DELEGATED DECISION REPORT

SMD/2025/0515 FOXBANK COTTAGE CHEADLE ERECTION OF REPLACEMENT
Valid 10/12/2025 ROAD GARAGE
OAKAMOOR

(FULL - HOUSEHOLDER)

MAIN ISSUES
e Principle of development
e Design and visual impact
¢ Neighbour amenity
e Highways
e Coal

DESCRIPTION OF SITE

Foxbank Cottage is a detached, two-storey dwelling occupying a visually prominent roadside location
on Cheadle Road. The property has generously sized grounds, plenty of off-road parking/turning
space and a detached, pitched roof, brick and tile garage. The garage is located to the side/rear of the
house, close to the boundary (brick wall with railings on top). The garage can be seen from the
highway as well as from the neighbouring access drive leading to the Grade 2 Listed Old Police
House.

For the purposes of planning policy consideration, the application site is located just on the outskirts
of Oakamoor village, however close enough for the site to be considered part of the village. The site is
within the open countryside but not within the Green Belt. Foxbank Cottage forms part of the
Oakamoor Conservation Area and is subjected to an Article 4 Direction relating to properties within
Oakamoor Conservation Area. To the north is the Grade 2 Listed Old Police House, and to the west is
the Grade 2 listed Holy Trinity Church. The application site is also within a low-risk coal development
area.

PROPOSAL

The application seeks consent for the erection of a replacement, detached garage. The existing
garage has a footprint of approximately 5.8m x 6.2m, eaves height of approximately 2m and a ridge
height of approximately 4.3m. The proposed garage would be sited in the same location as the
existing building, and would larger, in that its footprint would measure approximately 7m x 9.2m, the
eaves height would be approximately 2.6m and the ridge height approximately 5.8m.

The new garage would have brick outer walls (bricks could be conditioned) and Staffordshire Blue,
plain, clay tiles. The new garage would have two outwards opening double doors and a single
pedestrian width door within its front elevation. The doors would have sandstone heads and be
separated by brick piers. No alterations to the boundary wall/fence or vehicular access are proposed.

RELEVANT LOCAL AND NATIONAL PLANNING POLICIES

Staffordshire Moorlands Local Plan

SS1 Development Principles

SS2 Settlement Hierarchy

SS9 Smaller Villages Area Strategy
SS10 Other Rural Areas Area Strategy
DC1 Design Considerations

DC2 The Historic Environment



DC3 Landscape and Settlement Setting
T Development and Sustainable Transport
Appendix 2 Parking Guidance

Supplementary Planning Guidance

1. Design Principles for Development in the Staffordshire Moorlands.
2. Space About Dwellings.

Supplementary Planning Document

1. Staffordshire Moorlands Design Guide

National Planning Policy Framework

Including sections:

Achieving sustainable development

Building a strong, competitive economy

Promoting sustainable transport

Achieving well-designed places

Conserving and enhancing the historic environment.
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SITE HISTORY / RELEVANT PREVIOUS APPLICATIONS

99/00887/FUL Agricultural building (hay shed). Approved.
89/00871/0OLD Change of use from shop to residential. Approved.
87/00297/0OLD Site for 2 dwellings. Refused.

79/06987/0LDDC Erection of garage. Approved.

CONSULTATIONS

Publicity

Site Notice expiry date: Expired.
Neighbour consultation period. Expired.
Press Advert: Leek Post and Times. Expired.

Public Comments
No representations received during the consultation period.

Oakamoor Parish Council
No representations received during the consultation period.

Canals and River Trust
Confirmed that there is no need to consult the Canals and River Trust. No comments made.

Conservation Officer (SMDC)
Two consultation responses have been received from the councils Conservation officer as a result of
an amended plan being submitted.

First consultation response
Summary of Significance




The proposal is situated in Oakamoor Conservation Area and the wider setting of two Grade Il Listed
Buildings. Oakamoor Conservation Area encompasses the village situated on a wooded northern
bank of the Churnet Valley. The area has been designated for its industrial origins, with various
metalworks historically located along the river. The area is characterised by former industrial buildings
and terraced workers housing along the river and more sporadic and detached larger houses to the
southwest, on elevated topography. Typically, buildings are constructed in rendered brick, with some
stonework prevalent, and Staffordshire blue tile roofs. As identified in the Conservation Area
Appraisal, Foxbank Cottage makes a positive contribution to the character and appearance of the
Conservation Area.

Sunnyside (Grade Il) is a late-18th century house constructed in Flemish bond brickwork with ashlar
quoins and a pitched plain tile roof. The building is a grand 3-storey house with high architectural
detailing and on 1930s OS mapping it is annotated as the Police Station. Church of Holy Trinity
(Grade Il) is a ¢.1832 parish church designed by J.P. Prichett of York, constructed in pink ashlar with
a west tower, crenelated parapets and Gothic detailing.

Assessment and Impact

The proposal seeks to demolish and replace a detached garage to the rear of Foxbank Cottage. The
existing garage is modern, constructed in brick and a pitched tiled roof with the apex facing towards to
road. Whilst it is a modest sized building and set-back from the roadside, the modern brickwork and
orientation of the gable are unsympathetic features to the traditional character of buildings in the
Conservation Area.

The proposed replacement garage would be approx. 5.8m (H) x 9.5m (L) x 7m (D) which would be an
increase in the dimensions of the existing garage. The proposal seeks to reorientate the building so
that the ridgeline runs parallel to the road, which would result in a more traditional form. The
replacement garage would be constructed in Ibstock cottage mixture bricks, the photo example of
which appears a better match to historic brickwork in the area, although it still might be beneficial to
see a sample. The proposed rooftiles would be Staffordshire blue clay tiles, which would be an
enhancement to the existing concrete tiles. In addition, the proposed garage doors would be side
hung style doors which is a slight visual enhancement to the modern up-and-over style. Although the
scale and size of the building would be enlarged which may increase some of the visual prominence
of the structure, the proposed design and palette of materials would be more sympathetic to the
traditional character and appearance of the surrounding designated heritage assets. Nevertheless, it
would still be recommended that the rooflights to the front elevation are removed as these are quite
domestic features which diminish the ancillary functional character of the building and, given the
prominence of this garage from public vantage points in the Conservation Area and in the foreground
of the Listed Building, these could be a slightly distracting feature.

Legislation and Policy

Planning (Listed Buildings and Conservation Areas) Act 1990

The local planning authority should have a desirability of preserving the setting of the Listed Building
(s.66) and preserving or enhancing the character and appearance of the Conservation Area (s.72).

National Planning Policy Framework (NPPF) 2024

In determining applications, local authorities should take account of sustaining and enhancing the
significance of heritage assets and putting them to viable uses consistent with their conservation, the
positive contribution that conservation of heritage assets can make to sustainable communities
including their economic vitality, the desirability of new development making a positive contribution to
local character and distinctiveness (par.210).

Local Development Framework

Consideration should also be given to the following documents and local development framework
policies:

. Staffordshire Moorlands Local Plan (Adopted 2020) — DC2 The Historic Environment

. Oakamoor Conservation Area Appraisal (2016)

Conclusions and Recommendations



Subject to the removal of the rooflights to the front elevation, the proposal would likely have a
negligible impact on the character and appearance of the Conservation Area and setting of the Listed
Buildings which would satisfy the provisions of s.66 and 72 of the Act, Section 16 of the NPPF and
policy DC2 of the local development framework. There would be no objections to the principle of the
proposal from a conservation perspective.

Notwithstanding the recommended alteration, we would suggest the following conditions for any
approval granted:

. Before any construction occurs above damp proof course (DPC), samples of all new bricks,
stone (for lintels) and rooftiles to be used in the development hereby permitted shall be submitted to
and agreed in writing by the Local Planning Authority. The development shall be carried out only in
accordance with the agreed brick, stone and rooftile details.

Reason: In order to preserve or enhance the character and appearance of the Conservation Area and
preserve setting of the Listed Buildings.

. No development shall be commenced in respect of the features identified below, until details
of their design, fixing and finish in the form of manufacturer’s specification or drawings and sections at
a scale of not less than 1:10 have been submitted to and approved in writing by the Local Planning
Authority. Development shall thereafter be undertaken and retained for the lifetime of the
development in accordance with the approved details.

. Ridge, verge and eaves details
. Rooflights
. Garage door

Reason: In order to preserve or enhance the character and appearance of the Conservation Area and
preserve the setting of the Listed Buildings.

Second consultation response
No objections to the proposed amendments from a conservation perspective to these amendments as
they have addressed previous comments.

We would still recommend conditions as per previous comments (dated 09/01/26).

Staffordshire County Council Highways
Acceptance

Personal Injury Collisions
Current records show that there were not any Personal Injury Collisions (PIC) on Church
Bank/Cheadle Road within 43m either side of the property between 31/12/2020 and 30/12/2023.

Background

The property is located on Church Bank/Cheadle Road (Road No. B5417). Church Bank/Cheadle
Road is the main route through Oakamoor, it is subject to a 30mph speed limit and has footways and
streetlighting along this section.

Description of Proposal
Erection of replacement garage.

Comments on Submitted Information

The proposal is to construct a replacement garage on the site which currently houses the existing
garage. The proposed garage will have internal dimensions of 6.4m long by 8.6m wide and is
sufficient to accommodate 2 vehicles. Staffordshire Moorlands Parking Standards state the minimum
internal dimensions of a double garage should be 6m long by 6m wide. The proposal seeks to
formalise parking with the provision of the garage. It is considered the proposal will not have a
detrimental impact on the adopted highway and therefore there are no objection (SMD/2025/0515).



OFFICER COMMENTS

Principle of Development

Foxbank Cottage sits outside of any settlement boundary. Whilst the property clearly reads as part of
Oakamoor Vilalge, it is separated from the main cluster of development to the north/northwest by the
river. Local Plan policy SS9 identifies Oakamoor as a Smaller Village where residential development
can be supported in principle (subject to all other material planning considerations being satisfied).
Local Plan policy SS10 also offers ‘in principle’ support for domestic development. For these reasons
it is concluded that there are no objections in principle to a replacement garage at Foxbank Cottage.
Amongst other material planning considerations, regard must be had to the Conservation Area status
of the application site, and proximity of listed buildings.

Design and visual impact

The design of the garage has slightly changed from the initial submission. Two rooflights within the
principal elevation roof slope have been removed at the request of the Conservation officer who
commented that they were ‘quite domesticated features which diminish the ancillary, functional
character of the building and, given the prominence of this garage from public vantage points in the
Conservation Area and in the foreground of the Listed Building, these could be a slightly distracting
feature.’

There are no objections to the design of the proposed replacement garage following on from receipt
of the amended plan. The use of separate doors, dividing brick plinths, decorative eaves and simple
gable design are all welcome features that accord with the council’s design guidance. The
Conservation officer has confirmed that the ridgeline running parallel to the road will result in a more
traditional form, and that the Staffordshire Blue clay tiles, proposed brickwork and side-hung doors
would be a visual improvement.

Whilst the new garage will be larger than the one it is to replace (measurements given within the
‘proposals’ section of this report); the building will still have a subordinate relationship with the main
house, and its design is much more appropriate for this location. The new building will have more of a
visual impact than the existing structure, there are clear views of the existing building from the road
and from the driveway leading to the listed house, but the garage is set back from the main road.
Overall, the design benefits of the proposal outweigh any additional visual impact which is considered
minimal. The Conservation officer's comments can be read in full within the ‘Consultations’ section of
this report but in summary it is concluded that ‘the proposal would likely have a negligible impact on
the character and appearance of the Conservation Area and setting of the Listed Buildings which
would satisfy the provisions of s.66 and 72 of the Act, Section 16 of the NPPF and policy DC2 of the
local development framework.’

No objections to the application in terms of design and visual impact.

Neighbour amenity

No neighbour amenity issues. The garage is to be located in the same place as the existing and it is
clear from the site visit that no neighbours are disadvantaged due to the separation distances
involved and the orientation of buildings.

Highways
No highways objections. Ther application does not propose any alterations to the vehicular access or

the currently available parking/turning space. The County Highways officer has confirmed the
proposed garage size is sufficient to accommodate two parking spaces. No highways related
objections and no recommended conditions.

Coal

The application site is within a low-risk coal development area. Latest advice contained on the Gov.uk
website is that ‘If you are submitting a planning application in a Development Low Risk Area then
there is no statutory requirement to submit a CMRA to the Local Planning Authority’ however ‘the



proposed development still lies within a coal mining area and could contain unrecorded hazards.’ The
advice is that if any coal mining feature is encountered it must be immediately reported to the Coal
Authority.

CONCLUSION / PLANNING BALANCE

For the reasons outlined within the report, it is recommended that the application is approved subject
to conditions.

OFFICER RECOMMENDATION : Conditional approval.

Case Officer: Lisa Jackson
Recommendation Date: 03.02.2026.
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Signed by: Ben Haywood
On behalf of Staffordshire Moorlands District Council




