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Site Address: 
Land at Ball Green Farm, Woodhouse Lane, Brown Edge, ST6 8AR 

 
Applicant: 

Mr. D. Clement 
 

Proposal: 
Retention of excavation works, erection of freestanding agricultural 

building for animal housing, extension to existing agricultural building to 
provide animal housing, erection of slurry tank and retention of 

vehicular access 
 

Planning Statement: 
Date Issued: 23rd February 2021 

Job Reference: RDP/2021/039 
 

Report Prepared By: 
Rob Duncan BSc(Hons) MA MRTPI 

Rob Duncan Planning Consultancy Ltd 
 

Contact Details: 
Rob Duncan Planning Consultancy Ltd. 

70 Ferndale Road, Lichfield, Staffordshire, WS13 7DL 
Email: rob78duncan@gmail.com 

Tel. 07779 783521 
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1 Introduction 

 

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

to seek full planning permission for agricultural developments on land at Ball 

Green Farm, Woodhouse Lane, Brown Edge.  The application encompasses 

the following components: 

 

• Retention of excavation works previously carried out on the site to lower 

land levels within the site.  The works were completed in 2020 and 

encompassed a change in levels of up to 4.2 metres.  The application 

proposes some minor changes to the land levels in and around the 

building to backfill some of the area behind the building and create a 

more natural level.   

 

• Erection of free standing agricultural building to be used for animal 

housing.  The building will occupy a footprint of 744.2 square metres and 

stand to a ridge height of 7.1 metres.  It will be constructed from a portal 

frame, with a concrete panel base and fibre cement corrugated sheets 

above, and a fibre cement roof. The building will be fully enclosed on its 

western and northern elevations, with two full height openings on its 

southern elevation to provide ventilation and a further access point on 

the eastern elevation of the building.  The internal face of the walls and 

roof are to be sprayed with soundproofing spray foam.  There will be no 

external lighting on the western or northern elevations of this building. 

 
• Erection of extension to existing cattle shed, to be used for additional 

animal housing.  The proposed extension will extend off the northern 

elevation of the existing cattle shed and will occupy a footprint of 341 

square metres.  It will stand to a ridge height of 4.7 metres, and will be 

constructed from a portal frame, with a concrete panel base and fibre 
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cement corrugated sheets above, and a fibre cement roof.  The extension 

will be enclosed on its eastern and western sides, with two openings on 

its northern elevation facing towards the proposed freestanding building.  

The internal face of the walls and roof are to be sprayed with 

soundproofing spray foam.   

 
• Erection of slurry storage tank to the immediate north of the existing 

slurry tank on the site.  The tank will cover an area of 518 square metres, 

with a height and stand to a rim height of 4.86 metres.  Sub-terranean 

drainage channels will connect the existing buildings with the slurry tank 

as shown on the submitted Site Plan.   

 
• Retention of Vehicular Access Track.  There originally existed an 

agricultural access at the northwest corner of the site off Gorsey Bank.  

That access was extended a few years ago and now runs in front of the 

existing silage bays.  More recently this access track has had additional 

gravel laid onto it by a contractor who had intended to operate from the 

site.        

 
1.2 The application represents a re-submission following the refusal of 

applications SMD/2019/0320, SMD/2019/0331 and SMD/2019/0349 which 

had each proposed the creation of agricultural buildings for the keeping of 

animals as part of three phases.  The applications were all refused planning 

permission for the following reason:  

 

“The siting of the proposed building in close proximity to 

neighbouring dwellings at Heather View and Farm Lea would 

result in unacceptable harm to the living conditions of these 

neighbouring occupiers due to overbearing impact, noise and 

general disturbance, odour and loss of outlook. The proposal is 

therefore contrary to Policy DC1 of the Core Strategy and 
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paragraph 127 of the NPPF, which states that planning should 

always seek to secure high quality design and a good standard 

of amenity for all existing and future occupants of land and 

buildings”.  

 

1.3 This revised application has been subject to a pre-application site meeting 

with representatives of the Local Authority’s Planning and Environmental 

Health Departments, where it was confirmed that the principle of 

development was acceptable, and that the previous applications had been 

refused solely on the grounds of potential harm to neighbouring residential 

amenity.   

 

1.4 It was concluded that the re-siting of the building and its proposed location at 

a lower level following the recent excavation work, coupled with its single 

aspect orientation and enclosed elevations would collectively serve to avoid 

any adverse impact on neighbouring amenity.  It was recommended that 

sound insulation be installed into the roof and walls of the final construction 

in the interests of minimising breakout noise.  It was also recommended that 

any plant and machinery used in or in connection with the development 

should not increase background noise levels.  Details of drainage should also 

be shown, and illumination should be installed so as not to be directed 

towards neighbouring residential properties.  The submitted proposal 

responds positively to these recommendations.   

 
1.5 The Local Authority has also concluded separately that the formation of a 

silage pit to the west of the proposed building amounted to Permitted 

Development and therefore does not require consent from the Local 

Authority.   
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2 Site Location 

 

2.1 The application site is located within the North Staffordshire Green Belt and 

comprises a long established Dairy Farm that lies on the eastern side of 

Gorsey Bank and north west of Woodhouse Lane.   The agricultural holding 

extends to some 260 acres (owner occupied) with a further 120 acres rented.  

The main farmyard lies to the southwest corner of the holding, extending 

northwards along the western boundary of the site with Gorsey Bank where 

there are existing silage pits.   

 

2.2 The site benefits from three vehicular access points, one off Gorsey Bank at 

the northwesternmost corner of the site, one off Gorsey Bank towards the 

southwest corner of the site, and one off Woodhouse Lane adjacent to the 

southwest corner of the site.   The western, northern and southern 

boundaries of the site are enclosed by mature hedgerows and occasional 

field trees.  The eastern boundary is open, and slopes sharply away down to 

the fields beyond. 

 

2.3 Beyond the western boundary runs the carriageway of Gorsey Bank, beyond 

which lies residential development and a small cluster of allotments.  The 

carriageway of Woodhouse Lane encloses the southern boundary.  The 

northern boundary of the site is enclosed partly by a single storey Church, 

and its associated curtilage, with a hedgerow enclosing the remainder of the 

northern boundary, beyond which lie a handful of properties in Meadow 

View.   
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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 

Staffordshire Moorlands Local Plan of which the following policies are 

considered to be of relevance:  

 

3.2 Policy SS10 of the Local Plan relates to the ‘Other Rural Areas Area Strategy’ 

and states that these areas will provide only for development which meets an 

essential local need, supports the rural diversification and sustainability of 

the rural areas, promotes sustainable tourism or enhances the countryside.  

The policy goes on to state that the Council will meet essential local needs by 

enabling the limited expansion or development of business for employment 

uses where a rural location can be justified.  It also states that strict control 

will continue to be exercised over inappropriate development within the 

Green Belt allowing only for exceptions as defined by Government policy. 

 

3.3 Policy E1 of the Local Plan relates to ‘New Employment Development’ and 

states that such development will be assessed according to the extent to 

which it supports and improves the local economy in terms of providing for 

the needs and skills of the existing and future local resident workforce and 

meeting identified business needs, having regard to the Spatial Strategy 

Policies in SS2, SS3, area strategy policies, and general employment land 

requirements set out in Policy SS4. It goes on to state that in general the 

Council will endeavour to support the expansion of existing businesses and 

new businesses in the District, and that to support the growth of the 

economy, the Council will encourage provision for small-scale and start-up 

businesses.  
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3.4 Policy DC1 of the Local Plan relates to ‘Design Considerations’ and 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.  It requires that new development should (amongst other 

criteria): 

 

• 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; 

 

• 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; 

 

3.5 Policy DC3 of the Local Plan relates to ‘Landscape and Settlement Setting’ 

and 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 
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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; 

 

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

the Peak District National Park. 
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4 Other Material Considerations  

 

National Planning Policy Framework (2019) 

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

sustainable development and sets out policies, inter-alia, in respect of 

safeguarding the Green Belt, securing high quality design and supporting the 

rural economy.  The content of the NPPF has been taken into account in the 

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

Planning Assessment below.  

 

Applications SMD/2019/0320, SMD/2019/0331 and SMD/2019/0349 

4.2 These applications each proposed the erection of an agricultural building on 

the site to be used for animal housing, as part of a three-phased 

development.  The three applications were each refused on the grounds of 

potential harm to neighbouring residential amenity.  The conclusions of the 

Local Authority in their assessment of that application have been taken into 

consideration in the preparation of this application and are discussed in more 

detail within the Planning Assessment below.   
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5 Planning Assessment 

 

Green Belt 

5.1 Policy SS10 of the Local Plan confirms that the rural areas will provide only 

for development which supports the rural diversification and sustainability of 

the rural areas, allowing also for the limited expansion or development of 

businesses for employment uses where a rural location can be justified.  

Policy SS10 goes on to state that strict control will continue to be exercised 

over inappropriate development within the Green Belt allowing only for 

exceptions as defined by Government policy. 

 

5.2 The National Planning Policy Framework confirms that there is a presumption 

against the erection of buildings within the Green Belt, but identifies a 

number of specific exceptions, which include:  

 

“buildings for agriculture and forestry” 

 

5.3 The applicant’s agricultural holding extends to some 110 hectares and is 

registered under holding number 37/114/0154, with a further 48 hectares 

rented to provide additional grazing land.  The applicant currently has in the 

order of 280 dairy cows along with 60-80 young stock associated with his 

long established dairy operation.  The existing buildings are inefficient in 

layout and necessitate additional feeding regimes, as well as presenting 

issues when it comes to disposal of slurry, with the applicant having to 

employ a contractor to remove slurry 3 – 4 times a year, despite the presence 

of an existing slurry tank.   

 

5.4 The proposed freestanding building and extension to the existing cattle 

building are both to be used for the housing of cattle and will serve to 

dramatically improve the efficiency and layout of the farming activities, and 
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will also serve to reduce feeding regimes to once a day at around 8am, 

instead of the twice daily feeding that they currently need to employ, which 

occurs at 6am and 4pm.   The layout of the buildings will enable slurry to be 

pushed into a grid by tractor which will then be pumped into the nearby 

slurry tanks and will represent a vast improvement in the way in which this 

site operates.  The provision of the slurry tank, which will be covered, will 

also help to reduce odours emanating from the site.   

 
5.5 The proposed buildings along with the proposed slurry store all constitute 

agricultural buildings for which there is a demonstrable agricultural need.  

The proposal consequently amounts to an appropriate form of development 

within the Green Belt in accordance with policy SS10 of the Local Plan and 

paragraph 145 of the NPPF. 

 

5.6 The works of excavation undertaken on the site along with the formation of 

the access track are likewise considered to amount to an appropriate form of 

development within the Green Belt.  Paragraph 146 of the NPPF confirms 

that engineering operations are not inappropriate in the Green Belt, provided 

that the retain the openness of the Green Belt and do not conflict with the 

purposes of including land within it.  The excavation works and access track 

preserve the openness of the Green Belt, and do not conflict with any of the 

purposes of including land within it.  They too are consequently considered to 

amount to an appropriate form of development within the Green Belt, and as 

such the proposal is in accordance with policy SS10 of the Local Plan.  

 

Residential Amenity 

5.7 The previous three applications on the site (SMD/2019/0320, 

SMD/2019/0331 and SMD/2019/0349) each proposed the erection of 

agricultural buildings to be used for the housing of animals, with the buildings 

lying some 90 metres from the nearest residential property (no.8 Heather 
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View) at its closest point.  Those applications were found to be harmful to the 

residential amenity of neighbouring occupiers in Heather View and Farm Lea 

on the grounds of overbearing impact, noise, general disturbance, odour and 

loss of outlook.   

 

5.8 This revised application follows on from recent excavation works undertaken 

on the site and incorporates a number of revisions aimed at avoiding any 

adverse impact on neighbouring residential amenity.  The changes include: 

 

• Re-siting of the building so it sits some 130 metres from neighbouring 

properties at its closest point (90 metres previously) 

 

• Reduction in the ridge height of the building to 7.1 metres (8 metres 

previously)  

 

• Building sits at much lower level within the site owing to recent 

excavations (up to 4.2 metres lower) and will be substantially enclosed by 

the embankment 

 

• Avoidance of openings in the northern and western elevations of the 

freestanding building. 

 

• Provision of soundproofing spray foam to interior of buildings to help 

reduce noise outbreak from the buildings (no mitigation previously 

proposed). 

 

• Provision of covered slurry tank fed by subterranean drainage channels 

which will serve to reduce odours on the site (no slurry tank proposed 

previously). 
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5.9 Whilst the applicant has a large land holding, he is restricted by his location 

and the topography of the surrounding landscape, such that the application 

site represents the only realistic location for the siting of new buildings.  The 

land to the east slopes steeply away and is entirely unsuited to the 

construction of a new building, both in physical terms, but also in terms of 

practicality when it comes to milking.  There is no record of complaint against 

the applicant’s existing business from a noise or odour perspective and given 

the constructive and meaningful revisions to the proposal that the applicant 

has made, I consider the previously raised concerns have been satisfactorily 

allayed.  

 

5.10 The revised scheme has been the subject of pre-application discussions with 

the Local Authority and is considered to have responded positively to the 

recommendations and comments raised at the site meeting.  Taking all of the 

above into account it is submitted that the proposed development will not 

have an adverse impact on the amenity of neighbouring residential occupiers 

and is in accordance with policy DC1 of the Local Plan. 

 

Design & Impact on Landscape 

5.11 The previously submitted applications had proposed buildings that would 

have stood taller than the submitted proposals, on land that was, at that 

time, at a higher level than it is now.  None of the previous three applications 

were refused on the grounds of design or harm to the landscape.  Given the 

changes in level across the site, coupled with the reduction in the height of 

the proposed building, it is submitted that the proposed development will 

likewise not give rise to harm to the landscape.  The application is therefore 

in accordance with policies DC1 and DC3 of the Local Plan and the provisions 

of the NPPF in this regard.   
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6 Conclusion 

 

6.1 The proposed agricultural buildings, along with excavation works and the 

formation of the access track constitute appropriate forms of development 

within the Green Belt that meet an identified agricultural need.  The revised 

siting, orientation and scale of the building furthermore serves to allay the 

concerns raised in previous applications about impact of animal housing on 

the amenity of neighbouring occupiers.  The proposals are of a scale, massing 

and design that do not detract from the character and appearance of the 

area, nor will they give rise to harm to the landscape.   

 

6.2 The proposed development is therefore considered to accord with the 

provisions of policies SS10, E1, DC1 and DC1 of the Staffordshire Moorlands 

Local Plan, and guidance contained within the National Planning Policy 

Framework.  

 


