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1 Introduction 

 

1.1 Rob Duncan Planning Consultancy Ltd. has been instructed by Mr. D. Miller to 

seek full planning permission for the erection of a detached dwelling on land 

adjacent to Fair View, Bank End, Brown Edge. 

 

1.2 The application represents a resubmission following the refusal of application 

SMD/2019/0482 which had also proposed the erection of a detached dwelling 

on the site.  That application was refused on the following grounds: 

 

1. The proposal is unacceptable in terms of design due to being at odds with 

the street scene and neighbouring development on account of the acute 

difference in levels with Fairview; the loss of open landscape and visual 

space to the road edge as a result of the proposal building and its parking 

and turning space being hard up to the roadside in a location which 

historically and to the recent present day was open and which remains the 

prevailing character of the street scene south of the development site; also 

the choice of external materials and absence of chimneys makes the 

proposal at odds in design appearance with its adjacent neighbour with 

which it is most closely visually aligned; all of which points take on 

increased importance given the site’s public prominence. The development 

is thus contrary to Core Strategy policies SS1; SS1a; SS6a; DC1 and DC3, the 

NPPF, emerging Local Plan policies SS1; SS1a; SS8; H1; DC1 and DC3 and 

the adopted Staffordshire Moorlands Design Guide and the National Design 

Guide.  

 

2. The proposal does not provide adequate external amenity space for the 

dwelling given that the available outdoor amenity space is significantly less 

than the LPA’s adopted minimum standards as set out in the Space About 

Dwellings SPG and would thus be contrary to Core Strategy policies SS1; 
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SS1a; SS6a; DC1 and DC3, the NPPF, emerging Local Plan policies SS1; SS1a; 

SS8; H1; DC1 and DC3 the adopted Staffordshire Moorlands Design Guide 

and the National Design Guide.  

 

3. Due to the awkward access arrangements for vehicle parking and turning 

as a result of the cramped layout of the site and the small overall area 

available, the parking and turning would further reduce the amenity of 

occupants and risk conflict in the shared use of the access with that also 

serving the neighbouring dwelling of Fairview and would thus be contrary 

to Core Strategy policies SS1; SS1a; SS6a; and DC1, the NPPF, emerging 

Local Plan policies SS1; SS1a; SS8; H1; and DC1 and the adopted 

Staffordshire Moorlands Design Guide and the National Design Guide.  

 

1.3 This revised application has sought to constructively address these reasons for 

refusal, and incorporates a revised design, the re-siting of the dwelling further 

forward within the plot, revised parking arrangements, and a differing palette 

of materials.   

 

1.4 The resultant dwelling encompasses a two storey form, with living room, 

kitchen / diner, w.c and hallway at ground floor, with two bedrooms and a 

bathroom at first floor.  The gross floor area of the dwelling will be 83 square 

metres.  To the side and rear of the property with be an area of amenity space, 

with two off-street parking spaces provided by way of a vehicular access in 

front of the property.   

 
1.5 This Planning Statement appraises the proposed development in the context 

of both local and national planning policy, having due regard to the previously 

refused scheme, and sets out the case for the revised application to be 

approved.   
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2 Site & Surroundings 

 

2.1 The application site lies within the defined settlement boundary of Brown Edge 

and comprises a parcel of land that is laid to a mixture of grass and 

hardstanding, and which is enclosed by post and rail fencing.   The parcel of 

land extends to some 0.02 hectares (208 square metres) and gently slopes 

from west to east towards the highway. The site does not form part of a 

conservation area, and there are no statutorily listed buildings within the 

immediate locality.  The land furthermore does not benefit from any form of 

statutory protection.   

 

2.2 The western boundary of the site is enclosed by a dry stone wall, beyond which 

lies the property of Fair View.  The neighbouring property sits at a higher level 

to the application site, and comprises a simply proportioned, symmetrical two 

storey dwelling constructed from stonework with a Staffordshire Blue tiled 

roof, accentuated by chimneys at each gable end.   

 
2.3 The southern boundary of the site comprises the existing vehicular access 

serving Fair View, beyond which lies a parcel of open land which is laid to grass.  

There is also informal frontage parking adjacent to that land abutting up to the 

highway.   Abutting up to the eastern boundary of the site is the carriageway 

of Bank End, beyond which there is an area of concrete hardstanding utilised 

for parking, with a pair of semi-detached two storey dwellings set behind at a 

lower level.  A small spur / cul-de-sac of Bank Road extends eastwards from 

the southeast corner of the site.  To the north of the site lies an existing vehicle 

repair garage, and which is separated from the application site by a mature 

hedgerow.   
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3 Planning Policy 

 

3.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 

proposals to be determined in accordance with the Development Plan taking 

into consideration any material considerations relevant to the determination 

of the application.  The Development Plan for this area comprises the Stafford 

Moorlands Core Strategy DPD (2020) of which the following policies are of 

relevance: 

 

3.2 Policy SS1 of the Local Plan states that the Council will expect the development 

and use of land to contribute positively to the social, economic and 

environmental improvement of the Staffordshire Moorlands in terms of 

delivering, in partnership with other agencies and services: 

 

• a mix of types and tenures of quality, affordable homes, including starter 

homes, to meet the needs and aspirations of the existing and future 

communities  

 

• quality local services, including provision for education, healthcare, leisure, 

community, cultural and tourist facilities in response to anticipated 

population change and visitor numbers; 

 
• easy access to jobs, shops and transport services by all sections of the 

community; 

 
• increased economic prosperity and opportunities for employment and 

greater local capacity with an educated, skilled and flexible workforce;  

 
• a healthy, safe, attractive, active, well-designed and well-maintained 

environment; 
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• development which maintains the locally distinctive character of the 

Staffordshire Moorlands, its individual towns and villages and their 

settings; 

 
• development that is undertaken in a way that protects and enhances the 

natural and historic environment of the District and its surrounding areas, 

including the Peak District National Park, both now and for future 

generations. 

 
• support development which secures high quality, sustainable 

environments, efficient and effective use of resources and contributes 

effectively to tackling climate change and reduced carbon emissions. 

 

3.3 Policy SS3 of the Local Plan relates to the ‘Future Provision and Distribution of 

Development’ and states that provision will be made for at least 6080 

additional dwellings (net of demolitions) to be completed in Staffordshire 

Moorlands during the period 2014 to 2033 - an annual average of 320 homes 

per year. Sufficient deliverable land will be identified to provide at least 5 years 

of development at all times.  Development will be located in accordance with 

the Spatial Strategy and will be distributed between the towns and villages, 

with the rural areas (of which Brown Edge forms part) identified to receive 25% 

of the total housing allocation.   

 

3.4 Policy SS8 of the Local Plan states that the larger villages (of which Brown Edge 

is one) shall retain and enhance their role as rural service centres, providing 

for the bulk of the housing requirement of the rural areas and also for 

employment needs of a scale and type appropriate to each settlement having 

regard to infrastructure capacity and character. The Council and its partners 

will achieve this through a number of actions, including:  
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• Increasing the range of available and affordable house types, including 

for first time buyers and families. 

 

• Supporting the development of housing windfall sites within the 

village boundaries, subject to wider Local Plan polices. 

 

3.5 Policy H1 of the Local Plan states, inter-alia, that all development will be 

assessed according to the extent to which it provides for high quality, 

sustainable housing and to which it meets identified housing needs, having 

regard to the location of the development, the characteristics of the site and 

the economics of provision.  New housing development should provide for a 

mix of housing sizes, types and tenure including a proportion of affordable 

housing as set out in Policy H3, and where appropriate housing for special 

groups, to meet the needs and aspirations of the current and future population 

having regard to the Area Strategies. All housing development should be at the 

most appropriate density compatible with the site and its location, and with 

the character of the surrounding area. It is assumed that higher densities will 

be appropriate in locations which are accessible by public transport. All new 

dwellings should aim to provide flexible accommodation which is capable of 

future adaptation by seeking to achieve adequate internal space for the 

intended number of occupants in accordance with the Nationally Described 

Space standard and delivered to meet accessibility standards set out in the 

Optional Requirement M4(2) of Part M of the Building Regulations. This will be 

determined on a site-by-site basis subject to considerations such as viability 

and design. All new dwellings must be of sufficient size to provide satisfactory 

levels of amenity for future occupiers of the dwellings whilst respecting the 

privacy and amenity of occupiers of existing dwellings. 
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3.6 Policy DC1 of the Local Plan states that 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. Proposals should be 

designed to respect the site and its surroundings and promote a positive sense 

of place and identity through its scale, density, layout, siting, landscaping, 

character and appearance.   Development should also protect the amenity of 

the area, including residential amenity in terms of satisfactory daylight, 

sunlight, outlook, privacy and soft landscaping.  

 

3.7 Policy DC3 of the Local Plan states that the Council will protect and, where 

possible, enhance local landscape and the setting of settlements in the 

Staffordshire Moorlands by: 

 

1. 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.  

 

2. 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. 

 
3. 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. 

 
4. Supporting opportunities to positively manage the landscape and use 

sustainable building techniques and materials which are sympathetic to 

the landscape. 
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5. Ensuring that development does not adversely affect the wider setting of 

the Peak District National Park. 

 

3.8 Policy T1 of the Local Plan states that the Council will promote and support 

development which reduces reliance on the private car for travel journeys, 

reduces the need to travel generally and accommodates residual development 

traffic in line with the Integrated Transport Strategy. This will be achieved by: 

 

1. Ensuring that all new development is located where the highway network 

can satisfactorily accommodate traffic generated by the development or 

can be improved as part of the development. 

 

2. Ensuring that major development is located in areas that are accessible by 

sustainable travel modes or can be made accessible as part of the proposal. 

 
3. Considering appropriate parking provision on a case by case basis with 

recourse to the parking guidance set out in Appendix 2. 

 
4. Where appropriate all new development shall facilitate walking and cycling 

within neighbourhoods and town centres, and link with or extend 

identified walking or cycling routes. In addition applicants should also 

consider how their schemes can enhance the existing path network in line 

with the Staffordshire County Council Rights of Way Improvement Plan and 

also give consideration to the protection of non-definitive public footpath 

routes in addition to definitive routes. 
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4 Other Material Considerations 

 

National Planning Policy Framework  

4.1 The National Planning Policy Framework seeks to secure the delivery of 

sustainable development and sets out guidance inter alia, in respect of 

securing high quality design and assessing transport impacts.  The content of 

the National Planning Policy Framework has been taken into consideration in 

the preparation of this application and is discussed in more detail within the 

Planning Assessment below. 

 

Staffordshire Moorlands Design Guide SPD 

4.2 This document sets out guidance aimed at securing high quality design that 

respects and reinforces the vernacular of the Staffordshire Moorlands.  The 

content of this document has been taken into consideration in the preparation 

of this application. 

 

Staffordshire Moorlands Space about Dwellings SPG 

4.3 This document sets out minimum amenity standards that new development 

should seek to achieve in order to ensure an adequate level of residential 

amenity for both future occupiers and existing neighbouring occupiers.  The 

content of this document has been taken into consideration in the preparation 

of this application. 
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5 Planning Assessment 

 

Principle of Development 

5.1 The application site is located within the defined settlement boundary of 

Brown Edge, wherein new residential development is acceptable in principle 

in accordance with policies SS3, SS8 and H1 of the Local Plan.  No issues were 

raised with regards to this matter in the Local Authority’s assessment of 

application SMD/2019/0482 and consequently the principle of erecting a 

dwelling on this site is considered to be acceptable.  

 

Design & Layout 

5.2 The previously submitted application on the site had proposed a detached two 

storey dwelling, with a symmetrical front elevation, modest gable depths and 

was to be constructed from facing brickwork with a tiled roof.  In determining 

that application the Local Authority noted that the dwelling would have 

prominence within the streetscene and that consequently there was a clear 

case to require the dwelling to be constructed from stone in order to meet 

design quality expectations.  Concerns were also raised that the design did not 

include any chimneys, noting that the neighbouring property Fair View 

exhibited such features and because the proposal would be visually related to 

it, it was necessary for the proposed dwelling to do the same.  

 

5.3 To address these particular concerns the design of the dwelling has been 

amended as part of this revised submission, and whilst the scale, massing 

symmetrical design of the property is unaltered (no concerns having been 

raised about these matters by the Local Authority), the palette of materials has 

been changed so that the dwelling will be constructed from natural stone with 

a Staffordshire Blue tiled roof to match the neighbouring property Fair View.  

Chimneys have also been added at either end of the gabled roof to further 

reflect the character of Fair View.  Stone cills are also shown to further 
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accentuate the design and reflect the characteristics exhibited by the 

neighbouring property.  In doing so the previously raised design concerns are 

considered to have been addressed.  

 
5.4 During the assessment of the previous application concerns were also raised 

about the siting of the dwelling in close proximity to the road and the 

consequential loss of the openness and relief to the built environment that the 

Local Authority consider the site to afford.  Concerns were also raised about 

the provision of parking hard up against the roadside, noting that it would be 

essential to require a wall to be built to the roadside boundary to define the 

plot and ensure that vehicle parking did not become the defining feature of 

the site.  Concerns were also raised about the loss of open landscape and visual 

space to the road edge, and that the dwelling would appear at odds with Fair 

View owing to the change in levels. 

 
5.5 I take a differing view on this and consider the proposal represents an 

opportunity to enhance the character and appearance of the surrounding area.   

The development pattern of the surrounding area particularly varied and does 

not exhibit a strongly defined pattern.  There are dwellings that have their 

principal elevations facing the road, and others that present their side 

elevations.  Some dwellings are set well back from the highway, others abut 

up to the carriageway (e.g. Three Gables to the south).  There are also backland 

developments observable, and by resultant effect there is no strongly defined 

settlement pattern.  The variance in the character of the area is also reflected 

in the scale, massing and design of the existing dwellings, which exhibit no 

consistency in design, and include a mixture of traditional, 1960s/70s and more 

contemporary dwellings.   

 
5.6 On approach to the site along Bank End from the south, the site is read against 

the backdrop of the adjacent vehicle repair garage, which lies at a higher level 

to the application site, and which dominates the views on approach from this 



 
Fair View, Bank End, Brown Edge 

Planning Statement 
 

 
 

_____________________________________________________________________ 
 

14 

direction.  The garage building is somewhat poor quality in appearance and 

contributes little to the character and appearance of the area.  The siting of 

the proposed dwelling in front of this building will present a much more 

appropriate and visually attractive development to views on approach along 

Bank End, obscuring the garage from views.   

 
5.7 The dwelling will be set closer to the highway than some of the other 

properties in the area, but there are nevertheless other properties which abut 

immediately up to the carriageway (Three Gables) so the proposed siting 

would not be alien to the character of the area.  In determining the previous 

application on the site, the Local Authority furthermore noted that a gable end 

addressing a road front was not of itself out-of-character.   

 
5.8 The site layout has furthermore been revised such that the proposed parking 

for the dwelling now sits in front of the dwelling rather than alongside, and 

consequently an open area of amenity space, enclosed by landscaping will be 

retained between the side gable and the carriageway.   

 
5.9 The dwelling will be set lower than the neighbouring property of Fair View, but 

I do not see this as being particularly harmful, as that arrangement reflects the 

sloping character of the surrounding area, with the dwelling on the opposite 

of Bank End to the east lying lower still.  For these reasons I submit that the 

proposed development will not give rise to unacceptable harm to the 

character and appearance of the area, and that the proposal is in accordance 

with policies SS1, DC1 and DC3 of the Local Plan and guidance contained within 

the adopted Design Guide SPD. 

 

Residential Amenity 

5.10 In determining the previous application on the site, the Local Authority cited 

concerns that proposal did not provide adequate external amenity space for 

the dwelling, noting that the available outdoor amenity space was significantly 
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less than the LPA’s adopted minimum standards as set out in the Space About 

Dwellings SPG.   

 

5.11 The revised proposal has served to move the dwelling forward within the plot 

by 1 metre and has re-sited the proposed car parking to in front of the dwelling.  

By resultant effect the proposal now incorporates an area of amenity space 

that extends to some 66 square metres (excluding the proposed parking area 

and patio area in front of the dwelling).  The level of amenity space provision 

therefore now exceeds the minimum required standard of 65 square metres.  

 

5.12 As with the previous application the gross internal floor area of the dwelling 

continues to exceed the minimum requirement as defined the Nationally 

Described Space Standards, with an internal floor area of circa 83 square 

metres compared to a minimum requirement of 79 square metres.  Future 

occupiers of the dwelling will therefore be afforded an appropriate level of 

residential amenity.  

 
5.13 The proposed development is furthermore consistent with the minimum 

interface distances set out within the Space About Dwellings SPG and 

consequently will not derive any adverse impact to the amenity of 

neighbouring residential occupiers.  The proposed development is therefore 

consistent with policy DC1 of the Local Plan in this regard.  

 

Highway Safety 

5.14 The previously submitted application on the site had proposed the creation of 

a parking area alongside the eastern elevation of the proposed dwelling, 

accessed off the existing driveway serving Fair View.  Whilst that proposal was 

found to be acceptable to the Local Highway Authority who raised no 

objections, the Local Authority opted to go against that advice and refuse 
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consent on the grounds that the access arrangements would be awkward and 

would risk conflict arising from the shared use of the existing access. 

 

5.15 To address these concerns the site access arrangements have been revisited, 

and the submitted application now proposes the formation of a separate 

vehicular access to serve the dwelling, sited alongside and running parallel to 

the existing access serving Fair View.  Two off-street parking spaces are 

provided to meet the needs of future occupiers, and this level of provision 

meets the Local Authority’s adopted parking standards.  The resultant access 

does not interfere with the existing vehicular access serving Fair View and 

consequently will not derive any awkward access manoeuvrers or give rise to 

conflict with users of the existing access.   

 
5.16 The proposed access will afford good visibility, and be visible to oncoming 

traffic along Bank End, and consequently will not give to any material adverse 

impact to highway safety in the locality.  The proposed development is 

therefore in accordance with policy T1 of the Local Plan and guidance 

contained in paragraphs 108 and 109 of the NPPF.   
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6 Conclusion 

 

6.1 The proposed scale, massing, design and layout of the development is 

considered to be in keeping with the character and appearance of the 

surrounding area and will afford an appropriate level of residential amenity for 

future occupiers of the dwelling.  The concerns previously raised about 

awkward vehicle manoeuvres have also been resolved, and consequently this 

revised proposal is considered to meet the requirements of policies SS1, SS3, 

SS8, DC1, DC3 and T1 of the Staffordshire Moorlands Local Plan and guidance 

contained within the National Planning Policy Framework, Design Guide SPD 

and Space about Dwellings SPG.   


