
Planning, Policy & Development Control 
1 Staffordshire Place, Stafford ST16 2LP 

FAO: Chris Johnston 
Staffordshire Moorlands 
District Council, 
Moorlands House, 
Stockwell Street, 
Leek, 
Staffordshire, 
ST13 6HQ 

Postal Address: Planning, Policy & Development Control 
Staffordshire County Council 

2 Staffordshire Place, Tipping Street, Stafford ST16 2DH 
Telephone: (01785) 276705 

Email: planning@staffordshire.gov.uk 
Web site: www.staffordshire.gov.uk/planning 

Please ask for: Andrew Christelow 

Sent by email 

Our Ref.: SCC/22/0080/CON Your Ref.: SMD/2022/0350 10 August 2022 

Dear Chris, 

Consultation from Staffordshire Moorlands District Council in 
connection with an application to them for a new industrial unit and 
associated works at Vulcan Refractories Ltd, Draycott Cross Road, 
Brook Houses, Cheadle. 

I refer to your consultation letter dated 8 July 2022 in connection with the 
above and write to confirm the observations of Staffordshire County Council, 
acting as the Mineral and Waste Planning Authority.  

Background 

The proposed development would see the removal of an existing industrial 
building, and its replacement by a larger, 1,323 square metre development for 
the storage of materials and manufacturing of refractory and fibre products. 

Observations 

Our records confirm that the site falls within the Mineral Safeguarding Areas for 
Shallow Coal and Fireclay, as defined in the Minerals Local Plan for Staffordshire 
(2015 – 2030).  

Paragraph 212, of the National Planning Policy Framework (NPPF) and Policy 3 
of the Minerals Local Plan for Staffordshire (2015 – 2030) aim to protect 
mineral resources from sterilisation by other forms of development.  
Specifically, Policy 3.2 states that:  

Within a Mineral Safeguarding Area, non-mineral development except for 
those types of development set out in Appendix 6, should not be 
permitted until the prospective developer has produced evidence prior to 
determination of the planning application to demonstrate: 

a. the existence, the quantity, the quality and the value of the
underlying or adjacent mineral resource; and
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b. that proposals for non-mineral development in the vicinity of
permitted mineral sites or mineral site allocations would not unduly
restrict the mineral operations.

Furthermore, Policy 3.3 states: 

Within a Mineral Safeguarding Area, where important mineral resources 
do exist, except for those types of development set out in appendix 6, 
non-mineral development should not be permitted unless it has been 
demonstrated that:  

a. the non–mineral development is temporary and does not
permanently sterilise the mineral; or,

b. the material planning benefits of the non-mineral development would
outweigh the material planning benefits of the underlying or adjacent
mineral; or,

c. it is not practicable or environmentally acceptable in the foreseeable
future to extract the mineral.

The application site is within a developed area, so while it would be exempt 
from the requirements to consider safeguarding any other minerals, the 
exemption does not apply to Shallow Coal. 

In this situation, however, the site is small, and constrained by neighbouring 
development, so it is unlikely that extraction of any underlying shallow coal 
would be practicable or environmentally acceptable in the foreseeable future. 

Furthermore, since the adoption of the Minerals Local Plan for Staffordshire, 
there has been a significant change in the Coal Authority’s approach to 
safeguarding coal as a mineral resource.  Their Executive Leadership Team 
recommended, in January 2021, that they should no longer ask that prior 
extraction be considered when commenting on planning applications for sites 
where surface coal is present.  Neither should they request that development 
plans include policies to safeguard the surface coal resource or promote its 
extraction. 

In addition to the mineral safeguarding considerations, you should also note 
that there are two waste treatment facilities immediately to the east of the site: 
a waste transfer station and a scrapyard. 

Policy 2.5 of the Staffordshire and Stoke-on-Trent Waste Local Plan (2010 to 
2026) states that the Waste Planning Authority will not support proposals for 
non-waste related development on or in the vicinity of all permitted waste 
management facilities, as listed in the Schedule in Appendix 5: Staffordshire 
and Stoke-on-Trent Waste Infrastructure at 1 May 2012 (and updated in the 
Annual Monitoring Report (AMR)), which would: 

i. Unduly restrict or constrain the activities permitted or allocated to be carried
out at any waste management facility; or

ii. Restrict the future expansion and environmental improvement of existing
operational waste management facilities.
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Though it is unlikely, given the nature of the facilities, that they would be 
adversely affected, you should still satisfy yourself that the proposed 
development would not compromise the continued operation of neighbouring 
waste management facilities. 

Conclusions 

Having regard to the policies, guidance and observations referred to above, it is 
reasonable to conclude that the proposed development would not lead to the 
permanent sterilisation of important mineral resources, or compromise the 
continued operation of nearby waste management facilities. 

Therefore, in accordance with the powers contained in the ‘Scheme of 
Delegation to Officers’, this letter confirms that Staffordshire County Council, 
acting as the Mineral and Waste Planning Authority has no objection to the 
planning application for a new industrial unit and associated works at Vulcan 
Refractories Ltd, Draycott Cross Road, Brook Houses, Cheadle, for the reasons 
described above. 

Finally, I wish to take this opportunity to remind you of the policy requirement 
(as detailed in Policy 1.2 of the Staffordshire and Stoke-on-Trent Joint Waste 
Local Plan, and as supported by paragraph 8 of the National Planning Policy for 
Waste) to make better use of waste associated with non-waste related 
development. In accordance with Policy 1.2, all ‘major development’ proposals 
(as defined in the Town and Country Planning (Development Management 
Procedure) (England) Order 2015, or any subsequent changes/revisions) 
should: 

i. Use / Address waste as a resource;

ii. Minimise waste as far as possible;

iii. Demonstrate the use of sustainable design and construction techniques,
i.e.: resource-efficiency in terms of sourcing of materials, construction
methods, and demolition;

iv. Enable the building to be easily decommissioned or reused for a new
purpose; and enable the future recycling of the building fabric to be used
for its constituent material;

v. Maximise on-site management of construction, demolition and excavation
waste arising during construction;

vi. Make provision for waste collection to facilitate, where practicable,
separated waste collection systems; and,

vii. Be supported by a site waste management / waste audit if the
development is likely to generate significant volumes of waste *

* updated to take account of Planning Practice Guidance – Waste – Determining 
planning applications - paragraph 049 - Should significant developments include 
a waste audit? 
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I trust that Staffordshire County Council’s observations will be taken into 
account in reaching a decision on the application. 

Yours sincerely, 

Senior Planning Officer 

Please note that a copy of this letter will be published on the internet via the 
County Council’s Citizen Portal. 

https://planning.agileapplications.co.uk/staffordshire
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