Revised Design and Access Statement for Proposed Building Plot at ‘Greywoods’, Cheddleton Road, Leek, ST13 5QZ.  RLM1003DAS – Rev. D.
Introduction
This application is a re-submission for the Change of Use of part of an existing garden to the property known as ‘Greywoods’ into one residential building plot. The application is being made on behalf the Estate of Mrs E Cowburn, by Messrs. Cowburn, the executors.

The previous application for two residential building plots was refused by the Planning Committee at its meeting on 11th February 2021, under reference SMD/2020/0645, despite a recommendation for approval made by the Planning Department - a copy of the Decision Notice is attached as Appendix 1. 
It is difficult to understand why the refusal notice refers to non-compliance with its Policies HC1, DC1 and DC3 as the reasons for refusal, when its own Planning Department were of the opinion that the application did meet with the first two policies. This is well documented clearly in the Committee Report submitted – paragraphs 7.12 and 7.17 make particular reference to compliance with H1 and DC1.
In its introduction the Committee Report does not state that Policy DC3 (Landscape and Settlement Setting) is a relevant Local Plan Policy – attached as Appendix 2 is a copy of Policy DC3 and it is our view that we endorse the fact that this is not a relevant Policy in this case. This policy has a much wider scope dealing with settlements and landscape setting.
The site lies at the corner of Cheddleton Road and Birchall Lane in an established residential area, itself within the defined Leek Town Boundary. There is therefore a presumption in favour of development, assuming all other factors are considered – it was confirmed by the senior Planning Officer Jane Colley at Committee that the site is sustainable, when challenged by several Committee members. It is asserted that Policy 38 of the NPPF is relevant here.
The current property does not lie within any known flood zone area and there is existing storm and foul sewers available to connect to as appropriate.

It should be noted that no objections were received from Severn Trent, Environmental Health and Waste Collection – it is therefore assumed that they would make the same comments as before.

Design

The revised site plan shows an illustrative block to represent the approximate floor plate that a single two storey 3-4 bedroom property would occupy – this shows that any future proposals could meet all of the ‘Space about Dwelling’ standards, as adopted by SMDC. Cross sectional details have been added to the latest schematic to show this clearly, and the relationship to the adjacent property i.e. ‘Croxteth’. It should be noted at this point that it has been agreed with the Planning Officer that ‘Layout’ should be reserved for a future application.
In addition, the proposed building plot has been revised since this submission and is now located to the rear of ‘Greywoods’ and runs alongside the boundary with ‘Croxteth’.  This has the distinct advantage of retaining ‘Greywoods’ as a corner plot and the dominant feature, whilst also retaining the majority of the existing planting and the existing access arrangements as shown.
The concerns of the neighbours, particularly at ‘Croxteth’ and those of the Committee have been taken on board and the proposed second plot has been removed and all proposed structures are of sufficient distance away from other properties not to be un-neighbourly. In addition, the single plot allows for more space around Greywoods and helps to give the property ample garden space to the rear. There will be no over-shadowing, loss of light or privacy to ‘Croxteth’.

Clearly this revised proposal has sought to mitigate (and does) the objections raised by concerned neighbours and the Leek Town Council – paragraphs 6.1 and 6.2 of the Committee Report. This is an Outline Application and as such some of the objections would be dealt with 

at reserved matters stage.  

The proposed site area is to be 659m2 gross and it is asserted that the site is now of a size that does reflect nearby residential plots and thus respects the areas general form and layout.

The property would be built to a high standard with materials of high quality and finish – there is no overriding distinct style to the area, but details would need to be agreed with the Planning Department as part of reserved matters. 
In addition, the property will need to meet the demands of building control legislation and would therefore be environmentally sustainable, especially if carbon neutral technology such as an air source heat pump system and discreet solar panels are installed.
The majority of the existing screen planting to the Cheddleton Road and Birchall Lane frontages would remain, and a comprehensive landscaping scheme (in discussion with Steve Massey) would be the subject of a later reserved matters application, as would the choice of materials. 
My clients did not resort to the removal of any trees or planting prior to the planning applications (despite there being no protection to it) and the exact form and position of any future design proposals would be informed additionally by any relevant root protection zones.
Access
The works will incorporate current building regulation measures as laid out in Approved Document M and associated legislation. The access arrangements and proposed ramped approach will allow for wheelchair access to all ground floor areas as both the internal and external doors will be wide enough.
Concern was raised with the previous application that an additional access on to Birchall Lane would exacerbate traffic on this lane and that it would lead to an unsafe environment. It should be noted that the new proposal seeks to retain the existing access and that the parking and turning area for the proposed single dwelling is more than sufficient to meet the Council’s parking standards. 

This access is to be ‘surrendered’ by Greywoods and therefore there will be no intensification of traffic on Birchall Lane. Indeed, the existing arrangement does not allow for vehicles to turn around within the site curtilage, whereas this proposal does and therefore it is asserted that highway safety on Birchall Lane will be improved. 
A new access to ‘Greywoods’ off Cheddleton Road is still proposed, which would lead to a new double garage for off street parking, as well as a turning area, so that vehicles will exit in a forward manner. Visibility splays of 120m x 2.4m can easily be accommodated, as would be required by the Highways Authority. County Highways had no objections to the finalised scheme – it is therefore asserted that their stance would be the same. 

Conclusion
This proposal is considered to constitute a sustainable form of development that is acceptable in planning terms having regard to the following conclusions:

• The application site lies within the settlement boundary of Leek.

• Leek is a target for significant housing growth up to 2026 and the granting of planning consent would help to fulfil its housing number obligations.
• The provisions of the NPPF (2019) mean that the proposal should be determined in accordance with the presumption in favour of sustainable development.

• The site lies within easy walking and cycling distance of local services and

facilities and benefits from regular public transport connections nearby.

• The proposed development will not detract from the amenity of

neighbouring residential occupiers.

In addition it is felt that the following policies 12 (achieving well designed spaces), 47 (determining applications), 68 ( c ) (identifying land for homes) and 122 (efficient use of land) are all now particularly relevant in this case.
For these reasons the proposed development is considered to accord with the provisions of the newly adopted Staffordshire Moorlands Local Plan (September 20120) and additional guidance contained within the National Planning Policy Framework (2019) – policies 2, 4, 5, 12 and 15.
It is furthermore submitted that having regard to the provisions of the National Planning Policy Framework and Adopted Core Strategy, that this proposal should be determined in accordance with the presumption in favour of sustainable development. 
In this regard it is considered that the proposal amounts to a sustainable form of development and no adverse impacts are considered to exist to ‘significantly and demonstrably’ outweigh the benefits of the development. 
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