verification is described as being on the ‘edge of acceptable’,
therefore the recommended tolerances are recognised. Based
upon this wording it is assumed that the methodology is
accepted and this is just an observation.
The preference was to utilise a greater set of validation points to
improve the spatial certainty of modelled predictions rather than
use a singular point – to ensure all local sensitivities are
appropriately captured. See LAQM.TG(16) for further
information on accepted tolerances for model verification
purposes.
The adopted traffic speeds for the roads, says it accounts for
queuing traffic but I couldn’t really see how this isn’t reflected in
the speeds adopted (as far as I can make out) e.g it shows the
A50 (south) as operating at 70mph**, which seems a little
optimistic for a HGV top achieve as soon as he’s pulled off the
roundabout! Typically this is accounted for by splitting the roads
up, which I’m assuming they may have done as it references the
technical guidance (e.g from the guidance “it may prove useful
to split roads up into much smaller sections, which will then
allow a more accurate definition of changing vehicle speeds
close to junctions.” ) but its not obvious. A colour coded map or
something of the roads / the speeds modelled would be useful. It
would be useful if I could get some clarification on this from your
consultants.
Traffic data presented in Table A-2 relates to the free-flowing
stretches of road, with posted speed limits provided i.e.
unadjusted. A note under Table A-2 is provided which explains
“traffic speeds have been adjusted to take into account queues
and congestion in accordance with LAQM.TG(16)” for the
avoidance of any doubt. Where necessary (i.e. to simulate
changes in road traffic conditions), the modelled road network
has been split to improve the representativity of modelled
predictions relative to real life. The modelled speeds have not
changed relative to the previous iteration of the report (Rev2).
Please find attached two images relating to the speeds modelled
for the road network across the modelled domain and
surrounding the site. In response to comments regarding the
A50 south, a 20kph slow down section has been assumed for up
to 200m from the roundabout. This assumes that traffic (both
directions) travels at 20kph (12.5mph) for up to 200m from the
roundabout all year round (even during non-peak times i.e. night
time). This is considered conservative as traffic in both
directions (particularly traffic accelerating from the roundabout)
will be travelling at (or near to) the posted speed limit – above
20kph.
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** The above noted regarding the speed, I would also state that I’m not
as concerned with this above assumption for the phase 2 receptors as
given the distance away from the roundabout this more realistic.
Therefore and based on the fact that these are further away from the
road than phase 1 (and we did also have an AQ assessment for the
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phase 1) I do agree with your consultants that the proposed layout is
unlikely to breach AQ Objectives at the façade of the nearest
residential property to the A50, so you do not need to do any further
work in this regard. However, as with phase 1 I will be requiring
validation of the model (as noted by your consultants) so I will be
recommending a condition in that regard.
Recommendation and Conditions
If consent is granted the following conditions are recommended:
Construction and demolition works: Environmental Method Statement
All works shall be carried out in accordance with the approved
Demolition, Construction & Environmental Method Statement; (Doc.
Ref: R9074-SMH-21-XX-MS-K-0001) submitted in support of this
application
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.
Air Quality
a)

No development shall be commenced until proposals for a post
development monitoring scheme, including the methodology and
duration, for validating that the predicted Nitrogen Dioxide (NO2)
concentrations are below Air Quality (AQ) objectives, at the
nearest sensitive receptor(s), identified in the approve Air
Quality Assessment (SLR Ref No: 410.09095.00005) have
been submitted too and approved in writing by the Local
Planning Authority.

b)

Once the development has been completed; Air Quality
monitoring should be undertaken in accordance with the
approved monitoring scheme (a).

c)

If results of the post development monitoring scheme indicate:


No breach of local AQ Objectives for NO2 at the nearest
sensitive receptor, monitoring shall cease and no further
work is required,

ii

A potential breach of local AQ Objectives for NO2 at the
nearest sensitive receptor, a further air quality
assessment shall be undertaken to identify control
measures that could be adopted to address these
breaches. The approved pollution control measures shall
be implemented in full and further monitoring undertaken
to validate the effectiveness of these control measures
and if necessary further measures shall be proposed,
approved and implemented until no breach of local AQ
Objectives for NO2 at the nearest sensitive receptor is
predicted.
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Reason:- To protect the local residents from air pollution and breaches
in local air quality objectives for Nitrogen dioxide
Electric Vehicle Charge Points
No development shall be commenced until a scheme for the provision
of electric vehicle charging points has been submitted to and agreed in
writing by the Local Planning Authority. No property shall be occupied
until any approved electric vehicle charging infrastructure associated
with that dwelling has been installed.
Reason:- To protect the local residents from air pollution and breaches
in local air quality objectives for Nitrogen dioxide
Unexpected Contamination
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..
Soil Importation
No soil 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 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.
Noise: Plant & Machinery and Sound insulation
Sound Insulation Pre-completion sound tests shall be carried out to verify compliance
with the criteria sound levels in British Standard BS8233: Sound
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insulation and noise reduction for buildings (Code of Practice),
Professional Practice Guidance on Planning & Noise: Residential
Development (IOA and ANC 2014). A report shall be produced
containing all raw data and showing how calculations have been made
and submitted for approval by the LPA. No dwelling within that phase
hereby permitted shall be occupied until the sound test report has been
approved by the LPA.
Reason: To protect occupiers from noise and safeguard their
residential amenities.
SCC Highways

First Response (Informal)
Comments/questions on the TA/drawings:
The carriageway width changes from 7.3m to 5.5m at the first junction.
Do you have confirmation that this road will not be required for access
to phase 3? On a related note, I understand the need for confidentiality,
but we need a mechanism to ensure at least the pedestrian/cycle
overbridge of the A50 can be provided, even if it can’t be shown at this
stage.
Junctions assessed are as for Phase 1. Trip generation is as for Phase
1. Both are generally acceptable, but see below regarding schools.
2AM peak departures are shown to Uttoxeter Road. There are two
primary schools, a high school and a sixth form that would require this
route. Two seems low. This came up at Phase 1. A section was
included in the Phase 1 TA specifically to address Cheadle Road
junction and school traffic, including a school trips distribution. School
organisation team anticipate 42 primary pupils, 30 secondary and 6
post 16. Two vehicle trips doesn’t appear representative. This needs to
be considered in more detail.
DfT growth factors are used for AM peak. Tempro growth factors were
used at Phase 1 and are used for PM peak. Why use a different growth
factor for just AM peak? Consistency would point to the use of Tempro.
Refuse vehicle Tracking – refuse vehicle appears to partially pass over
the parking bays for plots 145 and 146.
Blythe Vale Phase 2 will result in some 340 dwellings served from a
single access. Could emergency access be provided at the north of the
site, towards Woodlands Lane? Bollarded or barriered? Pedestrian
access is already shown linking towards the footway Forsbrook 6.
________________________________________________________
___________________________________
Second Response (formal)
Comments awaited

SMDC Housing Comments awaited.
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AES Waste

No comments received to date.

SMDC
Planning
Policy



The Staffordshire Moorlands Local Plan was adopted on the 9 th
September 2020. It provides an up-to-date development plan with a
five year supply of deliverable housing sites as confirmed in the
Inspector’s final report (June 2020).



The Blythe Vale allocation in the Local Plan is for mixed use with
the residential development of approximately 300 dwellings to be
located to the north of the site.



Policy DSR1 relates to the site I would highlight the points regarding
landscape and visual mitigation measures and the
recommendations of the Council’s Landscape, Local Green Space
and Heritage Impact Study and the measures to improve
sustainable transport routes and connectivity with Blythe Bridge
outlined in policy DSR1.



A S106 agreement should consider the provision of affordable
housing, open space and outdoor sports provision, education,
highways and any other planning obligations in line with adopted
Policy SS12.



Self build: Policy H1 states on sites of 10 dwellings (or 0.5ha) or
more where demand exists for self build residential developments
should make a contribution to meeting this need. It will be looked at
on a case by case basis. The Council maintain a Self-Build Register
which provides information regarding the demand for self/custom
build housing in the District. The last published figures in the 20192020 AMR show there were 29 entries on the Councils Self Build
Register.



Policy H1 states that the final mix should negotiated with the
developer based on housing needs as informed by the SHMA and
other factors such as available supply and market demand. Below
is the ward based census data with a calculation of the percentages
of dwellings for Forsbrook ward and the property size and type
recommended by the SHMA. The majority of the site is within the
Forsbrook ward which also includes Blythe Bridge. The application
should bring the housing stock closer to the SHMA
recommendations.
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2011 census
All
merged ward categories
: Number
of
bedrooms
E36005464 :
2,226
Forsbrook
100%






1bed

2bed

3bed

4-bed

5 or more
bed

76

528

272

64

3

24

1,28
6
58

12

3

SHMA
recommendations
1-bed flat / house /
bungalow
2-bed
flat/house/bungalow
3-bed house/bungalow
4-bed house




Property type
and size
60%



40%

Neighbours
Objections















There is a lack of affordable homes
Draycott will get most of the problems caused by the development, but Forsbrook will
pick up the extra Council Tax, this needs to be addressed in the Section 106
agreement
There are no shops or community centre
St.Modwen Holmes do not own Woodlands Lane, which looking at the proposed plan
they intend to cross accessing phase 1 to phase 2.
The increase of traffic will be a risk to road safety.
The land is greenbelt and as such further development by definition should not occur
The road at the bottom of the bank gets cut up with pot holes as previously used.
The roads are unsuitable for the development
There have been four fatalities within 50 meters to this proposed entrance in the last
four years. If this decision goes ahead there will be more deaths, and countless more
accidents.
If continued use of Woodlands Lane is permitted, residents on Woodlands Lane and
surrounding dwellings will endure further detriment to their safety, mental health and
physical wellbeing.
Using Woodlands Lane as the entrance to the development is not acceptable because
it is single lane road and not suitable for the increase of traffic and HGVs
The land should be used for industrial uses.

Support



The jogging trails, electric car charging points and playground are creditable.
There will be new newt ponds
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7.

St Modwen have given proper space for the public footpaths

OFFICER COMMENT

Main Issues
7.1 The main issues in the consideration of this application are the suitability of the site,
for residential development having regard to matters of planning policy and housing land
supply, affordable housing, highway safety and traffic generation, contaminated land, air
quality, noise impact, landscape impact, hedge and tree matters, ecology, amenity, open
space, drainage and flooding, sustainability and education.
Principle of Development
7.2 Policy DSR1 of the Staffordshire Moorlands Local Plan refers to Blythe Vale and states:
Land of approximately 48.5ha is allocated for mixed-use including
employment, residential development of approximately 300 houses and supporting
infrastructure. This residential development should be located to the north of the
site………Development will be subject to compliance with other relevant Local Plan
policies and a comprehensive masterplan with indicative phasing to include;
 A Transport Assessment to include an analysis of the site and it traffic impacts on
the surrounding road network including the A50 and potential mitigation measures,
and early engagement with Highways England;
 A landscaping scheme to provide appropriate landscape and visual mitigation
measures including submission of landscape and visual impact assessments
having regard to the recommendations set out in the Council's Landscape, Local
Green Space and Heritage Impact Study. The landscaping scheme shall include
measures to limit potential landscape impact and include additional planting on the
edges of and within the development to create a vegetated edge and soften the
appearance of the development from long distance views, limiting the sizes and
scale of buildings. Development should be set back from Draycott with additional
planting to limit potential coalescence issues;
 Details of surface water discharge;
 Developers should liaise with Network Rail at an early stage to identify any
potential impact on the operation of the adjacent railway and agree mitigation
measures as appropriate;
 Measures to improve sustainable transport routes and connectivity with Blythe
Bridge and surrounding area, and to protect and extend green infrastructure within
the Blythe Bridge Opportunity corridor which is identified in the Green Infrastructure
Strategy, to include the provision of suitable crossing facilities to enable access on
foot and bicycle to the existing schools in Blythe Bridge, safe walking and cycle
routes to and from the development to Blythe Bridge and investigation of
opportunities for habitat creation/restoration including establishing wildlife corridors;
And
 Cycle path crossing the site needs to be protected
7.3 146 dwellings have already been approved on phase 1. This scheme will bring the total
number to 346, which is considered to be sufficiently close to the approximated 300
dwellings to accord with the local plan. The additional 46 will provide an added boost to
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the housing land supply. The residential development proposed lies to the north of the
A50 as envisaged by the policy and although the masterplan is still an on-going piece of
work being undertaken by the Council’s Regeneration Section, the various points above
have been addressed independently through the application submission and will be
considered in more detail below. Accordingly, the principle of development has been put
forward and adopted by the Council, in principle, as an allocation in the local plan.
Housing Land Supply
7.4 The National Planning Policy Framework (NPPF) confirms at paragraph 47 the
requirement to maintain a 5 year rolling supply of housing and states that Local Planning
Authorities should:
“identify and update annually a supply of specific deliverable sites sufficient to provide
five years worth of housing against their housing requirements with an additional
buffer of 5% (moved for ward from later in the plan period) to ensure choice and
competition in the market for land. Where there has been a record of persistent under
delivery of housing, local planning authorities should increase the buffer to 20%
(moved forward from later in the plan period) to provide a realistic prospect of
achieving the planned supply and to ensure choice and competition in the market for
land”.
7.5 The NPPF clearly states at paragraph 49 that:
“housing applications should be considered in the context of the presumption in favour
of sustainable development. Relevant policies for the supply of housing should not be
considered up-to-date if the local planning authority cannot demonstrate a five-year
supply of deliverable housing sites.”
7.6 This must be read in conjunction with the presumption in favour of sustainable
development as set out in paragraph 11 of the NPPF which for decision taking means:
“where the development plan is absent, silent or relevant policies are out-of-date,
granting permission unless:
 any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in the Framework taken as a
whole; or
 specific policies in the Framework indicate development should be restricted.”
7.7 The Council calculates its 5-year land supply on a district basis. The Planning
Authority cannot currently demonstrate a five-year supply of deliverable housing sites, and
therefore housing applications should be considered in the context of the presumpti on in
favour of sustainable development and the application must be determined in the context of
paragraph 11 of the Framework.
7.8 In this case there are no specific policies in the Framework which indicate that
development should be restricted. Notwithstanding this, however, as noted above, Local
Plan policies support residential development on this site. Recent case law has established
that the application of the test in paragraph 11 is a “tilted balance” which is predisposed in
favour of granting planning permission unless there are “significant and demonstrable”
adverse effects. These are considered below.
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Mineral Policy Considerations
7.9 The site falls within a Minerals Safeguarding Area (MSA) for bedrock sand and
superficial sand and gravel as defined in the Minerals Local Plan for Staffordshire (2015 –
2030). Paragraph 144, of the National Planning Policy Framework (NPPF) and Policy 3 of
the Minerals Local Plan for Staffordshire (2015 – 2030) aim to protect mineral resources
from sterilisation by other forms of development.
7.10 Whilst the development would sterilise an unworked reserve of minerals on the site in
this case, the proposed development should be considered exempt from the mineral
safeguarding requirements of Po licy 3 of the Minerals Local Plan for Staffordshire on the
basis that the site is allocated for development in the current Local Plan and on this basis,
the County Planning Authority has raised no objection.
Sustainability
7.11 Accessibility is a key aspect of sustainability that can be measured. The site is located
adjacent to the existing built up area of Blythe Bridge, which lies on the opposite side of the
A521 to the north. Blythe Bridge is the only settlement in the Staffordshire Moorlands which
benefits from a mainline rail station, which is approximately 1 mile or 19 mins walk (7 mins
cycle) from the site. A contribution towards provision of cycle facilities at the station was
secured through the phase 1 development. This will assist the environmental sustainability
credentials of the site. From the station rail services to Stoke, Derby, Crewe and Nottingham
can be joined.
7.12 Other facilities are also within easy reach by walking and cycling. For example, the
Co-Op Food Store is 0.6 miles (12 mins walk), Blythe Bridge High School is 0.8 miles (15
mins walk) and the library and St. Peters Church are a similar distance. Tesco Express is
0.7 miles (14 mins walk) and there is a cash machine nearby. The nearest Health Centre
and Doctors Surgery is only 0.4 miles (8 mins walk).
7.13 There is a bus stop 0.3miles from the site which provides for bus connections to
Hanley commencing at 6am with the last service returning at 6.30pm. However, access to
all of the above is dependent upon being able to cross and walk / cycle along the A521 in
order to access the main part of the settlement. As part of the phase 1 proposals a
pedestrian crossing will be provided at the new traffic light controlled junction into the site as
well as a new footway, along the north side of the road.
7.14 Therefore, overall the site is accessible to non car modes and is located within reach
of local facilities. It also has a number of bus services that are available close to the site and
is within easy access of mainline rail facilities. As such, it does not raise any accessibility
concerns. Furthermore, in allocating the site in the local plan, the Council established that
this was a sustainable location for new residential developme nt. Thus, it is not considered
that a refusal on locational sustainability could be sustained in this case.
7.15 Accessibility is only one aspect of sustainability and the NPPF defines sustainable
development with reference to a number of social, economic and environmental factors.
These include the need to provide people with places to live.
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7.16 Previous Inspectors have also determined that accessibility is but one element of
sustainable development and it is not synonymous with it. There are many other
components of sustainability other than accessibility. These include, meeting general and
affordable housing need, reducing energy consumption through sustainable design, and
assisting economic growth and development.
7.17 In terms of sustainable design, according to the Design and Access Statement
“consideration will be given to ensure the efficiency of the building envelope by maximising
construction technologies with low embodied energy materials and highly rated green guide
materials as well as exploring options for efficient energy services. Some of the elements
which will be addressed are as follows:
• High standards of thermal insulation and air tightness
• Energy efficient light fittings throughout, both for internal and external lighting
• A rated energy efficient white goods where provided
• High efficient boilers for water and space heating
• Water efficient devices such as low flow taps and showers.
• The provision of 1 electric vehicle charging point on all plots with garages or a parking
space directly adjacent to the property”
7.18 The development meets economic aspects of sustainability through the construction of
the dwellings themselves and the spending that the residents of the houses would bring to
the area, potential New Homes Bonus and Council Tax revenue. The proposal would also
help to support spending in local shops and services, would create jobs in construction and
would support the construction industry supply chain. The Economic Development Officer
has stated in her consultation response.
1. 34% of all household expenditure is spent at district level or below. For this
development of 200 units this is calculated at £1,877,600 per year.
2. Each new house will generate direct jobs within the construction industry or associated
supply chain, of which 25% are likely to be locally based. Indirect Jobs are also
generated by local spend in shops and services. This is calculated at an additional
local job for every seven new homes. Using these multipliers the development wi ll
generate 214 direct jobs and 29 indirect jobs.
3. The development will also generate approximately £36,742 council tax for the area per
annum.
7.19 In summary, in terms of its location and accessibility, the development is sustainable.
Furthermore, the development would make a significant contribution to the many other
components of sustainability other than accessibility. These include, meeting general and
affordable housing need, reducing energy consumption through sustainable design and
creating jobs and economic growth in the local area, all of which this development would
contribute to.
Contaminated land
7.20 The developer has submitted a Phase 2 report for contaminated land, the findings of
which concludes that:



No evidence of potential contamination was noted during the site walkover
Historic maps indicate that the site has not been developed
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The site is not in an area affected by past coal mining
The EA has no records of any licensed discharge consents within 250m
There are no records of any active landfills within 250m.
There is one history landfill approx. 161m to the north
There is one potentially infilled area 99m to the east at a former sand pit. There
are 2 further former quarries to the north and north east. Site inspection has
shown that these are not filled
Radon protection measures are not required
No evidence of potential significant contamination was recorded during field
work
No methane has been recorded during monitoring
All test results for the contaminants of concern are below the relevant
S4UL/C4SL/SSV for human health.
Samples of Made Ground were screened for asbestos – asbestos was not
detected in the samples analysed.
No remediation is considered necessary for the proposed development at the
site. It is recommended that site-won topsoil is placed in all gardens and
landscaped areas to provide a clean growing medium.
Gas protection not considered necessary for the proposed development.

7.21 The Environmental Health Officer has considered the report and raised no objections
subject to conditions requiring the additional investigation and any necessary remediation
works to be carried out.
Noise Impact
7.22 The application site lies adjacent to the A50 Stoke-on-Trent to Derby trunk road, and
the A521 Uttoxeter Road. The developer has submitted a report which assesses the existing
noise climate at the site with respect to guidance for new residential development.
Recommendations are made for control measures where appropriate. The report concludes:





Measurements and observations made at this site indicate that the noise climate
primarily is determined by traffic flows on the A50 and A521 dual carriageways
bordering the site.
Control measures in the form of acoustic rated windo ws will be required to all
habitable rooms to the residential dwellings in order to achieve the BS8233 internal
criteria.
Where gardens to plots adjacent to the roads are not screened by intervening
dwellings, it will be necessary to provide solid barrier fencing or walls to reduce traffic
noise in these gardens.
It is considered that traffic noise levels across the site can be reduced significantly by
provision of screening within the landscape zone adjacent to the A50. Such screening
measures would enable BS 8233 internal criteria to be achieved within rooms nearest
to the road when windows are open.

7.23 This report has also been considered by Environmental Health who have raised no
objection subject to a condition requiring the developer to conduct sound tests to ensure road
noise is suitably attenuated prior to first occupancy and accordingly the proposal would
comply with Policy SD4 'Pollution and Water Quality'.
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Air Quality
7.24 Environmental Health have stated that a revised (v3) Air Quality assessment was
submitted in support of the application ( SLR Ref No: 410.09095.00005), in response to
queries raised previously. The assessment concludes that:







The assessment of operational phase effects considered impacts on all relevant
existing and new receptors from road traffic emissions associated with the Proposed
Development.
The ADMS-Roads dispersion model (version 5.0.0.1) was used to determine the likely
pollutant concentrations at all assessed receptor locations for a series of scenarios, in
accordance with accepted technical guidance Predicted pollutant concentration
changes at existing receptor locations as a result of the Proposed Development were
assessed using the standard significance criteria. Whereas concentrations modelled at
new receptor locations associated with the Proposed Development were compared
against the relevant standards, to establish the suitability of the Site for residential
purposes.
In accordance with the guidance, the impacts of the Proposed Development on air
pollutant concentrations at all assessed existing receptor locations are considered to
be ‘negligible’. Unmitigated effects associated with air pollutant concentrations at all
assessed receptor locations are therefore considered ‘not significant’.
Furthermore, the predicted concentrations of air pollutants within the Site are ‘well
below’ both the annual mean and short term acceptable levels, and therefore the Site
is considered to be suitable for its proposed residential use. As such, effects
associated with likely exposure of future occupants are considered to be ‘not
significant’.

7.25 Environmental health are satisfied with the conclusion of the report which indicates
that none of the proposed houses should be located in areas that breach current AQ
guidelines or lead to breaches elsewhere. The report also notes that validation of the
assumptions will be required by post development monitoring. This can be secured by
condition subject to which it is considered that the proposal also complies with Policy SD4 in
respect of Air Quality.
Drainage and Flooding
7.26 The applicant submitted a detailed Flood Risk Assessment (FRA) with the application.
The findings of the report can be summarised as follows:



The development area is currently soft landscaped and is classed as greenfield. An
existing headwall will be utilised to discharge surface water flows into an existing ditch
within the South East of the site.
The EA Flood Map for planning depicts the site is within a Flood Zone 1 area, with a
very low risk of flooding from surface, tidal & fluvial, and artificial sources. The
proposed development is classed as Less Vulnerable usage and it is located in Flood
Zone 1 which meets the sequential test. An Exception test is not required. EA pluvial
flood maps show that there no risk of surface water flooding within the development.
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It is proposed that the site will discharge at 54.3 l/s (5l/s/Ha). To ensure that the
proposed development will discharge at the proposed rates, a vortex flow control unit
(Hydrobrake) will be used to limit flows leaving the development. A concrete tank
system constructed within phase 1 has been designed to attenuate flows from this
site.
 The use of SuDS features has been considered and explanation to why some SuDS
techniques were disregarded has been given in section 6.2. Due to the nature of the
ground (See section 3.3), no infiltration techniques have been implemented.
 The site does not pose any increased flood risk to the site itself or adjacent
developments, and it is not susceptible to flooding by other means

7.26 The Lead Local Flood Authority, (Staffordshire County Council) have considered the
submitted documents and raised no objection subject to conditions.
7.27 Severn Trent and the Environment Agency have also considered the report and raise
no objections subject to the imposition of appropriate planning conditions. It is therefore
concluded that the proposed development will not adversely affect onsite, neighbouring or
downstream developments and their associated residual flood risk. Subject to planning
conditions being attached to any approval., the proposal complies with Policy SD5 ‘Flood
Risk’ and the NPPF, particularly Chapter 10.
Archaeology
7.28 The County Archaeologist has commented that the submitted Written Scheme of
Investigation (Centre of Archaeology 2021) provides a very useful summary of the
archaeological potential of this site and has been produced in line with the relevant Chartered
Institute for Archaeologists’ standard and guidance. It outlines a proposed archaeological
evaluation strategy which will be undertaken before development. This includes trial
trenching, with the possibility of geophysical survey in advance of this. These works can be
secured by condition and accordingly he raises no objections.
Layout and Design
7.29 Policy SS1 ‘Development Principles’ states that the Council will expect the development
and use of land to contribute positively to the social, economic and environmental
improvements of the Staffordshire Moorlands and ‘development which maintains the locally
distinctive character of the Staffordshire Moorlands, its individual towns and villages and their
settings;…’.
7.30 Policy DC1 ‘Design Considerations’ states (inter alia) that ‘All development shall be well
designed and reinforce local distinctiveness by positively contributing to and complementing
the special character and heritage of the area in line with the Council’s Design Guide SPD. In
particular, new development should:
 be of a high quality and add value to the local area, incorporating creativity, detailing
and materials appropriate to the character of the area;
 be designed to respect the site and its surroundings and promote a positive sense of
place and identity through its scale, height, density, layout, siting, landscaping,
character and appearance;
 create, where appropriate, attractive, active, functional, accessible and safe public and
private environments which incorporate public spaces, green infrastructure including
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making provision for networks of multi-functional new and existing green space (both
public and private), landscaping, public art, ‘designing out crime’ initiatives and the
principles of Active Design;
incorporate sustainable construction techniques and design concepts for buildings and
their layouts to reduce the impact of the development;
protect the amenity of the area, including creation of healthy active environments and
residential amenity, in terms of satisfactory daylight, visual impact, sunlight, outlook,
privacy, soft landscaping as well as noise, odour and light pollution;

7.31 The applicant has submitted a range of house types that would be incorporated into the
development and these are acceptable. In terms of materials, the pallet comprises pre dominantly red brick, render and grey tiles whic h are characteristic of Blythe Bridge and the
Moorlands generally. However, most designs do include an element of cladding which is not
characteristic of the local area. The applicant argues that this is a unique selling point of their
properties and a trademark of their brand. It is noted that it is not used as the predominant
material in any house type and has been used to small accent elements. Whilst the designs
are broadly traditional, with pitched roof forms, which is appropriate in the context of Blythe
Bridge which is made up of traditional 20 th century suburban development and older
properties, they do include a number of contemporary features to the elevations including
larger than normal window openings, lack of window heads and cills, squat ground floor
windows and cladding panels. Furthermore, it is noted that the site is separated from the
majority of the existing suburban development in Blythe Bridge by the A521 and from most
views, other than from Woodlands Lane, will not be seen in the context of existing
development. Furthermore, the range of house types, including materials and architectural
style is broadly similar to the approach adopted in the previously approved Phase 1
development. Overall, therefore it is considered that the design philosophy respects the
largely traditional existing elements of Blythe Bridge whilst incorporating contemporary
elements which will give the new development its’ own individual and distinctive character
and sense of place.
7.31 The layout of the proposed development is broadly similar to Phase 1, with
development arranged in four areas of the site which are divided by the retained field
boundaries. Dwellings are arranged around perimeter blocks. A central area of open space
has been provided along the main spine road, and the NPPF requirement to provide tree line
streets has been observed. A larger area of Public Open Space has been provided in the
south west corner of the site. This area includes 2 retained ponds, a new Locally E quipped
Area of Play (LEAP) ecological areas, trim trail and underground storm water attenuation
tanks. Generally active frontage and natural surveillance are maintained throughout the site
which are again positive aspects of the scheme.
7.32 Parking has been placed to the sides of dwellings where possible and where frontage
parking is unavoidable, such as where there are long runs of terraced and small
semidetached houses, parking has been broken up with tree planting and landscaping to
avoid car dominated frontages.
7.33 There are a range of boundary details proposed including hedge, closed boarded
fences (which is acceptable as they are not used in visible areas) railings, timber rails and a
brick and fence combination. The latter would be used at visible points. This was approved
as part of the phase 1 scheme and the Conservation and Design Officer stated that she
would prefer the brick boundary wall as an alternative solution. The developer considered
this and commented that they have used this design successfully across number of St
Modwen Homes schemes and provided an image of this ‘as built’, which demonstrates the
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high build quality and finish of the treatment. Having considered this, it was acknowledged
that whilst a brick wall would be better from a visual amenity and longevity point of view it is
preferable to closed boarded fencing and achieves a balance between quality and economy.
In addition, the timber panels do “soften” the boundary and add relief. Accordingly, it was not
considered that an objection to this element of the scheme could be sustained and this
continues to apply in respect of the current Phase 2 proposal.
7.34 Having carefully assessed all of the above, overall the scheme is considered to
represent a high quality design which will create a distinctive development and which will
comply with policies SS1, H1 and DC1 of the Core Strategy as well as NPPF advice in terms
of design.
Amenity
7.35 The only neighbouring properties which could be affected by the proposal are those in
Woodlands Lane. The Council’s adopted Supplementary Planning Guidance relating to
space about dwellings sets out that in New Residential Developments, a distance of 22m
between principal windows and 13m between a principal window and a flank elevation is
required to maintain an adequate standard of privacy and amenity between residential
properties. These standards will be achieved in respect of separation distances between the
proposed dwellings and the existing neighbouring properties.
7.36 Turning to amenity standards within the site, the development has been laid out to
respect the minimum separation distances as set out above, with the exception of some
areas of the site, for example in the north west corner, where the distance between
properties across the street has been reduced in order to create a more tightly knit street
pattern. This is considered to be good urban design practice as it helps to define those
particular character areas and create variety in the street scene throughout the development
and it should be noted that although distances between properties are reduced, they are
sufficient to maintain adequate light to all habitable windows. From a privacy perspective,
distances between properties have only been reduced on street frontages where properties
are already overlooked by users of the road itself. There has been no reduction between the
backs of properties.
7.37 According to the Council’s Space about dwellings, minimum private amenity space of
65sq.m is considered to be appropriate for new housing of 3 or more bedrooms. The majority
of dwellings in the scheme benefit from this amount of amenity space with the exception of
the mews properties, all of which however have at least 45sqm, and the majority of which are
two bedroom units. Such units are likely to be occupied by smaller families or those without
children. On this basis the level of private amenity space provision is considered to be
acceptable and commensurate with the properties which it serves.
7.38 The layout and design of the site are considered to be acceptable and taking into
account the relatively small number of properties bounding the site it is considered that the
dwellings could be accommodated on the site, whilst maintaining these minimum distances
between existing and proposed dwellings. It is also considered that the same standards can
be achieved between proposed dwellings within the new estate and adequate amenity space
can be provided for each new dwelling. All proposed dwellings are compliant with the
Nationally Described Space Standards (NDSS) in terms of both internal and external space,
It is therefore concluded that the proposed development would be acceptable in amenity
terms and would comply with the requirements of Policy DC.1 of the Local Plan
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Trees & Landscape
7.39 Policy DC3 sets out measures to protect and enhance the local landscape and setting of
settlement. In detail, Policy DC3 ‘Landscape and Settlement Setting’ states ‘ The Council will
protect and, where possible, enhance local landscape and the setting of settleme nts in the
Staffordshire Moorlands by:
a) Resisting development which would lead to prominent intrusion into the
countryside or have a significant adverse impact on the character or the setting of
a settlement or important views into and out of the settlement as identified in the
Landscape and Settlement Character evidence;
b) Supporting development which respects and enhances local landscape character
and which reinforces and enhances the setting of the settlement as identified in the
Landscape and Settlement Character evidence;
c) Supporting developments which conserve or enhance the biodiversity qualities of
any natural or man-made features within the landscape, such as trees, woodlands,
hedgerows, walls, watercourses or ponds;’.
7.38
that:

The application includes a landscape and visual impact appraisal which concludes












The site has been sensitively designed with consideration given to the baseline
information and findings of the LVA. The layout has been designed to ensure that
the development relates well to the adjacent settlement and minimises impacts
upon the surrounding landscape.
Existing boundary hedgerows and trees would be retained and supplemented with
additional planting. Proposed built development would be set back from the site
boundaries behind landscape buffers to protect the amenity of existing residents,
users of public footpaths and highways.
Along the northern edge of the site existing hedgero w and trees along the site
boundary will be retained and supplemented with additional belts of woodland tree
planting. This will assist in filtering and softening the proposed built development
within longer distance views from the wider landscape to the north, and limit
potential coalescence with Draycott in the Moors.
An existing public footpath running through the site would largely be retained along
its existing alignment within a proposed green way corridor to protect the amenity of
existing footpath users. A short section of the route is proposed to be diverted,
along a greenway proposed alongside the site’s northern boundary.
Along the southern edge of the site proposed bunding and planting will assist in
screening views of the A50 from within the site. An area of informal open space
within the south eastern part of the site would include ecological habitat
enhancements. The landscape buffer will also bolster existing vegetation cover
along the A50 corridor and soften views of the built development from the wider
countryside along the Blythe valley to the southwest.
Focal areas of open space would create pocket parks or greens. Children’s play
areas and a trim trail would be conveniently located within the public open space.
Properties would be orientated to front onto greenways and focal areas of open
space. It is considered that the site and the immediate landscape is one that could
accommodate change as presented by the proposed development and the
consequential effects would not result in any unacceptable harm to landscape
character.
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The site is relatively well contained due to the combined screening effects of
vegetation cover, existing urban fabric and localised topography. Consequently the
extent of the potential visual effects are considered to be relatively small and where
there is a potential adverse effect, it is limited to the immediate vicinity of the site.
The proposed development would not result in any long term major landscape or
visual effects, and the predicted adverse effects identified would not be significant.
Beyond the site, the residual visual effects at year 15 are assessed as negligible or
minor adverse.
In conclusion, it is envisaged that a high quality residential development would be
created which minimises detrimental environmental effects. Consequently there
are no reasons to refuse the application for landscape or visual matters.

7.39 The application has been considered by the Council’s Arboricultural Officer who has
commented that the current application forms part of a much larger site which is already
under construction. This scheme will appear as a continuation of that previous development,
and his comments relating to the impact on trees/hedges, new landscaping and visual impact
are made in that context. Whilst a major development of 200 new dwellings will inevitably
have some impact in the wider landscape, the existing landscape structure of on- and off-site
field hedgerows, trees and substantial highway tree belts and ponds would be retained.
These features would help to filter views of the development and the site is not a protected or
designated landscape and has been allocated for development in the local plan and included
in the development boundary for Blythe Bridge. It is also influenced by infrastructure such as
the A50, railway, pylons and telecoms masts.
7.40 The highest magnitude of visual effects would be experienced, inevitably, at on-site
(public footpath Forsbrook 6 which traverses the northern part of the site or immediately
adjacent (residential properties on Woodlands Lane and at Marsh House/Lodge/Cottage
Farm) visual receptor locations which, relating as they do to users of public right of way and
occupants of residential dwellings respectively, are also receptor types amongst the highest
sensitivity to visual impacts.
7.41 Initial visual effects on occupants of these residential properties has been judged
moderate/major adverse during construction/on completion, with a residual moderate
reducing to a residual moderate adverse effect at 15 years. With regard to these on-site or
immediately adjacent visual receptor locations, substantial visual impacts are inevitably to be
expected in relation to any major development of the site, but for the reasons given above
would not be a reasonable basis for objection to or refusal of the current application. Visual
impact on receptors at other locations in the vicinity of the site and more distant surroundings
range from moderate adverse to negligible initially, reducing to minor adverse to negligible
after 15 years and also would not provide grounds for refusal. However, it would be important
that new landscaping proposals are secured by condition.
7.42 As a consequence, the proposal would meet with the objectives of policy DC3, which
seeks to resist development which would harm or be detrimental to the character of the local
and wider landscape or the setting of a settlement.
7.43 Policy NE2 states that the Council will protect existing trees, woodlands and
hedgerows, in particular, ancient woodland, veteran trees and ancient or species-rich
hedgerows from loss or deterioration.
This will be achieved by:
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Requiring that existing woodlands, healthy trees and hedgerows are retained and
integrated within a proposed development unless the need for, and benefits of, the
development clearly outweigh their loss;
Requiring new developments to provide tree cover that secures a good level of
sustainability through tree retention, planting and soft landscaping, including where
possible the on site replacement of any trees that are removed with sufficient tree
planting to replace or increase the canopy cover on-site as appropriate. Landscaping
schemes will also be required to mitigate against negative landscape impact and
complement the design of new development and make provision for future
maintenance. Where it is not possible to secure this new or replacement tree planting
within the site, the Council will work with applicants to ascertain if a suitable site(s) can
be found off-site for replacement planting in the locality;
Resisting development that would directly or indirectly damage existing ancient
woodland, veteran trees and ancient or species-rich hedgerows.

7.44 With regard to hedgerows, the proposed site layout would largely fit within the preexisting field structure, and enable retention of the majority of the remaining field hedgerows
and associated hedgerow trees (following some limited earlier removals to accommodate the
Phase 2 Spine Road approved under application SMD/2018/0443) to serve as a basis for a
green infrastructure network around and across the site, creating a framework for the open
space areas to be supplemented by new planting, and which in turn would act as
interconnecting wildlife habitat corridors.
7.45 The outward facing layout means that in most areas of the site plots would be set back
away from existing field hedgerows across intervening public highways or shared access
drives, and there are very few instances where private garden boundaries directly abut these
hedges. This has several benefits, including increasing the separation between
houses/private gardens and the hedgerows/trees thus reducing direct impact on roots and
reducing likelihood of trees/hedges exerting a more dominant or overbearing effect on the
outlook from plots; in addition, natural surveillance of the open space network is maximised.
There is one area where a stretch of existing field hedgerow is shown to be retained between
dwellings/garden boundary fences, at Plots 120/122/156/170. In the long term, home owners
may seek to remove this but the initial attempt to retain it is to be encouraged and an
alternative layout to incorporate this in public areas would not be possible here.
7.46 With regard to tree removal the proposed development would directly require the
removal of only one small group (G1 in the tree survey) of small/young trees and scrub,
comprising Ash, Elder and Hawthorn, in order to accommodate the layout around Plots 95 –
97 & 103 – 106. These are internal to the site and not of significant wider amenity value,
being classified as retention category C which would not normally be regarded as a
reasonable constraint to development in principle nor to specific layout.
7.47 There are no dwellings, garages, and primary or secondary roads which encroach within
Root Protection Areas of trees/hedgerows to be retained. There are a few places where
shared drives and open space footpaths partly encroach into RPAs, but in these cases they
can be constructed using no-dig specification and permeable surfacing materials which can
be secured by condition along with standard temporary tree protection measures.
7.48 As a result the Arboricultural Officer has no objection to this application on the grounds
of loss of or impact on existing trees and hedgerows and it is considered that the proposal is
in compliant with Policy NE2. He is also satisfied with the proposed landscaping scheme
which reinforces the existing field pattern as well as proposing appropriate ornamental
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landscaping to individual properties. He has confirmed that p lanting specifications are
appropriate in terms of species, numbers/densities and planting sizes. The scheme also
includes replacement planting for trees and hedges to be removed. A number of minor
amendments suggested by the Arboricultural Officer have now been incorporate into the
proposals and he has confirmed that consultation is not necessary. On this basis the scheme
would also accord with Policies SS1 and DC1 in respect of proposed landscaping as well as
the relevant core principles of the NPPF in respect of always seeking to secure high quality
design and taking account of the different roles and character of different areas.
Ecology
The EC Habitats Directive 1992 requires the UK to maintain a system of strict protection for
protected species and their habitats. The Directive only allows disturbance, or deterioration or
destruction of breeding sites or resting places
(a) in the interests of public health and public safety, or for other imperative reasons of
overriding public interest, including those of a social or economic nature and beneficial
consequences of primary importance for the environment, and provided that there is
(b) no satisfactory alternative and
(c) no detriment to the maintenance of the species population at favourable
conservation status in their natural range
7.50 The UK has implemented the Directive in the Conservation (Natural Habitats etc.)
Regulations 2010 (as amended) which contain two layers of protection (i) a requirement on
Local Planning Authorities to have regard to the Directive`s requirements above, and (ii) a
licensing system administered by Natural England and supported by criminal sanctions.
7.51 The conservation and enhancement of the natural environment is a core principle of
the NPPF where planning policies should promote the preservation, restoration and re creation of priority habitats and ecological networks. In determining planning applications,
permission should be refused if significant harm resulting from development cannot be
avoided, adequately mitigated or, as a last resort, compensated for. Similarly, Policy DC1
promotes the maintenance, enhancement, restoration and re-creation of biodiversity and
geological heritage, where appropriate, in accordance with Policy NE1 'Biodiversity and
Geological Resources'.
7.52 Amongst other matters, Policy NE1 requires that development, where it is appropriate,
produces a net gain in biodiversity and ensures that any unavoidable impacts are
appropriately mitigated for whilst promoting the appropriate maintenance, enhancement,
restoration and/or re-creation of biodiversity through its proposed nature, scale, location and
design.
7.53 Circular 6/2005 advises LPAs to give due weight to the presence of protected species
on a development site to reflect EC requirements.
7.54 The NPPF advises LPAs to conserve and enhance biodiversity: if significant harm
resulting from a development cannot be avoided (through locating on an alternative site with
less harmful impacts) or adequately mitigated, or as a last resort, compensated for, planning
permission should be refused.
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7.55 Natural England`s standing advice is that, if a (conditioned) de velopment appears to
fail the three tests in the Habitats Directive, then LPAs should consider whether Natural
England is likely to grant a licence: if unlikely, then the LPA should refuse permission: if likely,
then the LPA can conclude that no impediment to planning permission arises under the
Directive and Regulations.
7.56 In this case the application is supported by a P hase 2 Ecological Survey which
concludes that
 No statutory or non-statutory sites of nature conservation value were identified within
the search area.
 Habitats within the site were of variable nature conservation value, with ponds,
outgrown hedgerows and mature trees providing greater value. Areas of the slightly
richer grassland should be retained and, with the implementation of appropriate
management, incorporated into green infrastructure proposals. Hedgerows and
associated trees should be retained where possible. Where sections of hedgerows are
to be removed compensatory planting should be included within the green
infrastructure design.
 No evidence of bats roosting on site was recorded. A series of activity transect and
static detector surveys completed in 2014 and 2015 identified common and
widespread species of bats using the site for foraging and commuting. As a result,
appropriate mitigation including enhanced habitats and a sympathetic lighting scheme
should be incorporated into the proposals. Standard road lighting will be included
along the proposed spine road.
 No reptiles were recorded on site following the completion of prese nce/absence
surveys in 2015.
 A small population of great crested newts was recorded on site during surveys in 2015
and 2017 and more recently in 2021 therefore any development proposals will require
a European Protected Species Licence EPSL and an appropriate mitigation package,
based on the principles included in the licence approved for the spine road and
drainage infrastructure, to be approved by Natural England. This will include the
trapping and translocation of great crested newts from the working areas and the
creation of suitable terrestrial habitats within the site. This will ensure that the
favourable conservation status of great crested newts is at least maintained and will
likely be enhanced in the local area.
 No further evidence of, or potential for protected or notable species was recorded on
site and as a result no additional surveys or mitigation (to those outlined above) are
required.
7.57 Staffordshire Wildlife Trust (SWT) has considered the report and Ponds 2,3, and 5
have had GCN recorded in surveys since 2015. Pond 2 is proposed to be lost. A license will
be required for all works impacting newt ponds and terrestrial habitat. Considering the 3 tests
under Habitat Regulations, SWT initially commented that the loss of Pond 2 meets two of the
tests overriding public interest, or that there is no satisfactory alternative. The site could be
developed with Pond 2 retained in situ as it is on the edge of the site and only impact 2 plots,
where the layout could be easily amended. There is a risk that a license would not be issued
if the 3 tests are not met.
7.58 Further discussions have taken place between SWT and the developers ecologist and
SWT are now satisfied that the loss of a priority pond, has been mitigated as part of a
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previous permission, and as part of the overall proposed habitat enhancements, ponds on
the site will be suitably enhanced.
7.59 Furthermore, with regard to the 3 tests, planning officers consider that the delivery of
one of the major allocated housing sites in the local plan provides” imperative reasons of
overriding public interest, including those of a social or economic nature”. There would also
be “beneficial consequences of primary importance for the environment” arising from the
delivery of biodiversity net gain across the site, which is considered in more detail below. The
Site was allocated in the local plan for housing delivery after an extensive call for sites and
consideration of options. As such it is considered that there is no satisfactory alternative to
the delivery of this housing growth. Finally, the conclusions of SWT following discussions with
the applicant regarding mitigation for the loss of the pond secured under the previous
consent and the proposed habitat enhancement means that the 3 tests of ensuring no
detriment to the maintenance of the species population at favourable conservation status in
their natural range is met.
7.60 There are no objections from SWT on the grounds of harm to other protected species
provided that the requirements of the Ecological Appraisal 2021 are conditioned should
permission be granted.
7.61 With regard to Biodiversity Net Gain (BNG) SWT raised some concerns regarding
impact on potential local wildlife sites. They were also concerned that the biodiversity net
gain (BNG) calculations were unclear and they also raised a number of queries and concerns
regarding the surface water drainage proposals.
7.62 Discussions have taken place between SWT and the developers ecologist and updated
ecology and drainage documents have been provided. SWT have now confirmed that the
BNG metric shows a gain for both habitat area and hedgerows. Further detail on habitat
enhancement and management can be dealt with via conditions. Queries relating to the
drainage design have also been addressed and SWT have stated that they welcome the
proposed drainage design, and that the existing ponds are not connected to each other, the
SuDs scheme or the attenuation tank. This will hopefully maintain the hydrology of the area
but avoid the pond management conflicting with flood management.
7.63 Overall therefore, SWT raise no objection subject to conditions. This should include a
long-term (30 year) habitat enhancement, management and monitoring plan which will deliver
and report on BNG for the site. On this basis it is considered that the proposals comply with
Local Plan policy NE1 which requires that all developments include measures for protection
and enhancement of site biodiversity.
Education
7.64 The County Council’s Education Officer has examined the application and concluded
that the development will generate 42 primary and 36 secondary and Sixth Form aged pupils.
7.65 A contribution will be required for every primary, secondary and sixth form aged pupil
generated by the development as the local schools are forecast to be oversubscribed. This
would equate to £703,500 for primary education, £830,232 for secondary and sixth
form. This gives a total request of £1,533,732 This can be secured through the Section 106
Agreement.
Open space
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7.66 The application has been considered by the Council’s Leisure and Recreation Officer
who originally raised some concerns regarding the 2 areas marked as a LEAP in terms of
size and having 2 areas rather than a single one. They also raised concern about the safety
of the attenuation tank and ponds, but welcomed the proposed trim trail. The developer has
since clarified that the tanks will be underground. After further discussion, the Leisure and
Recreation officer has agreed that the 2 LEAP areas would be beneficial to use for different
age groups subject to agreeing details of equipment, signage etc. These could be agreed by
condition.
7.67 In addition, the Leisure and Recreation Officer is seeking an off site contributions for
Playing Pitches which would be delivered within a 20 minute catchment of the development.
The formula for calculation of the off-site playing pitches contributions is £685.36 per
bedroom. Further discussions are required regarding the trigger points for the off-site
contribution payments but would be required at 10% occupancy of the dwellings. Subject to
this contribution being secured through the Section 106 Agreement, along with the provision
of the on site open space and suitable management arrangements through a resident’s
management company, it is considered that the proposal meets the Core Strategy
requirements in respect of provision of Public Open Space.
Affordable Housing
7.68 Policy H3 ‘Affordable Housing’ requires the application proposal to deliver 33%
affordable housing on site. The policy states that “ where justified, the Council will consider a
lower level of provision taking into account the Local Plan and Site Allocations Viability Study,
other up-to-date viability evidence and other contributions.”
7.69 The applicant submitted with the application a Financial Viability Assessment (FVA)
produced by Savills dated June 2021 which reflecting a policy compliant 33% affordable
homes, identified a negative land value and effectively a deficit of circa £8,575,000 and thus
that it was not possible to deliver a policy compliant development and therefore no affordable
housing. Furthermore, reflecting upon increased build costs and other requested Section 106
agreements, the Developer submitted a revised appraisal dated 07 February 2022 with an
even greater negative land value and therefore the viability deficit had deteriorated.
7.70 The Council appointed Bruton Knowles to review the conclusions of the developers FVA
who agreed with the Council and the Developer to appoint an independent Quantity Survivor
to test the accuracy of the abnormal costs. On receipt of this information, Bruton Knowles
produced their own initial report which considered the development to be viable.
7.71 However, following further analysis of the market, and reflecting upon increasing build
costs and additional information provided by the Developer, including up to date and detailed
sales revenues, Bruton Knowles completed a new appraisal which produced a revised report
which concluded that the development was not viable based upon a fully policy compliant
scheme with 33% affordable housing.
7.72 Bruton Knowles thereafter proceeded to complete a series of sensitivity analysis to
identify whether there was an opportunity to agree a percentage of affordable homes. Having
undertaken our sensitivity analysis, they concluded that whilst the Development did not
support a fully policy compliant scheme of 33% affordable housing, nonetheless a reduced
percentage of affordable housing could be achieved. Based on the Council’s consultant’s
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appraisal the development can support 10% affordable housing provision and a further
contribution of £1,959,340 for the section 106 package.
7.73 In summary, as a result of the assessment by the Council’s Consultant Bruton Knowles
and the Developers position, which was effectively that the scheme was unviable and could
not support any affordable housing or section 106 contributions has moved to an agreed
position, which the Council’s consultant can support, of a development which is viable and
can deliver 10% affordable housing plus Section 106 contributions of £1,959,340
7.74 Policy H3 continues: “unless circumstances dictate otherwise and in agreement with the
Council, 60% of all affordable dwellings provided on each site will be social / affordable
rented housing with the remaining 40% being intermediate / starter homes.”
7.75 The housing officer is considering the proposed mix and her comments were awaited at
the time of the committee report preparation. A further update will be provided on this issue to
members.
7.76 In summary, whilst the scheme will not achieve policy compliant affordable housing it
is considered that a robust viability case has been provided in accordance with Policy H3 for
the provision of 10% affordable housing and the other policy compliant Section 106
contributions of £1,959,340 and this will secured through the Section 106 Agreement.
Section 106 Contributions
7.77 As noted throughout this report, a number of Section 106 contributions are being
sought. R122(2) of the CIL regulations 2010 states that obligations should be:• necessary to make the development acceptable in planning terms
• directly related to the development
• fairly and reasonably related in scale and kind to the development
7.78 In respect of the various contributions:
1. 33% affordable housing. There is an established need for affordable housing in the
District. The affordable housing contribution would be provided on site and is also
necessary to ensure that the development complies with Policy H3 of the Local Plan.
2. Provision of LEAP. The development of family housing will create a requirement for
young children’s play space. There is a need to provide this on the site due to the
distance to alternative facilities and to ensure that the development complies with
Policy C2 of the Core Strategy.
3. The LEAP will not provide for open space for sports and older children’s recreation
and clearly the development will generate a demand for these facilities as well. There
is a deficiency of provision in the local area and therefore an off site contribution is
sought. Again this is supported by Policy C2 of the Local Plan
4. Private Residents Management Company. It is no longer Council policy to adopt
maintenance liabilities of new public open space. The Management Company is
necessary to maintain all open space on site including amenity greenspace, play
space, incidental open space, footpaths and cycleway in a good condition after
development is completed.
5. The County Education Officer has confirmed that there is insufficient capacity in local
schools to accommodate the children associated with the development and therefore
a contribution is justified. It has been calculated in accordance with the County Council
standard formula and is therefore proportionate and related to the development.
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Highway Safety and Traffic Generation.
7.79










The Transport Assessment submitted with the application concludes that:
The site is considered to be ideally located for residential development for the
following reasons:
o Key local amenities and the village of Blythe Bridge is easily accessible within a
reasonable walking distance;
o Bus stops are located within 450m of the site that offer frequent services to key
local towns/cities including Hanley and Stone; and
o Blythe Bridge railway station is 1.4km from the site and provides services
between Crewe and Derby.
A review of Personal Injury Collision data revealed that there are no highway safety
issues that need to be addressed to make this development acceptable.
Access will be gained via the signal controlled junction on the A521, implemented as
part of the consented Phase 1 development. This also included a speed limit reduction
and a 3m shared footway/cycleway on the northern side of the A521 that has been
implemented.
The proposed development is predicted to generate a total of 108 two- way trips in the
AM peak hour, and 110 two- way trips in the PM peak hour, equating to less than two
trips per minute in each peak period.
Junction capacity modelling has been undertaken on five junctions including the A50
junction with the A521. Each of the models indicate that the proposed development
will have a minimal impact on the highway network.
In conclusion, it is considered that proposed development site is in a sustainable
location for development and that the local highway network can accommodate the
proposals.
Therefore, it is considered that there are no highway or transport reasons why the
proposed development should not be granted planning permission.

7.80 The County Highway Engineer has examined the application and initially had a
number of queries in respect of the submitted transport assessment, as detailed in the
consultations section above. He has since informally confirmed that these points have been
addressed (with the exception of the access to the Phase 3 land – discussed below) and that
he will be submitting a formal comment of “no objection” and a list of suitable conditions prior
to the meeting. A further update will be provided to members.
7.81 In addition, consultation has been undertaken with National Highways (NH) (formerly
Highways England) given the close proximity to the A50 Trunk Road. NH have agreed the
trip generation and that the proposal will not have any adverse effects in terms of congestion
and safety on the A50 but did raise some concerns about the Drainage Strategy, which seeks
to make use of the surface water connection permitted for the Phase 1 development which
drain through a culvert under the A50.
7.82 In light of the above NH placed a holding objection on the application. Following further
engagement with the applicant in regards to drainage matters, however, they commented
that they were “largely satisfied that the applicant has demonstrated that existing A50 culvert
can accommodate the proposed increased in discharge rate” but as a Highway Authority
whose assets will be affected by third party development required confirmation that that the
FVA report referred to above has been accepted Local Authority before removing their
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holding objection. This confirmation has now been provided and NH have removed the
holding objection.
7.83 It is also necessary to consider the matter of access to phase 3 of the development to
the south side of the A50. Under the previous approvals for employment development on the
site, this has been shown to be achieved the spine road through phases 1 and 2 and over a
new bridge across the A50 to the phase 3 land to the south. Indeed, the phase 1 spine road
was constructed specifically with this in mind. The continuation of the spine road, through
phase 2 proposed by this application, however, has not been designed to sufficient standard /
width, to support a through-route to a new bridge and phase 3 beyond. Instead, the
developer has proposed a number of high-level options for access either directly from the
A50 or from the existing roundabout junction of the A50 and A521.
7.84 Before the Council can grant planning permission for this phase 2 development,
therefore, it must have comfort that these alternative access options are feasible as, in the
event that they were not, approval of this scheme with a spine road of insufficient standard to
serve phase 3 would effectively sterilise that part of the allocation. With this in mind the
alternative access proposals have been submitted to NH for consideration as to whether they
would be acceptable in principle. Whilst NH are still considering the matter, initial indications
are that their preferred option is likely to be a remodelling of the existing roundabout which
can be achieved within NH / St. Modwen controlled land to the south of the A50.
7.85 Whilst the matter does not form part of the holding objection, planning officers
recommend that the Council should not determine the application until it has received
reassurance from NH that the alternative access arrangements to phase 3 directly from the
A50 are acceptable. Accordingly, it is recommended that delegated powers are granted to
the Head of Development Services in consultation with the Chairman to approve the
application subject to this confirmation from NH.
7.86 In summary therefore, for the reasons given above, it is considered that the proposal
complies with policies T1 and T2 of the Local Plan in respect of highway safety, traffic
generation, parking and sustainable transport.
9.

CONCLUSIONS & PLANNING BALANCE

9.1
The site is allocated for residential development under policy DSR1 of the Local Plan.
146 dwellings have already been approved on phase 1. This scheme will bring the total
number to 346, which is considered to be sufficiently close to the approximated 300 dwellings
to accord with the local plan. The additional 46 dwellings will provide an added boost to the
housing land supply. The residential development proposed lies to the north of the A50 as
envisaged by the policy and although the masterplan is still an on-going piece of work being
undertaken by the Council’s Regeneration Section, the various points above have been
addressed independently through the application submission. Accordingly, the principle of
development has been put forward and adopted by the Council, in principle, as an allocation
in the local plan.
9.2
The NPPF requires local planning authorities to maintain a 5 year supply of housing
land. The Council calculates its 5-year land supply on a district basis and cannot currently
demonstrate a 5 year supply of housing. Paragraph 49 of the Framework states “housing
applications should be considered in the context of the presumption in favour of sustainable
development. Relevant policies for the supply of housing should not be considered up-to-date
if the local planning authority cannot demonstrate a five-year supply of deliverable housing
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sites.” Paragraph 11 of the NPPF explains the presumption in favour of sustainable
development which for decision taking means:
“where the development plan is absent, silent or relevant policies are out-of-date,
granting permission unless:
 any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in the Framework taken as a
whole; or
 specific policies in the Framework indicate development should be restricted.”
9.3 In this case there are no specific policies in the Framework which indicate that
development should be restricted and therefore the development should be approved
unless there are “significant an demo nstrable” adverse effects - the so called “titled
balance”. In any event, as noted above the site is allocated in the local plan and therefore
the principle is regarded as being acceptable subject to no other harm or conflict with the
local plan being identified.
9.4 With regard to the matter of “planning benefits” the proposal will clearly make a
significant contribution towards addressing the housing under-supply within the District as
well as economic and social benefits associated with new housing development such as jobs
and income for the construction indus try and its supply chain, spending in local shops and
services, New Homes Bonus and Council Tax revenue and provision of affordable housing.
These have been quantified by the Economic Development Officer in her consultation
response above.
9.5 The site is sustainably located within easy walking and cycling distance of schools,
shops, community facilities and the mainline railway station. Contributions have been
suggested to provision of cycle stands at the station. A new pedestrian crossing and
footway would be provided to link the development into the village centre. The development
is also well served by bus services. A number of sustainable design features have also
been included in the proposed design of the dwellings.
9.6 Environmental health officers are satisfied that matters of contaminated land and
noise, can be addressed through conditions, although some additional air quality
information has been requested and this will be the subject of a further update. The
Environment Agency, the Lead Local Flood Authority and Severn Trent have raised no
objection on the grounds of flood risk or contaminated land. Given the size of the site, and
the limited number of existing properties bounding on to it, it is considered that adequate
separation distances can be achieved between existing and proposed dwellings to ensure
an adequate standard of residential amenity is maintained. The properties as proposed
comply with the Nationally Described Space Standards.
9.7 The proposal will be acceptable in terms of its impact on archeological remains, trees,
hedgerows and ecology. The site will deliver a biodiversity net gain. Given the relatively
good level of screening to the site and the existing consent for employment development no
landscape concerns are raised. Overall the scheme is considered to represent a high
quality design which will create a distinctive development and which will comply with polic y
DC1 of the Local Plan as well as NPPF advice in terms of design. National Highways have
confirmed that there will be no adverse impact on the A50 subject to conditions and the
County Highways Officer also indicated informally that he has no objection subject to
conditions.
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9.8 A robust Financial Appraisal has been provided which demonstrates that it would not
be viable to provide a policy compliant level of affordable housing. The developer’s initial
position was that the scheme could not support any affordable housing or S106
contributions. However, as a result of negotiation between the Council and the developer
an agreed position has been reached which would deliver 10% affordable housing and a
policy compliant contribution of £1,959,340 towards education and open space. This will
secured through the Section 106 Agreement. The site is large enough to provide sufficient
on-site children’s play space and its provision and future maintenance arrangements can
also be secured through the Section 106. Other open space requirements will be met
through the off-site Section 106 contributions.
9.9 The only outstanding matter at the time of report preparation was that confirmation
was awaited from National Highways that they are agreeable in principle to a direct access
to the Phase 3 development site to the south of the A50 directly from that road rather than
via a bridge access from phase 2. This is important as the site layout for Phase 2 which is
the subject of this application does not make provision for a spine road of sufficient
standard to serve a bridge and further phase.
9.10 Having weighed all the relevant factors in the planning balance it is considered that the
proposal complies with all other relevant development plan policies, there are no significant
and demonstrable adverse impacts to outweigh the substantial benefits arising from
residential development and it is therefore recommended that the Committee delegate
authority to the Head of Development Services, in consultation with the Chairman of the
Committee to approve the application subject to National Highways confirming that they
have no objection in principle to a direct access to Phase 3 from the A50 and a Section 106
Agreement and conditions as set out below.
10.

RECOMMENDATION

A. Delegate authority to the Head of Development Services, in consultation with the
Chairman of the Committee to APPROVE subject to National Highways confirming
that they have no objection in principle to a direct access to Phase 3 from the A50
and a Section 106 Agreement to secure:
1. 10% affordable contribution, (39 units) (Tenure mix TBC) in accordance with
the Schedule and Phasing as set out in the Housing Officer Consultation
response which is awaited.
2. Housing to be transferred to and managed by a Registered Provider as set
out in the defined in the Housing & Regeneration Act 2008
3. Provision of LEAP’s / Trim Trail in accordance with specification to be
agreed
4. Private Residents Management Company to maintain all open space on site
including amenity greenspace, play space, incidental open space, footpaths
and cycleway.
5. Off site public open space contribution based on Number of bedrooms x
£608.95 = £425,608
6. Education Contribution of £703,500 for primary education, £830,232 for
secondary and sixth form.
7. 30 year habitat enhancement, management and monitoring plan
And the following conditions:
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Standard
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 permitted shall be carried out in accordance with the following
approved plans: to be advised.
Reason:- For the avoidance of doubt and in the interests of proper planning.
3. No development shall take place until a phasing scheme has been submitted to and
approved in writing by the Local Planning Authority. No development shall take place except
in complete accordance with the approved phasing scheme or as may subsequently be
agreed in writing with the Local Planning Authority .
Reason: In the interests of proper planning of the development.
Design & Layout
4. No phase of development shall commence until details or samples of the proposed
external materials and finishes, including surfacing materials to be used in that phase, have
been submitted to and approved in writing by the Local Planning Authority. Development
shall take place in complete accordance with the approved details.
Reason: In the interests of visual amenity
5. No dwelling shall be occupied until the boundary treatment associated with that dwelling
has been provided in accordance with the approved plans. Notwithstanding the details shown
on the approved plans gaps shall be provided through wall and close boarded fencing to
allow the movement of hedgehogs through the development.
Reason: In the interests of residential amenity & biodiversity.
Environmental Health
6. All works shall be carried out in accordance with the approved Demolition, Construction &
Environmental Method Statement; (Doc. Ref: R9074-SMH-21-XX-MS-K-0001) submitted in
support of this application. Any Statement to this Plan shall be approved in writing by the
Local Planning Authority
Reason: To protect the amenities of the area.
8.
a) No development shall be commenced until proposals for a post development
monitoring scheme, including the methodology and duration, for validating that the predicted
Nitrogen Dioxide (NO2) concentrations are below Air Quality (AQ) objectives, at the nearest
sensitive receptor(s), identified in the approve Air Quality Assessment (SLR Ref No:
410.09095.00005) have been submitted to and approved in writing by the Local Planning
Authority.
b) Once the development has been completed Air Quality monitoring shall be undertaken in
accordance with the approved monitoring scheme (a).
c) If results of the post development monitoring scheme indicate:
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No breach of local AQ Objectives for NO2 at the nearest sensitive receptor,
monitoring shall cease and no further work is required,
 A potential breach of local AQ Objectives for NO2 at the nearest sensitive
receptor, a further air quality assessment shall be undertaken to identify control
measures that could be adopted to address these breaches. The approved
pollution control measures shall be implemented in full and further monitoring
undertaken to validate the effectiveness of these control measures and if
necessary further measures shall be proposed, approved and implemented
until no breach of local AQ Objectives for NO2 at the nearest sensitive receptor
is predicted.
Reason:- To protect the local residents from air pollution and breaches in local air quality
objectives for Nitrogen dioxide
8. No development shall be commenced until a scheme for the provision of electric vehicle
charging points has been submitted to and agreed in writing by the Local Planning Authority.
No property shall be occupied until any approved electric vehicle charging infrastructure
associated with that dwelling has been installed.
Reason:- To protect the local residents from air pollution and breaches in local air quality
objectives for Nitrogen dioxide
9. 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 shall not recommence 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 recommence 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 submitted
to and approved in writing by 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 submitted to and approved in writing 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.
10. No soil 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 shall 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.
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11. Pre-completion sound tests shall be carried out to verify compliance with the criteri a
sound levels in British Standard BS8233: Sound insulation and noise reduction for buildings
(Code of Practice), Professional Practice Guidance on Planning & Noise: Residential
Development (IOA and ANC 2014). A report shall be produced containing all raw data and
showing how calculations have been made and submitted to and approved in writing by the
Local Planning Authority. No dwelling within that phase hereby permitted shall be occupied
until the sound test report has been approved in writing by the Local Planning Authority.
Reason: To protect occupiers from noise and safeguard their residential amenities.

Drainage
12.
The development hereby permitted shall not commence on any phase until drainage
plans for the disposal of foul and surface water flows for that phase have been submitted to
and approved in writing by the Local Planning Authority, and the scheme shall be
implemented in accordance with the approved details before the relevant phase of the
development is first brought into use.
Reason: 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.
13. The development hereby permitted shall not be brought into use until the approved
drainage scheme shown in Blythe Bridge Phase 2 – Schematic Drainage Plan (Ref. R9074BML-21-XX-DR-C-104) and associated documents, has been implemented, and the name,
address and contact details of the part/ies responsible for the submitted management and
maintenance plan have been provided. Thereafter the drainage scheme shall be retained and
maintained in accordance with the Management and Maintenance Schedule outlined in the
Blythe Bridge Phase 2, SUDS Maintenance Plan, dated March 2022.
Reason To reduce the risk of surface water flooding to the development and surrounding
properties for the lifetime of the development.
14. The developer shall ensure that satisfactory arrangements for the control of surface water
are in place as part of any temporary works associated with the permanent development, to
ensure that flood risk is not increased prior to the completion of the approved drainage
strategy.
Reason To reduce the risk of surface water flooding to the development and surrounding
properties during construction.
Trees and Landscape
15. Before the commencement of development (including any site clearance, site stripping,
site establishment or formation/improvement of temporary/permanent access) a
comprehensive arboricultural method statement shall be submitted to and approved by the
LPA. Such a statement shall include full and specific details of all tree protection measures
(such as temporary tree protection barriers and associated notices, any temporary ground
protection surfacing, special construction measures and specifications as appropriate where
any approved works may be located within the Root Protection Areas of retained trees)
together with details of working methods, including relative timescales and
monitoring/supervision responsibilities, for the avoidance, minimisation or miti gation of harm
to existing trees to be retained on and adjacent to the application site, and to ensure that
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such appropriate measures are implemented as necessary to protect trees from the initial
outset of any site establishment or construction operations and for the full duration of such
activity. Notwithstanding any indication in the Underhill Tree Consultancy “Tree Survey &
Arboricultural Impact Assessment Report” reference UTC-0609-03-AIA dated 6th June 2021
submitted in support of the application hereby approved, the arboricultural method statement
required under this condition shall include suitable special construction measures and
working method specifications for the shared drive to plots 171 – 175. Details of any
accommodation or remedial tree works required shall also be submitted and approved prior
to commencement as part of the arboricultural method statement required under this
condition. Thereafter, the development hereby approved shall be carried out only in full
accordance with details approved under this condition.
Reason: To protect existing mature trees within the site
16.
No trees, shrubs or hedgerows shall be removed other than those whose removal is
directly required to accommodate the approved development, unless otherwise approved by
the LPA. There shall be no removal of any trees, shrubs or hedgerows during the bird nesting
season (nominally March to August inclusive), unless otherwise agreed by the LPA and in
this case only following careful inspection by a competent person immediately prior to
removal in order to establish that such trees, shrubs or hedgerow are not in active use by
nesting wild birds.
Reason: In the interests of ecology
17. The first action on commencement of any phase of development, prior to any further
action (including any site clearance, site stripping, site establishment or
formation/improvement of temporary/permanent access) shall be the erection of temporary
tree protection barriers and advisory notices for the protection of the existing trees to be
retained, in accordance with guidance in British Standard 5837:2012 Trees in Relation to
Design, Demolition and Construction – Recommendations, and as broadly indicated in the
Underhill Tree Consultancy “Tree Survey & Arboricultural Impact Assessment Report”
reference UTC-0609-03-AIA dated 6th June 2021 submitted in support of the application
hereby approved, and as subsequently more specifically shown in the Arboricultural Method
Statement required under Condition 1 (or as may be renumbered to suit the decision notice)
of this consent, and these shall be retained in position for the duration of the period that
development takes place, unless otherwise agreed by the LPA. Within the fenced areas there
shall be no excavation, changes in ground levels, installation of underground services,
provision of hard surfacing, passage of vehicles, storage of materials, equipment or site huts,
tipping of chemicals, waste or cement, or lighting of fires unless otherwise agreed by the
LPA.
Reason: To protect existing mature trees within the site
18. The planting scheme shown on Liz Lake Associates Detailed Planting Plan Sheets 1 to 4
inclusive on Drgs. Nos. 1965-A3-001 Rev P02, 1965-A3-002 Rev P03, 1965-A3-003 Rev P03
and 1965-A3-004 Rev P02 (or as may be subsequently amended by further revised plans
prior to determination) shall be fully implemented within each phase of the development
hereby approved including associated open space areas before the end of the first available
dormant season (November to February inclusive) following completion of the development
in each phase. The trees, shrubs, herbaceous and marginal/ aquatic plants and grass
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: To ensure satisfactory landscaping of the finished development
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19. Prior to the commencement of development (including any site clearance, site stripping,
site establishment or formation/improvement of temporary/permanent access) a landscape
and ecological management plan shall be submitted to and approved by the LPA, giving
details of proposed creation, maintenance, management and development, including
timescales and delivery mechanisms, for all landscaping and wildlife habitats and associated
structures/features within the various public open spaces, ecological areas and structural
landscaping provision across the site. This shall include full and accurate locations of existing
and any proposed new habitats; technical specifications, timescales and phasing for the
creation of any new habitats; 5 year establishment and aftercare management prescriptions
for any newly created habitats; and minimum 20 year maintenance and management
operations for all habitats throughout the site to be monitored and reviewed every 5 years,
together with confirmation of arrangements and responsibilities for implementation of the
management plan. Following approval of such a management plan, it shall be fully
implemented in accordance with the details and timescales so approved .
Reason: To ensure satisfactory landscaping of the finished development
Archaeology
20. A) The archaeological site work shall be implemented in full in accordance with the
approved written scheme of archaeological investigation submitted in support of the
application.
B) The development shall not be occupied until the site investigation and post-fieldwork
assessment has been completed in accordance with the approved written scheme of
archaeological investigation and the provision made for analysis, publication and
dissemination of the results and archive deposition has been secured.
This work shall be carried out by an appropriately experienced archaeologist(s) working to
the Chartered Institute for Archaeologists’ (CIfA) Code of Conduct and relevant Standard and
Guidance.
Reason: To protect and record likely below ground deposits.
Ecology


Final list to be confirmed but to include: Development to take place in accordance with
Recommendations in the Ecological Appraisal 2021

Highways


Final list to be confirmed but to include: Development to take place in accordance with
Construction Environment Management Plan (CEMP) dated 7 October 2021

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.
10.

APPENDICES TO THE REPORT

«APPLICATION_NUM BER»

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/ApplicationSearchServlet?PKID
=150244

