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Plann ing and Her i tage Sta tement incorpora t ing Des ign  
and Access  Mat te rs 

 

RETROSPECTIVE PLANNING AND LISTED BUILDING CONSENT FOR REBUILDING WORKS,  
REPLACEMENT GLAZING AND INFILL ING OF INTERNAL DOORWAY BETWEEN THE FARMHOUSE AND 
SEMI DETACHED COTAGE AT THE OLD NURSES COTTAGE, HAZELS CROSS ROAD, KINGSLEY,  
ST10 2AY  

 
1 .0 INTRODUCTION  
 
1 .1 Th is is a comb ined p lann ing and l i s ted bu i ld ing consen t app l ica t ion wh ich  
seeks re t rospec t i ve consen t fo r works under taken to the Old Nurses Cot tage ,  
Haze ls  Cross  Road,  Kings ley .     
 
1 .2 The app l i ca t i on bu i ld ing is par t o f a Grade I I  L is ted Bu i ld ing. The 
pr inc ipa l L is ted Bu i ld ing is Newhal l  Farmhouse a two-s to rey 18 th century  
fa rmhouse predomina te ly cons t ruc ted o f br i ck wi th a p la in c lay t i l e roof  
i ncorpora t ing s tone parape ts a t the gab les .    The l i s t ing descr ip t ion (3rd  
January  1967)  re fe r s  to  i t  as : -   
 
Farmhouse ,  La te C18 wi th mid -C19 a l te ra t ions .  Coursed dressed and squared  
s tone wi th sec t ions rebu i l t  in br i ck;  s teep p i t ched t i l ed roo f ;  ve rge parape ts  
wi th p i t ched cop ings and corbe l led knee le rs ; b r i ck end s tacks .  T shaped p lan .    
2 s to rey , 2 window f ron t ,  p ro jec t i ng gab led wing o f  s tone to r igh t ;  ra ised  
s t r ing a t f i r s t  f l oo r a t t i c leve l , .  s ing le range o f C19 four l igh t chamfered  
mul l ioned windows,  deeper to ground f loo r se t back wing to le f t  most l y  
br ickwork .   C20 casement w indows,  segmenta l headed to ground f loo r  r igh t ;  
en t rance  aga ins t  retu rn  ang le ;  C20  g lazed  door .   Lower  w i ng to  le f t .      
 
 
1 .3 The app l i ca t i on bu i ld ing is loca ted on the sou th weste rn gab le of  the  
fa rmhouse .    Const ruc ted f rom red f ac ing br ickwork under a p la in c lay t i l e roo f  
i t  compr ises o f a two s to rey s ing le ce l l  bu i ld ing wi th a smal l  lean to at tached 
to i t s sou th eas t ern e leva t ion .    The bu i ld ing l ies wi th in a predomina te ly  
res iden t ia l  a rea on the nor thern s ide o f Haze ls Cross Road wh ich l inks Kings ley  
High  S t ree t  w i th  Haze ls  Cross .   
 
1 .4 Given the na ture o f the proposa l i t  i s cons idered tha t the appropr ia te  
assessment  a rea  shou ld  cons is t  o f  the  app l i ca t ion  s i te .    
 
 
 
2 .0   PLANNING POLICY 
 
2 .1 Sec t ion 38(6 ) o f the P lann ing and Compu lsory Ac t 2004 requ i res proposa ls to  
be de te rmined in accordance wi th the Deve lopment P lan tak ing in to cons idera t ion  
any  mate r ia l  cons idera t ions  re levan t  t o  the  de te rm ina t ion o f  the  app l i ca t ion.    
 
2 .2 The rev ised Nat iona l P lann ing Po l i cy Framework (NPPF) was pub l i shed in  
February 2019 and rep laced  a s ign i f i can t p ropor t ion o f cen t ra l  government  
p lann ing po l i cy adv ice wi th immed ia te e f fec t .   I t  i s the Government ’ s c lear  
i n ten t ion tha t the document shou ld be cons idered to be a mate r ia l  cons idera t ion  
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and as such car r i es par t i cu la r we igh t where deve lopment is no t addressed by  
p lann ing  po l i c ies  i n  the  ex is t ing  Devel opment  P lan .     
 
2 .3 Whi ls t  the recen t l y pub l i shed NPPF does no t change the s ta tu to ry s tatus o f  
the Deve lopment P lan as the s ta r t ing po in t fo r dec is ion mak ing i t  does prov ide  
gu idance to LPA’s and is a mate r i a l  cons idera t ion in de te rmin ing p lann ing  
app l i ca t ions .  The NPPF conf i rms tha t a t the heart  o f the gu idance is a  
presumpt ion in favour o f sus ta inab le deve lopment  and tha t fo r dec is ion mak ing  
th is means approv i ng deve lopment proposa ls tha t accord wi th the Deve lopment P lan  
wi thou t  de lay  un less  mate r ia l  cons idera t ions  ind ica te  o therwise .    
 
2 .4 The Deve lopment P lan fo r the Sta f fo rdsh i re Moor lands compr ises o f the  
recen t l y adop ted Loca l P lan (Sep tember , 2020) .   The most re levan t po l i c ies o f  
the adop ted Loca l  P lan are cons idered to be SO1 (Spat ia l Ob jec t i ves) ,  SS1 
(Deve lopment Pr i nc ip les ) ;  DC1 (Des ign Cons idera t ions) ;  DC2 (His to r ic  
Env i ronment ) .    For the sake o f brev i t y these po l i c ies are no t quo ted i n fu l l  
bu t  they  a re  re fe r r ed  to  where  appropr i a te  in  the  fo l low i ng sec t ion .   
 
 
3 .0  PLANNING HISTORY  
 
3 .1 Whi ls t there i s an ex tens ive p lann ing h is to ry re lat i ng to Newha l l  Farmhouse,  
the pr inc ipa l bu i l d ing , the fo l low ing app l i ca t ions are cons idered to be d i rec t l y  
re levan t  to  the  appl i ca t ion  bu i ld ing  now known as  the  O ld Nurses  Cot tage : -   

 
1. SM88-0269 -- Rebuilding of existing outbuildings Approved 04/05/1988  2. SM91-1216 -- Alterations to windows - Approved 08/01/1992  3. SMD/2005/1184  - Infilling of internal doorway between a listed building farmhouse and semi detached cottage  - Approved 12/12/2005  4. SMD/2005/1183 - Change of use of existing farm house and semi detached cottage (with internal doorway) to form two separate dwelling houses  - Approved 13/12/2005  

 
4 .0  KEY PLANNING ISSUES 
 
4 .1 The app l i ca t ion seeks re t rospec t i ve p lann ing and l i s ted bu i ld ing consent fo r  
works wh ich have been car r ied ou t to the proper ty .   Essen t ia l l y these compr ise  
o f : -   
 

� Rebu i ld ing  o f  the  app l i ca t ion  bu i ld ing  
� Rep lacement  w indows  
� In f i l l i ng  o f  doorway  be tween app l i ca t i on  bu i ld ing  and  ad j acen t  fa rmhouse   

 
4 .2 The p lann ing hi s to ry o f the s i te (see sec t ion above) wou ld ind ica te tha t the  
necessary p lann ing and where appropr i a te l i s ted bu i ld i ng consen ts fo r the work  
descr ibed fo r above was app l ied fo r and gran ted however i t  i s no t c lear whether  
the work was car r i ed ou t in con junc t ion wi th the approved drawings or indeed 
whether  de ta i l s  requ i red  by  cond i t ions were  ever  submi t ted  and  d ischarged .    
 
4 .3 The app l i can t  is cur ren t l y in the process o f se l l i ng the proper t y and 
there fo re seeks assurance f rom the counc i l  tha t the works under taken are  
accep tab le .    
 
4 .4 The key issue fo r cons idera t ion is the impac t o f  the works on the spec ia l  
h is to r i c and arch i tec tu ra l  in te res t o f the l i s ted bu i l d ing and i ts se t t i ng and 
whether the deve l opment is accep tab le in te rms of i t  i t s impact upon the  
charac te r  and  appearance  o f  the  app l i c a t ion  bu i ld ing  and  wider  se t t ing .      
 
4 .5 Po l i cy DC2 of  the Loca l P lan seeks to conserve and where poss ib le enhance 
her i tage asse ts i nc lud ing the i r  set t i ng in a manner appropr ia te to the i r  
s ign i f i cance . I t  says tha t p ro tec t ion o f such asse ts and the i r se t t ing wi l l  be  
g iven as se t ou t i n the NPPF. The NPPF a lso seeks to conserve and enhance the  
h is to r i c env i ronment . Para 194 says tha t any harm to the s ign i f i cance of a  
des igna ted asse t shou ld requ i re c l ear and conv inc ing jus t i f i ca t ion . Para 196 
says tha t where harm is judged to be less than subs tant ia l ,  i t  shou ld be we ighed 
aga ins t the pub l i c  benef i t s o f the proposa l inc lud ing where appropr ia te secur ing  
i t s op t imum v iab le use . In add i t ion to th is LPAs have a s ta tu to ry duty under the  
1990 Ac t to pay spec ia l regard to the des i rab i l i t y o f p reserv ing L is ted  
bu i ld ings  o r  the i r  se t t ing  and  tha t  o f  Conserva t ion  Areas.  
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4 .6   I tem 1  (Rebu i l d ing  works )   
The fo rmer ou tbu i l d ings (now known as the Old Nurses Cot tage) were rebu i l t  
fo l low ing the grant  o f consen t in 1988 .  The resu l tan t  bu i ld ing was const ruc ted  
on the same s i te and to the same dimens ions as the prev ious bu i ld ing and f rom 
the same mater ia ls .  The demol i t i on and recons t ruc t ion o f the bu i ld ing i n th is  
way preserved and sa feguarded the futu re use o f the bui l d ing and resu l ted in no 
harm to the s ign i f i cance o f the app l i ca t ion bu i ld ing .  Fur thermore , i t  di d no t  
resu l t  in any harm to the charac te r and appearance o f the app l i ca t ion bui l d ing ,  
i t s  se t t ing  o r  va lued  charac te r i s t i cs  o f  the  w ider  a rea .      
 
4 .7  I tem 2  (Rep lacement  W indows)   
Whi ls t the 1991 dec is ion no t i ce makes re fe rence to al t e ra t ions to windows the   
rep lacement w indows prov ided to the Old Nurses Cot tage were a l i ke for l i ke  
rep lacement and i n so fa r as these works requ i re l i s ted bu i ld ing consent ,  
rep lac ing what was there be fo re as obv ious ly have no harm on the s ign i f i cance of  
the  l i s ted  bu i ld ing.     
 
4 .8   I tem 3  (B lock i ng up  o f  Access)  
The access be tween the pr inc ipa l fa r mhouse and The Old Nurses Cot tage has been 
b locked wi th t imber s tudd ing and p las te r board ing .    The ex is t ing doors were  
re ta ined and a smal l  cupboard fo rmed approx imate ly 50mm deep on the s ide to the  
Old Nurses Cot tage wi th a la rger recess hous ing the e lec t r i c i t y met re to the  
fa rmhouse s ide .    No mate r ia ls were removed when the access was b locked and i ts  
re la t ionsh ip wi th the pr inc ipa l bu i l d ing is there fo re re ta ined . The works have  
there fo re  had  a  neut ra l  impac t  on  the  s ign i f i cance  o f  the l i s ted  bu i ld ing .       
 
4 .9 The p lann ing mer i t s in re la t ion to th is deve lopment , namely parki ng and 
impac t upon res iden t ia l  amen i ty were cons idered under p lann ing app l i ca t ion  
SMD/2005/1184 wh ich re la ted to the change of use o f the app l i ca t ion bu i l d ing to  
fo rm a separa te dwe l l i ng .    The proposed use and the proposed a l te ra t ions tha t  
fac i l i t a te the new use were cons idered accep tab le and no t to be o f a leve l tha t  
wou ld cause harm to the her i tage asse t , i t s se t t ing  nor the charac te r of the  
area 
 
4 .10 The h is to r i c purpose o f the appl i ca t ion bu i ld ing i s to prov ide suppor t to  
the pr inc ipa l dwe l l i ng . I t s s ize and des ign and the qua l i t y o f mater ial s and 
de ta i l i ng re f lec ts  th is secondary rol e .  The in te rna l and ex te rna l changes to the  
bu i ld ing are minor and do no t d imi n i sh the charac t er o f the bu i ld ing.  The 
conc lus ion o f th is  assessment is tha t the re t rospec t i ve works have not  harmed 
the conserva t ion asse t o f the app l i c a t ion bu i ld ing nor o f the pr inc ipa l  L is ted  
Bu i ld ing . .   
 
5 .0  DESIGN AND ACCESS ISSUES 
Use 
The app l i ca t ion seeks re t rospec t i ve l i s ted bu i ld ing and p lann ing consent fo r  
i n te rna l  and  ex te rna l  works .    
 
Amount  
The app l i ca t ion rel a tes to the dwe l l i ng known as Old Nurses Cot tage as show on 
the  submi t ted  d rawings .    
 
Layou t  
The layou t is shown on the submi t t ed drawings .   The app l i ca t ion bu i l d ing is  
a t tached  to  Newha l l  Farmhouse .    
 
Sca le 
The proposed deve l opment does no t seek to inc rease the sca le o f the app l i ca t ion  
bu i ld ing .     
 
Landscap ing 
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The app l i ca t ion bui l d ings s i t s in a landscaped garden There wi l l  be no fo rma l  
l andscap ing  p roposed  in  th is  app l i ca t i on .  
 
Appearance 
The re t rospec t i ve works have no adverse impac t upon the charac te r and appearance  
o f  the  app l i ca t ion  bu i ld ing  o r  i t s  se t t i ng .    
 
Access 
The s i te a l ready has an es tab l i shed access on to Haz les Cross Road. No 
a l te ra t ions  a re  p roposed  to  th is  a r rangement  as  par t  o f  t h is  app l i ca t ion .     


