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Mr J Imber Mr and Mrs Mayer
JMI Planning 62 Carter Street
62 Carter Street Uttoxeter
Uttoxeter Staffordshire
Staffordshire ST14 8EU

ST14 8EU

Application no: DET/2025/0040
Determined on: 02.12.2025.

TOWN AND COUNTRY PLANNING ACT 1990
TOWN AND COUNTRY PLANNING (GENERAL PERMITTED DEVELOPMENT)
(ENGLAND) (AS AMENDED) ORDER 2015

PRIOR APPROVAL REQUIRED AND DETAILS SUBMITTED REFUSED
Staffordshire Moorlands District Council hereby REFUSE approval for

Application to determine if prior approval is required for a proposed change of use of
two agricultural buildings into four dwellings at Upper Heakley Farm Ball Lane Brown
Edge

in accordance with the submitted application, details and accompanying plans listed below

GNC/167.1/25/1,;
GNC/167.1/25/2;
GNC/167.1/25/3,;
GNC/167.1/25/4;
GNC/167.1/25/5;
GNC/167.1/25/1 Rev A;

for the following reasons:-

1. No structural survey has been submitted; therefore, it has not been demonstrated that
the buildings are suitable for conversion within the scope of the Class Q allowances.
The application therefore fails in respect of Class Q.1 (j) of The Town and Country
Planning (General Permitted Development) (England) Order 2015.

2. Inorder for such a proposal to be granted Prior Approval, it is necessary to demonstrate
whether or not there would be any matters that would make the development
unacceptable in terms of noise impacts and whether the location or siting of the
building(s) makes it otherwise impractical or undesirable for the building to change from
agricultural use to a use falling within Class C3 (dwellinghouses) of Schedule 1 to the
Use Classes Order. There is insufficient detail to demonstrate how the existing farming
activities could continue without causing unacceptable potential noise and odour
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impacts to potential future occupants of the proposed dwellings. The plans clearly show
the existing vehicular access to the farm beyond the development site. Farm vehicles
would have to pass in extreme close proximity to the rear of the detached dwelling and
directly in front of the principal elevation of the terraced row which contains windows
serving all the lounges and a number of first floor bedrooms. This relationship is
unacceptable as farm related vehicles could be passing the properties at all times of
the day and night, therefore creating a conflict between agricultural working and
residential uses being in close proximity. The application therefore fails to comply with
Class Q.2 (1) (b) and (e) of Class Q of The Town and Country Planning (General
Permitted Development) (England) Order 2015 (as amended). The application is also
contrary to Chapter 12 ‘Achieving well-designed places’ of the National Planning Policy
Framework and policy DC1 and SD4 of the Staffordshire Moorlands Local Plan.

3. Inorder for such a proposal to be granted Prior Approval, it is necessary to demonstrate
that the design or external appearance of the building(s) is acceptable. There are
concerns about the design of the scheme including the contrived and over fenestrated
elevations including eaves crossing window openings. Furthermore the volume of
glazing would mean that in dark conditions, internal light would illuminate the buildings
when viewed from the surrounding area. This would increase its visibility within the
wider landscape, in an inherently dark area, eroding the undeveloped character of the
area. As a result, the proposal fails to comply with Q.2-(1)(f) of Part 3, Class Q of the
Town and Country Planning (General Permitted Development) (England) Order 2015
(as amended), as well as Policies DC1 and DC3 of the Staffordshire Moorlands Local
Plan.

4. No bat/bird survey has been submitted; therefore it has not been demonstrated that the
proposal would not have any unacceptable harm upon protected species. The proposal
therefore fails to comply with Part 3, Class Q of the Town and Country Planning
(General Permitted Development) (England) Order 2015 (as amended), paragraph W

5. It has not been demonstrated that the Nationally Described Space Standards (NDSS)
can be complied with in terms of floorspace and headroom standards. The application
therefore fails in respect of Class Q.1 (o) of The Town and Country Planning (General
Permitted Development) (England) Order 2015.

Signed by: Jane Curley
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On behalf of Staffordshire Moorlands District Council

www.staffsmoorlands.gov.uk hig,
¢, INVESTORS Gold Moorlands House, Stockwell Street, Leek, Staffordshire Moorlands, ST13 6HQ. Tel: 0345 605 3010. 39, Oi&‘k
%,_¢& IN PEOPLE | *° All correspondence to Staffordshire Moorlands District Council, P O Box 136, Buxton, SK17 TAQ.

- <
I5pp®

Page 3



STAFFORDSHIRE
moorlands

DISTRICT COUNCIL
ACHIEVING-EXCELLENCE

T

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.

1. 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.

2. 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.

3. Ifthis 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.

4. 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

5. 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.

6. 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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