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Johnathan Clive Sargeant Mr John Foster
Smytheman Architectural The Grange

12 High Street Whiston Eaves Lane
Tean Whiston
Staffordshire Staffordshire

ST10 4Dz ST10 2JB

Application no: SMD/2024/0561
Determined on: 11.02.2025

Town and Country Planning Act 1990
Town and Country Planning (Development Management Procedure) (England) Order 2015

REFUSAL OF PLANNING PERMISSION

Location of Development:
The Grange Whiston Eaves Lane Whiston Staffordshire ST10 2JB

Description of Development:
Erection of a barn for agricultural use and associated works to include access track and yard
area involving excavation and spoil dispersal, retaining wall and re-grading to achieve levels

Staffordshire Moorlands District Council in pursuance of powers under the above mentioned Act
hereby REFUSE to permit the development described above in accordance with plans ref:
0101_Rev PO.1 proposed site plan

0102-Location Plan

0201_Rev PO.1 proposed plans and elevations

for the reason(s) specified below:-

1. The proposal is excessive in scale both in the storage building and in the amount of yard and
track access proposed relative to the holding and the described needs. New development in
the rural areas is only supported where there is an ‘essential need’ (Policy SS10). This has
not been demonstrated here on the scale proposed. Moreover, Policy SS10(3) establishes
that priority should be given to protecting the quality and character of the area. This scheme
fails in its justification and fails to respect and respond sensitively to the distinctive qualities
of the location and its surroundings. The development would step out significantly from the
established farmstead building group, considered to be a Non Designated Heritage Asset,
disrupting the established arrangement and in turn undermining the historic pattern. The
Grange has already seen some expansion in the yard area in recent time along its north east
side adjacent to the buildings. The current proposal would appear likely to significantly more
than double the developed area and thus ‘swamp’ the location relative to its existing
developed scale to date. It would amount to an un-necessarily large encroachment into
hitherto long undeveloped field land. The proposal is thus found contrary to Staffordshire
Moorlands Local Plan policies SS10; DC1; DC2 and DC3 and to the NPPF.
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Insufficient information has been provided with regard to the baseline ecological condition of
the application land, in particular of the grassland species assemblage. Given the proximity
of at least one pond and given the extent of ground works involved, consideration needs to
be given to the possible implications for protected species such as Great Crested Newts. The
proposal is thus found contrary to Staffordshire Moorlands Local Plan Policies SS10; DC1
and NE1 and to the NPPF.

Informatives

The proposal would not improve the economic, social and environmental conditions of the area
nor does it comply with the development plan and therefore does not comprise sustainable
development. There were no amendments to the scheme, or conditions which could
reasonably have been imposed, which could have made the development acceptable and it
was therefore not possible to approve the application. The Local Planning Authority has
nonetheless met the requirement in Paragraphs 39 of the National Planning Policy Framework.

« \ cm/uy

Signed by: Jane Curley

On behalf of Staffordshire Moorlands District Council
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NOTES

1. If you are aggrieved by the decision of your local planning authority to refuse permission
for the proposed development or to grant it subject to conditions, then you can appeal
to the Secretary of State under section 78 of the Town and Country Planning Act 1990.

2. If the decision to refuse planning permission is for a householder application, and you
want to appeal against your local planning authority’s decision then you must do so
within 12 weeks of the date of this notice.

3. If this is a decision to refuse planning permission for a minor commercial application,
and you want to appeal against your local planning authority’s decision then you must
do so within 12 weeks of the date of this notice.

4. If this is a decision to refuse express consent for the display of an advertisement, if you
want to appeal against your local planning authority’s decision then you must do so
within 8 weeks of the date of receipt of this notice.

5. If you want to appeal against your local planning authority’s decision for any other type
of development, including listed building consents then you must do so within 6 months
of the date of this notice Appeals must be made using a form which you can get from
the Secretary of State at Temple Quay House, 2 The Square, Temple Quay, Bristol
BS1 6PN (Tel: 0303 444 5000) or online at https://acp.planninginspectorate.gov.uk

6. The Secretary of State can allow a longer period for giving notice of an appeal, but will
not normally be prepared to use this power unless there are special circumstances
which excuse the delay in giving notice of appeal. The Secretary of State need not
consider an appeal if it seems to the Secretary of State that the local planning authority
could not have granted planning permission for the proposed development or could not
have granted it without the conditions they imposed, having regard to the statutory
requirements, to the provisions of any development order and to any directions given
under a development order.

7. If either the local planning authority or the Secretary of State refuses permission to
develop land or grants it subject to conditions, the owner may claim that he can neither
put the land to a reasonably beneficial use in its existing state nor render the land
capable of a reasonably beneficial use by the carrying out of any development which
has been or would be permitted. In these circumstances, the owner may serve a
purchase notice on the Council (District Council, London Borough Council or Common
Council of the City of London) in whose area the land is situated. This notice will require
the Council to purchase his interest in the land in accordance with the provisions of
Part VI of the Town and Country Planning Act 1990.
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