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1. Introduction 

 

1.1 Rob Duncan Planning Consultancy has been instructed by Mr. & Mrs. Bloor to 

seek full planning permission for the change of use and alteration of a former 

agricultural building at Overton Farm, Fole Lane, Hollington to form a single 

dwellinghouse. 

 

1.2 The existing building comprises a single storey structure, with a broadly ‘T’ 

shaped plan from, that has a gross internal floor area of 58 square metres.  The 

building is constructed from a mixture of natural stone and facing brickwork to 

its elevations, with a Staffordshire Blue tiled roof atop.  

 
1.3 The application proposes to convert and alter the building to provide a single 

dwellinghouse whose accommodation will comprise of a kitchen / dining 

room, snug/living room, double bedroom and bathroom.  External alterations 

are proposed in the form of the insertion of new windows and doors into 

existing openings.  No new openings are proposed.   

 
1.4 An area of amenity space is to be provided to serve the dwelling which will 

wrap around its southern, eastern and northern flanks of the building and also 

extend eastwards away from it.  The southern flank of the amenity space will 

be enclosed by an existing brick wall that separates the site from the 

farmhouse beyond.   

 
1.5 The site will be accessed via the existing driveway serving Overton Farm, with 

off-street parking for two vehicles to be provided alongside the western flank 

of the building.   
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2 Site Description 

 

2.1 The application site is located within the rural area, and comprises an 

aesthetically pleasing, single storey former agricultural building or vernacular 

design that is constructed from a mixture of natural stone and facing 

brickwork, with a Staffordshire Blue tiled roof atop.   

 

2.2 The building is located to the north/northwest of the existing farmhouse, and 

is separated from it by a brick wall.  An area of hardstanding lies to the south, 

west and east of the building, and which also connects with the existing 

vehicular access to the site which runs up from the south.  

 
2.3 To the west of the building lies a detached triple garage and beyond that a 

stable block.  To the north of the building lies a cluster of agricultural buildings.  

To the east lies a former agricultural building that has been in commercial use 

since 2005.  

 
2.4 The building on the site is not statutorily listed, nor does it lie within a 

Conservation Area. The site as a whole is located within Flood Zone 1 (low-

probability of flooding).   
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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 following 

documents: 

 

• Staffordshire Moorlands Local Plan (Adopted 2020) 

• Checkley Neighbourhood Plan (Made 2024) 

 

3.2 The following policies of the Development Plan are of relevance to the 

determination of this application. 

 

Staffordshire Moorlands Local Plan 

3.3 Policy SS1 of the Local Plan relates to ‘Development Principles’ and states that 

the Council will expect the development and use of land to contribute 

positively to the social, economic and environmental improvement of the 

Staffordshire Moorlands in terms of delivering, in partnership with other 

agencies and services:  

 

• a mix of types and tenures of quality, affordable homes, to meet the needs 

and aspirations of the existing and future communities 

 

• quality local services, including provision for education, healthcare, leisure, 

community, cultural and tourist facilities in response to anticipated 

population change and visitor numbers 

 
• easy access to jobs, shops and transport services by all sections of the 

community 
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• increased economic prosperity and opportunities for employment and 

greater local capacity with an educated, skilled and flexible workforce 

 

• a healthy, safe, attractive, active, well-designed and well-maintained 

environment 

 
• development which maintains the locally distinctive character of the 

Staffordshire Moorlands, its individual towns and villages and their settings 

 
• development that is undertaken in a way that protects and enhances the 

natural and historic environment of the District and its surrounding areas, 

including the Peak District National Park, both now and for future 

generations 

 
• support development which secures high quality, sustainable 

environments, efficient and effective use of resources and contributes 

effectively to tackling climate change and reduced carbon emissions.  

 

3.4 Policy SS3 of the Local Plan relates to the ‘Future Provision and Distribution of 

Development’ and states that provision will be made for at least 6080 

additional dwellings (net of demolitions) to be completed in Staffordshire 

Moorlands during the period 2014 to 2033 - an annual average of 320 homes 

per year. Sufficient deliverable land will be identified to provide at least 5 years 

of development at all times.  The policy goes on to confirm that 25% of the 

total housing requirement will be delivered within the rural areas.  

 

3.5 Policy SS10 of the Local Plan relates to the ‘Other Rural Areas Strategy’ and 

confirms that the other rural areas comprise the countryside and the green 

belt outside of the development boundaries of the towns and larger villages 

and the open countryside surrounding the smaller villages.  The policy goes on 
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to state that these areas will provide only for development which has an 

essential need to be located in the countryside, supports the rural 

diversification and sustainability of the rural areas, promotes sustainable 

tourism or enhances the countryside.  This will be achieved via a number of 

actions, including:  

 

• Allowing the conversion or replacement of an existing rural building in 

accordance with policy H1. 

 

• Giving priority to the need to protect the quality and character of the area 

and requiring all development proposals to respect and respond sensitively 

to the distinctive qualities of the surrounding landscape 

 

• Limiting uses which generate a substantial number of regular trips in areas 

that are not well served by public transport. 

 

3.6 Policy H1 of the Local Plan relates to ‘New Housing Development’ and states 

that, amongst other requirements:  

 

• New housing development should provide for a mix of housing sizes, types 

and tenure including a proportion of affordable housing as set out in Policy 

H3, and where appropriate housing for special groups, to meet the needs 

and aspirations of the current and future population having regard to the 

Area Strategies.  

 

• All development will be assessed according to the extent to which it 

provides for high quality, sustainable housing and to which it meets 

identified housing needs, having regard to the location of the 
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development, the characteristics of the site and the economics of 

provision. 

 

• All housing development should be at the most appropriate density 

compatible with the site and its location, and with the character of the 

surrounding area. Higher densities will generally be appropriate in 

locations which are more accessible by public transport and which have 

good access to services.  

 

• All new dwellings should aim to provide flexible accommodation which is 

capable of future adaptation by seeking to achieve adequate internal space 

for the intended number of occupants in accordance with the Nationally 

Described Space standard and delivered to meet accessibility standards set 

out in the Optional Requirement M4(2) of Part M of the Building 

Regulations. This will be determined on a site-by-site basis subject to 

considerations such as viability and design. 

 

• All new dwellings must be of sufficient size to provide satisfactory levels of 

amenity for future occupiers of the dwellings whilst respecting the privacy 

and amenity of occupiers of existing dwellings.  

 

• Housing development on sites not allocated for such purposes in Policy H2 

will be supported within the development boundaries of the towns and 

larger villages subject to compliance with the Spatial Strategy and wider 

Local Plan policies. 

 

3.7 Policy H1 goes on to state that in the other rural areas in the open countryside, 

only the following forms of housing development will be permitted: 
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a) Affordable housing which cannot be met elsewhere, in accordance with 

Policy H3 

 

b) A new dwelling that meets an essential local need, such as accommodation 

for an agricultural, forestry or other rural enterprise worker, where the 

need for such accommodation has been satisfactorily demonstrated and 

that need cannot be met elsewhere. 

 
c) Proposals for replacement dwellings, provided they do not have a 

significantly greater detrimental impact on the existing character of the 

rural area than the original dwelling or result in the loss of a building which 

is intrinsic to the character of the area. 

 

d) The conversion of rural buildings for residential use where the building is 

suitable and worthy in physical, architectural and character terms for 

conversion; or where such development would represent the optimal 

viable use of a heritage asset or would be appropriate enabling 

development to secure the future of heritage assets. 

 

e) Proposals to redevelop previously developed land provided it is not of high 

environmental value. 

 

f) The subdivision of an existing residential dwelling provided it is not in an 

isolated location. 

 

3.8 Policy DC1 of the Local Plan relates to ‘Design Considerations’ and states that 

all development shall be well designed and reinforce local distinctiveness by 

positively contributing to and complementing the special character and 

heritage of the area in line with the Council’s Design Guide SPD. In particular, 

new development should (amongst other requirements): 
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• 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 

 

• provide for safe and satisfactory access and make a contribution to 

meeting the parking requirement arising from necessary car use 

 

3.9 Policy T1 of the Local Plan relates to ‘Development and Sustainable Transport’ 

and states that the Council will promote and support development which 

reduces reliance on the private car for travel journeys, reduces the need to 

travel generally and accommodates residual development traffic in line with 

the Integrated Transport Strategy. This will be achieved by (amongst other 

requirements):  

 

1. Ensuring that all new development is located where the highway network 

can satisfactorily accommodate traffic generated by the development or 

can be improved as part of the development.  

 

2. Considering appropriate parking provision on a case by case basis with 

recourse to the parking guidance set out in Appendix 2.  
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3. Where appropriate all new development shall facilitate walking and cycling 

within neighbourhoods and town centres, and link with or extend 

identified walking or cycling routes. In addition applicants should also 

consider how their schemes can enhance the existing path network in line 

with the Staffordshire County Council Rights of Way Improvement Plan and 

also give consideration to the protection of non-definitive public footpath 

routes in addition to definitive routes.  

 

3.10 Policy NE1 of the Local Plan relates to “Biodiversity and Geological Resources’ 

and states that the biodiversity and geological resources of the District and 

neighbouring areas will be conserved and enhanced by positive management 

and strict control of development (and having regard to relevant ecological 

evidence) by (amongst other measures):  

 

• Conserving, and enhancing regional and locally designated sites. The 

Council will not permit any development proposal which would directly or 

indirectly result in significant harm to geological and biodiversity 

conservation interests, unless it can be demonstrated that: 

 

a) there is no appropriate alternative site available; and 

b) all statutory and regulatory requirements relating to any such proposal 

have been satisfied; and 

c) appropriate conservation and mitigation measures are provided; or if 

it is demonstrated that this is not possible 

d) the need for, and benefit of, the development is demonstrated to 

clearly outweigh the need to safeguard the intrinsic nature 

conservation value of the site and compensatory measures are 

implemented. 
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• Expecting all development where possible seeks to deliver a net gain in 

biodiversity proportionate to the size and scale of the development. In 

circumstances where adverse impacts are demonstrated to be 

unavoidable, developers will be required to ensure that impacts are 

appropriately mitigated, with suitable compensation measures towards 

loss of habitat used only as a last resort where there is no alternative. 

Where any mitigation and compensation measures are required, they 

should be appropriately scheduled and managed according to the nature, 

size and scale of the development so as to minimise impacts that may 

disturb protected or important habitats and species. 

 

Checkley Neighbourhood Plan 

3.11 Policy DES1 of the Neighbourhood Plan relates to ‘Design and states that:  

 

1. Development must be well designed and sustainable, comprising 

distinctive and site-specific design, and meeting the following 

requirements of this policy, proportionate to the scale and nature of the 

scheme. 

 

2. Development must complement the surrounding townscape in terms of 

scale, height, massing, spacing, and degree of set-back from streets. 

 
3. Development must support active travel and create attractive, safe and 

convenient environments for pedestrians and cyclists, including: 

a) Streets and spaces overlooked by active building frontages, to create 

natural surveillance: 

b) Safe and accessible routes on foot, by wheelchair and bicycle to local 

services, facilities, green spaces and public transport. 
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4. Parking should be well designed, as an integral part of development, 

including: 

a) Providing for parking of vehicles as an integral part of the layout, so 

that it does not dominate the streets and spaces. 

b) Ensuring parking provision within the curtilage of each dwelling should 

be proportionate to the size of the property. 

 

5. Use of local or recycled materials, where available. 

 

6. Innovative architectural and building design will be particularly welcomed, 

especially where it involves superior environmental performance. 

 
7. Development proposals should identify views into and out of the site, and 

local landmarks, considered to be of merit, and demonstrate how the 

layout and design of the proposal responds to views and landmarks 

identified. 

 
8. Development should have no adverse impact from drainage of surface 

water and should: 

a) Provide permeable hard surfaces, to allow water to drain away; 

b) Take opportunities to incorporate Sustainable Urban Drainage into 

landscape design of all major developments 
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4 Other Material Considerations 

 

National Planning Policy Framework 

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

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

significantly boosting the supply of housing, securing high quality design, and 

ensuring highway safety.  The content of the NPPF has been taken into 

consideration in the preparation of this application.     

 

Staffordshire Moorlands Space about Dwellings SPG 

4.2 This document provides a series of numerical standards that new development 

should seek to achieve in the interests of safeguarding residential amenity.  

The content of the SPG has been taken into consideration in the preparation 

of this application.  
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5 Planning Assessment 

 

5.1 The application site is located within the rural area, wherein policies SS10 and 

H1 of the Local Plan make provision for the reuse of rural buildings for 

residential purposes, provided that the building is worthy in structural, 

architectural and character terms for conversion.   

 

5.2 The site comprises an aesthetically pleasing, former agricultural building of 

vernacular design and appearance, constructed from red facing brickwork and 

stone, with a Staffordshire blue tiled roof atop.  The building lies vacant, but is 

nevertheless evidently in a sound structural condition, with no evidence of 

bowing or distortion to its elevations or roof.   

 
5.3 The building is also worthy of conversion in architectural and character terms, 

comprising as it does an aesthetically pleasing, vernacular form of 

development that contributes positively to the character of the Staffordshire 

Moorlands.  The change of use of this building to form a dwellinghouse is 

consequently held to be acceptable in principle, in accordance with the 

provisions of policies SS10 and H1 of the Local Plan.  

 
Design & Layout 

5.4 The submitted proposal works constructively with the constraints of the 

existing building, making beneficial reuse of existing openings, without the 

requiring the insertion of any new ones.  No extensions are proposed, nor are 

any outbuildings.   

  

5.5 The existing area of hardstanding around the building is to be retained as patio 

area, with an area of amenity space also extending further eastwards away 

from the building, providing an area of seclusion for future occupiers.  The area 
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of amenity space to be provided will exceed the minimum required standard 

of 65 square metres as set out within the Space About Dwellings standards. 

 
5.6 The gross internal floor area of the building (58 square metres) also exceeds 

the minimum standard required by the Nationally Described Space Standards 

for a one bedroom / two person unit (50 square metres), thereby ensuring that 

future occupiers of the dwelling will benefit from a high level of residential 

amenity.  

 
5.7 The proposed development will consequently derive no harm to the character 

and appearance of the surrounding area and will provide an acceptable level 

of residential amenity for future occupiers of the dwelling, in accordance with 

the objectives of policies SS1, H1 and DC1 of the Local Plan and policy DES1 of 

the Neighbourhood Plan.  

 

Highway Safety 

5.8 The application site benefits from an existing means of access off Fole Lane 

that serves the existing farmhouse and the adjacent agricultural and 

commercial buildings associated with Overton Farm.  That access will also be 

used to serve the new dwelling, and is one which benefits from good visibility 

in both directions on egress from the site onto Fole Lane.  

 

5.9 The application also makes provision for the parking of two vehicles alongside 

the building which meets the required standard (two spaces) for a one-

bedroomed dwelling as set out within the Local Authority’s adopted car 

parking standards. The proposed development will therefore not lead to any 

severe residual impacts to highway safety and meets the requirements of 

policy T1 of the Local Plan and guidance within the NPPF.   
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Protected Species  

5.10 The application is accompanied by a Bat and Bird Survey prepared by 

Tamworth Property Services which has assessed the building for evidence of 

bats and/or potential roosting opportunities for bats.  The preliminary survey 

of the building revealed some evidence of potential use by bats (discarded 

butterfly wings), and consequently bat emergence surveys were 

recommended to determine if the building was in actual use by bats.   

 

5.11 Emergence surveys were subsequently undertaken and served to confirm that 

there was no evidence of the building being used by bats.  The Bat and Bird 

survey concludes that the butterfly wing fragments are likely to be from the 

swallows that were observed nesting in the building.  Other potential roosting 

opportunities were identified, but those will not be affected by the proposed 

conversion works.  The development may therefore proceed without the need 

for a bat licence from Natural England.  

 
5.12 The Bat and Bird Survey goes on to recommend some bat enhancement 

measures that should be incorporated into the building, and these can be 

secured via an appropriately worded condition.  Likewise, the precautionary 

measures set out within the report can also be secured via condition. In doing 

so no conflict with policy NE1 of the Local Plan will arise.  

 

Biodiversity Net Gain 

5.13 In terms of biodiversity net gain, the proposal is exempt from the statutory 

requirement to achieve a 10% net gain, as the area in and around the building 

is laid as hardstanding.  No loss of habitat will therefore ensue and as a 

consequence the development benefits from the de-minimis exemption.  
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6 Conclusion 

 

6.1 The submitted proposal constitutes a sustainable form of development having 

regard to the following conclusions:  

 

• The reuse of the existing building as a dwellinghouse is fully consistent with 

the Local Authority’s adopted housing strategy for the District.  

 

• The proposed development will not derive any material adverse impacts to 

the character and appearance of the existing building or the surrounding 

area. 

 

• The proposed development will provide a good standard of residential 

amenity for future occupiers of the dwelling.  

 

• The proposal will not result in any severe residual impacts to highway 

safety.  

 

• The proposal will not impact upon protected species. 

 

• The proposal is exempt from statutory biodiversity net gain requirements. 

 

6.2 The proposed development is consequently held to be in accordance with the 

requirements of policies SS1, SS3, SS10, H1, DC1, T1 and NE1 of the 

Staffordshire Moorlands Local Plan, policy DES1 of the Checkley 

Neighbourhood Plan, and guidance contained within the National Planning 

Policy Framework, and the Staffordshire Moorlands Space about Dwellings 

SPG.   

 


