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REFERRAL

The application is brought to the Planning Applications Committee as the 
application is a small scale major. 

SUMMARY OF RECOMMENDATION

REFUSE

1. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

1.1 This application relates to a rectangular piece of land positioned to north 
east of Macclesfield Road, north west of Leek Cricket Club. The existing site 
is relatively flat in nature and is occupied by a detached dwellinghouse that is 
located in the south western portion of the plot with the remainder of the site 
being used for grazing. Lowfield and Highfield serve to separate the plot from 
the main Macclesfield Road. A private driveway that serves Home Farm and a 
number of residential properties to the north-east of the site bounds the site 
immediately to the north, with open agricultural land beyond.

2. DESCRIPTION OF THE PROPOSAL

2.1 This application seeks outline approval for the construction of residential 
development with all matters reserved (except for access). The submitted 
indicative layout plan demonstrating the provision of up to 14no. units has 
been withdrawn and replaced with an amended indicative layout plan 
demonstrating the provision of 8no. units. A Visual Impact Assessment has 
been submitted to support the revised indicative layout and a Heritage Impact 
Assessment has been submitted which presents clear evidence about the 



history of the site, how it has changed over time and what is special and of 
heritage value.

3. RELEVANT PLANNING HISTORY

SMD/1978/0937
78/05854/OLDDC

Residential 
development

Refused

4. PLANNING POLICIES RELEVANT TO THE DECISION

4.1 The Development Plan comprises of:

 Saved Local Plan Proposals Map / Settlement Boundaries (adopted 
1998).

 Core Strategy Development Plan Document (adopted March 2014)

Staffordshire Moorlands Local Plan (1998)

4.2 Development boundaries within the 1998 Adopted Local Plan are still in 
force until such time as they are reviewed and adopted through the site 
allocations process.  Following consultation last year a Preferred Options Site 
Allocation DPD is to be consulted on in late Spring 2016.

Adopted Staffordshire Moorlands Core Strategy DPD (26th March 2014)

4.3 The following Core Strategy policies are relevant to the application:-

 SS1 Development Principles
 SS1a Presumption in Favour of Sustainable Development
 SS5a Leek Area Strategy
 SS6c Other Rural Areas Area Strategy
 SD1 Sustainable Use of Resources
 SD3 Carbon-saving Measures in Development
 SD4 Pollution and Flood Risk
 H1 New Housing Development
 DC1 Design Considerations
 DC2 The Historic Environment
 DC3 Landscape and Settlement Setting
 C1 Creating Sustainable Communities
 NE1 Biodiversity and Geological Resources
 T1 Development and Sustainable Transport
 T2 Other Sustainable Transport Measures

National Planning Policy NPPF
 Section 6 Delivering a wide choice of high quality homes
 Section 7 Requiring good design
 Section 11 Conserving and enhancing the natural environment



 Section 12 Conserving and enhancing the historic environment

National Planning Policy Guidance
 Space about dwellings

5. CONSULTATIONS CARRIED OUT

5.1 A Site Notice was displayed and neighbours notified by letter. Comments 
received in response can be summarised as follows:

 Harm to landscape character;
 Damage to TPO trees and hedgerows;
 Unneighbourly impact on amenity owing to loss of privacy, shadowing, 

feeling of dominance, increased light and noise;
 Unsustainable location;
 Highway safety;
 Impact on wildlife.

Leek Town Council:  

5.2 Recommend refusal – access concerns (narrow single track), loss of 
trees.

SCC Minerals and Waste Planning

5.3 No objection

Severn Trent Water

5.4 No objections subject to condition to secure an acceptable drainage 
scheme.

Arboricultural Officer

5.5 Objection on the grounds of loss of protected trees and adverse impact on 
the significant amenity value and landscape character of the groups and 
woodland of which they form part, arising from the site access proposals.

Staffordshire County Council Highways

5.6 No objection subject to conditions.

Staffordshire Police

5.7 No objection

Waste Minimisation & Recycling

5.8 Concerns about the suitability of the access lane.

School Organisation



5.9 This development falls within the catchments of Westwood First School, 
Leek, Churnet View Middle School, Leek and Westwood College. 

The development is scheduled to provide 14 dwellings. A development of this 
size could add 2 First School aged pupils, 2 Middle School aged pupils and 1 
High School aged pupil. Westwood College is projected to have sufficient 
space to accommodate the likely demand from pupils generated by the 
development. However, Westwood First School and Churnet View Middle 
School are projected to be full for the foreseeable future. We will therefore be 
requesting a contribution towards First School provision and Middle School 
provision only. We would seek an Education Contribution for 2 First School 
places (2 x £11,031 = £22,062) and 2 Middle School places (2 x £13,827 = 
£27,654).  This gives a total request of £49,716. The above contribution is 
based on the 2008/09 cost multipliers which are subject to change. Further 
consultation would be required at reserved matters stage.

6. OFFICER COMMENT AND PLANNING BALANCE 

Policy Context

6.1 As with all applications, the LPA is required to determine this application in 
accordance with the Development Plan, unless there are material 
circumstances which indicate otherwise and in determining these applications, 
it shall have regard to the provisions of the Development Plan, in so far as 
material to the application and to any other material considerations.  

6.2 Core Strategy Policy SS1a establishes a 'Presumption in Favour of 
Sustainable Development' in line with the National Planning Policy (herein 
referred to as the NPPF) where: (1) planning applications that accord with 
policies within the Core Strategy will be approved without delay and (2) where 
there are no relevant policies or they are out of date, the Council will grant 
planning permission unless material considerations indicate otherwise 
considering:-

I. Any adverse impacts of granting permission would significantly and 
demonstrably outweigh the benefits, when assessed against the policies 
in the NPPF taken as a whole, or,

II. Specific policies in within the NPPF indicate that development should be 
restricted.

6.3 The Core Principles of the NPPF are set out at paragraph 17 which, 
amongst other things, seek to proactively drive and support sustainable 
economic development to deliver homes, businesses, industrial units, 
infrastructure and thriving local places that the country needs. High quality 
design should be sought and a good standard of amenity shall be expected 
for all existing and future occupants of land and buildings. Section 6 of the 
NPPF relates to the delivery of a wide choice of high quality homes.



6.4 The application site is located outside of a defined settlement boundary, 
within open countryside. Policy SS6c relates to ‘other rural areas’ and within 
such areas development will only be supported where it meets an essential 
local need, supports the rural diversification and sustainability of the rural 
area, promotes sustainable tourism or enhances the countryside.

6.5 The development in principle is therefore considered contrary to the 
Development Plan. However, government policy set out in the NPPF aims to 
significantly boost the supply of housing and at para 47 requires the Local 
Planning Authority to identify and annually update a supply of specific 
deliverable sites sufficient to provide five years worth of housing against their 
housing requirements. The Council currently does not have a five year supply 
of deliverable housing sites. Para 49 of the NPPF confirms that in such 
circumstances, relevant policies for the supply of housing cannot be 
considered to be up to date. Restricting the growth of towns and villages by 
the imposition of development boundaries in order to protect the wider 
countryside is, by definition, a means of restricting the supply of housing and 
these policies are therefore out of date.

6.6 Whilst this remains to be the case, the local planning authority must 
therefore consider any future application for the development proposed in line 
with para 14 of the Framework. Whilst the site is located outside of the 
development boundary, it is not located in the Green Belt. There appear to be 
no other NPPF policies that indicate that development should be restricted in 
this location. As such, in accordance with para 14 of the NPPF and Core 
Strategy policy SS1a; a future application may be viewed favourable unless 
the local planning authority considers the balance of harm and concludes that 
any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits when assessed against the policies of the NPPF as a 
whole – the so called “titled balance”.

Character, Appearance & Heritage

6.7 In accordance with policies DC1, DC2, DC3 and R1, development should 
be designed to respect the site and its surroundings having regard to matters 
of scale, density, layout, siting and landscaping. Development which would 
harm or be detrimental to the character of the local and wider landscape or 
the setting of a settlement should be resisted. The Council will seek to support 
development which respects and enhances local landscape character.

6.8 One of the main characteristics of this location is the sense of rural 
isolation that the estate buildings have from the main road, shrouded by 
mature planting and specimen trees. Though it is acknowledged that the site 
is located within reasonable walking distance of the Built-up Area of Leek, it 
remains to be the case that the site is visually divorced from the settlement. 
Development on this site has the potential to introduce an urban built form of 
development that would appear incongruous and uncharacteristic within this 
location. The proposal would not relate well to the existing urban form of the 
town and does not form a natural extension to it and therefore fails to comply 



with Policy DC1 as it would detract from the rural character and appearance 
of this site. 

6.9 The application site flanks the side of the formal drive to the Highfield 
Estate and will be visible from the roadside and visitors of the Leek Cricket 
Club. Whilst the Hall has been demolished the key estate character is still 
present with the wrought iron, hooped roadside railings, the historic entrance 
lodge, gates and railings, and the tree-lined avenue. This is considered to be 
a non-designated heritage asset. The NPPF states that the effect of an 
application on the significance of a non-designated heritage asset should be 
taken into account in determining the application. In weighing applications that 
affect directly or indirectly non designated heritage assets, a balanced 
judgement will be required having regard to the scale of any harm or loss and 
the significance of the heritage asset. 

6.10 Staffordshire Moorlands Historic Environment Assessment (HEA) 
(Appendix 7) area LLHECZ 7 recognises that the integrity of the historic 
landscape around Highfield Hall has been weakened by the demolition of the 
Hall itself. The Assessment recommends the overall settlement pattern of the 
Zone is one of farmsteads and consequently there is little capacity for the 
historic environment to absorb change without fundamentally altering the 
historic landscape character. Accordingly the introduction of residential 
development in this location, where their would be no historical precedent for 
development, would be harmful. The harm to the historic driveway and setting 
of the historic gates would be further harmed by the introduction of the new 
access road from the driveway to Macclesfield Road, bypassing the historic 
gateway. Harm would also occur as a result of formation of the access into 
the site from the driveway itself. 

6.11 In response to these concerns a Heritage Impact Assessment (HIA) has 
been submitted with the application and presents an extremely detailed 
assessment of the way the Highfield Estate has evolved over time. The 
assessment does not seek to justify the development but instead presents 
clear evidence about the historic of the site, how it has changed and what is 
special and of heritage value. 

6.12 The Councils Conservation officer has reviewed the HIA and concurs 
with its conclusions in that the site is visually detached from the main core of 
the estate. It is recognised that the estate has undergone a large number of 
changes and alterations and it is not regarded as a pristine historic landscape, 
primarily as a result of residential development on the site of the hall and 
ancillary access drives. It is argued that ‘the development of further housing 
on the application site within a discrete area of low interest which does not 
impinge on the main views, could be seen and understood as being part of 
the evolution of the private estate’. 

6.13 The HIA acknowledges that there will be some harm to the historic 
parkland with the loss of some trees and impact on formality, but the effects 
will be limited and the scale of harm low, affecting a heritage asset of 
moderate to low significance. It is stated that there is no harm to the setting of 



the gate-lodge or entrance and it is concluded that any harm to the non-
designated heritage asset could be offset by appropriate mitigation secured 
by condition to positively enhance landscape and setting of the asset such as 
careful landscape design and a landscape management plan to address the 
long term treatment of the historic planting.

6.14 This application seeks outline approval and as such limited details have 
been provided. An indicative layout provided with the application has now 
been withdrawn from consideration and the applicant has not specified the 
number of dwellings although the indicative layout showed 14 arranged in a 
very suburban form of cul-de-sac development. This would have been entirely 
out of keeping with the historic layout of the driveway and estate and would 
have been very harmful to its setting. An alternative indicative proposal 
showing 8 dwellings has now been submitted. However, the design and layout 
remains very suburban and will exacerbate concerns regarding the visually 
divorced and incongruous nature of the development and its failure to relate to 
or respect its rural setting. It is acknowledged that this is an outline application 
and were it to be approved a more appropriate form of development, possibly 
involving a further reduction in the number of units and more akin to traditional 
rural cottages, farm or estate buildings would need to be sought. 

6.15 Based on the detailed assessment provided it is considered that 
sensitively designed and considered development of this site would result in 
less than substantial harm to the historic integrity of a non-designated 
heritage asset, in accordance with policy DC2 and chapter 12 of the NPPF 
and that this harm would be outweighed by the public benefits of providing 
housing at a time of a significant housing shortfall. 

Trees

6.16 The Councils Arboricultural Officer has been consulted on the revised 
indicative site layout and the Visual Impact Assessment and comments that.

6.17 The illustrative housing layout has been amended, now showing only 
8no dwellings, but as the application seeks only outline planning permission 
for an unspecified number of dwellings and with layout to be a reserved 
matter for future approval, this layout plan is purely regarded as indicative at 
this stage. However, the illustrative housing layout plan itself continues to 
show a recognition of the general need to respect tree constraints, and 
demonstrates that in principle a housing development should be capable of 
being accommodated in the main body of the site without direct harmful 
impact on significant trees. At reserved matters stage, the details of a specific 
layout would need to be carefully assessed as to any potential direct or 
indirect impact on trees, including consideration of shading, over-bearing 
impact and restricted outlook issues. Whilst also a related matter for later 
consideration, for the record it is noted that the existing belt of mixed species 
trees along the south-western boundary of Highfield, protected as Group G3 
under TPO No. SM.305, and a nearby individual mature Pine tree protected 
as T19, are not shown on the illustrative layout and may have some influence 
on layout design. 



6.18 The additional information submitted does not make any amendments to 
the proposed means of access from Macclesfield Road. It therefore remains 
to be the case that there would be significant impact on trees arising from the 
proposed access arrangements, involving the felling and removal of trees in 3 
locations within continuous canopy tree belts, protected as Groups and 
Woodlands under a Tree Preservation Order reflecting their significant 
contribution to the character and landscape structure of the historic former 
Highfield Hall estate. Loss of trees would occur both as a result of the 
formation of the access to Macclesfield Road and from the driveway into the 
site. 

6.19 A detailed Heritage Impact Assessment (HIA) has also been submitted. 
This correctly notes that the belt of trees along the Macclesfield Road 
boundary of the cricket ground (protected as W1 under the TPO) is a 
relatively recent feature planted in association with adjacent highway 
improvements. The HIA also advises that historically (i.e. 1847 parkland 
layout map), this boundary of the Highfield Hall estate was open, and marked 
by a “sunken fence”. It is therefore strictly correct to suggest that creation of 
the new exit drive out onto Macclesfield Road, which would require removal of 
a cluster of trees within W1 and disrupt its continuity, would not harm actual 
heritage assets. However, maps from 1899 onwards show linear tree planting 
along this boundary, and therefore whilst the trees presently making up W1 
are not themselves very old and probably only 1 of the originally planted linear 
trees (Horse Chestnut T1 in the TPO) survives, the present W1 does still 
reflect a historic visual enclosure of the Highfield Hall estate along 
Macclesfield Road.

6.20 Furthermore, the protected trees make a valuable contribution to the 
street scene and visual amenity afforded to travellers along the Macclesfield 
Road at what is an important gateway into the town on one of it’s principal 
routes. They also form a backdrop to the cricket field and provide an 
enhancement to visual amenity for users of that facility. 

6.21 The presence of tree and understorey belts along the formally 
straightened main drive to the cricket club appear to date from the period 
1870 – 1885 during ownership by the Glover family, according to the HIA. 
This planting lining the straightened drive is shown on maps from 1879 
onwards. Whilst the present trees (and shrubs, although not protected) within 
groups G1 and G2 under the TPO may not all be originals, the HIA does 
acknowledge that creation of the proposed new exit road and proposed 
private drive into the housing development area would cut through these belts 
and affect the character of the formal drive, requiring the removal of some 
trees, and that this would break up the formality of the drive, its planting and 
its current planting character.

6.22 In this regard the application would be contrary to Policy 2.2.6 of the 
Council’s adopted Tree Strategy which states “The Council will not normally 
be granted panning permission for development proposals which directly or 
indirectly threaten trees or woodlands of significant amenity…unless there is 



overriding justification to do so.” The Council’s Arboricultural Officer raises 
objection to this application on the grounds of protected trees and adverse 
impact on the significant amenity value and landscape character of the groups 
and woodlands of which they form part.

6.23 It is noted that proposed access arrangements, specifically the new 
access onto Macclesfield Road, mirror those originally proposed under 
application reference SMD/2016/0376. It is understood that following 
concerns raised in respect of landscape character impact the proposed 
additional access was omitted from that scheme prior to the LPA issuing a 
positive decision.

Highways

6.24 Core Strategy policy DC1 aims to ensure that new development is 
provided with safe and satisfactory access. Access to the site is to be 
achieved from the historic driveway to Highfield Hall. In order to satisfy 
Staffordshire County Council Highways a one way system is proposed which 
incorporates the provision of an ‘exit’ route that extends from the driveway 
southwards and joins Macclesfield Road to the south of the existing access. 
Staffordshire County Council Highways have considered this application and 
raise no objection subject to conditions to secure adequate visibility and 
acceptable parking arrangements.

 Affordable Housing 

6.25 The site measures 0.87 hectares in size and therefore the affordable 
housing requirement outlined under policy H2 is triggered. In accordance with 
policy H2, development proposals of five dwellings (0.16 hectares) or more 
shall provide a target of 33% affordable housing from all sources, unless there 
are exceptional circumstances which dictate otherwise. However, the 
Planning Practice Guidance states that “there are specific circumstances 
where contributions for affordable housing and tariff style planning obligations 
(section 106 planning obligations) should not be sought from small scale and 
self-build development. This follows the order of the Court of Appeal dated 
13th May 2016, which give legal effect to the policy set out in the written 
statement of 28th November 2014 and should be taken into 
account….contributions should not be sought for developments of 10-units or 
less, and which have a maximum combined gross floorspace of no more than 
1000square metres (gross internal area)”.

6.26 This application does not reference a maximum number of dwellings 
being sought. However due to the size of the site it is likely that at reserved 
matters stage the thresholds stated will be exceeded. Should members 
approve this application, or in the event of any Appeal, the Applicant would 
need to agree to a S106 agreement that provides a commitment to provide 
the appropriate percentage of any dwellings over and above 10 units as 
affordable housing in accordance with policy H2. 

Education



6.27 This development falls within the catchments of Westwood First School, 
Leek, Churnet View Middle School, Leek and Westwood College. The figures 
provided by the Schools Organisation advise that on the basis of providing 
14no. dwellings an Education Contribution for 2 school places (2 x £11,031 = 
£22,062) and 2 Middle School places (2 x £13,827 = £27,654) would be 
sought.  This gives a total request of £49,716.

6.28 Should members approve this application, or in the event of an Appeal, 
the Applicant would be required to enter into a S106 to reflect these figures on 
a pro-rata basis. 

7. CONCLUSION 

7.1 The application site has an open sylvan character that reflects the historic 
Highfield Hall Estate. A detailed Heritage Impact Assessment has been 
submitted to support the application which carefully describes the changes to 
the estate of time. The Council’s Conservation Officer has reviewed the 
Assessment and concurs with the view that the site is visually detached from 
the main core of the estate and that there is scope for the site to 
accommodate a small number of dwellings that are of an appropriate scale, 
design and layout without causing significant harm to the historic landscape. It 
is therefore considered that the proposed development cause less than 
substantial harm to a non-designated heritage asset but that this harm would 
be outweighed by the public benefits of housing land supply and is thus in 
accordance with policy DC2 of the SMDC Core Strategy and Chapter 12 of 
the NPPF.

7.2 Though within reasonable proximity to the built settlement of Leek the 
application site remains be divorced from it and comprises a rural character 
that relates very little of the urban landscape of the town. It is considered that 
development of this site is likely to present an uncharacteristic urban form of 
development that would sit at odds with the prevailing character of the area.

7.3 Furthermore, the development would result in significant impact on trees 
arising from the proposed access arrangements, involving the felling and 
removal of trees in 3 locations within continuous canopy tree belts, protected 
as Groups and Woodlands under a Tree Preservation Order reflecting their 
significant contribution to the character and landscape structure of the historic 
former Highfield Hall estate and the visual amenity of the area generally. 

7.4 It is for the reasons stated above that this application is considered 
contrary to Core Strategy policies DC1, DC3 and R1 and the adverse effects 
would significantly and demonstrably outweigh the benefits arising from the 
provision of housing at a time when the Council cannot demonstrate a 5 year 
supply of housing. As such a recommendation of refusal is given.

8. RECOMMENDATION

A. That planning permission be refused for the following reason:-



1. The application site is divorced from the settlement boundary and 
presents a poor relationship to the built-up area of Leek. 
Development of this site is likely to present an uncharacteristic 
urban form of development that would appear divorced from the 
town and incongruous in this location. As such this application is 
considered contrary to Staffordshire Moorlands Core Strategy 
policies DC1, DC3 and R1, and Section 7 of the National Planning 
Policy Framework.

2. The development would result in significant impact on trees 
arising from the proposed access arrangements, involving the 
felling and removal of trees in three locations within continuous 
canopy tree belts, protected as Groups and Woodlands under a 
Tree Preservation Order reflecting their significant contribution to 
the character and landscape structure of the former Highfield 
House and the visual amenity of the area generally. In this regard 
the application is contrary to Policy DC1 of the Staffordshire 
Moorlands Core Strategy, the provisions of the NPPF and Section 
2.2.6 of the Council’s adopted Tree Strategy.

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 
Operations Manager – 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. 




