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PROPOSED REPAIRS, 
REFURBISHMENT AND 
ALTERATIONS TO THE GRADE 2 
LISTED NORTH LODGE AND 
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(FULL - HOUSEHOLDER) 

  
 
MAIN ISSUES 
 

 Principle of development 
 Design, impact upon the building (Heritage matters) and visual impact 
 Highways 
 Trees  
 Protected species 

 
DESCRIPTION OF SITE 
 
The building is a Grade II listed building (listed 8th August 1986). The dwelling is currently vacant and 
in need of refurbishment and repair to make it habitable. The building is situated in an isolated 
location along Hollington Road, east of the village of Upper Tean. The building is positioned at the 
northern entrance to the historic estate of Heath House – a Grade II* listed country house (listed 3rd 
January 1967) – and still forms part of the estate curtilage.  
 
The application site is within the open countryside but it is not Green Belt. Well established woodland 
lies in close proximity to the site.  
 
PROPOSAL 
 
The proposal seeks permission for external and internal alterations to North Lodge (Grade II). The 
internal alterations would involve alterations to the layout on the ground and first floor, creation of new 
openings and raising the height of the kitchen door opening, opening up of chimney breasts, 
replacement of slab flooring on the ground floor, installation of insulated lime plaster to internal walls, 
installation of loft hatches in the first floor ceilings and replacement of internal doors. The external 
alterations would include construction of an orangery, roof repairs, installation of CCTV cameras, 
installation of sun pipes, replacement rainwater goods, cleaning and re-pointing external masonry, 
chimney repairs, replacement external doors, unblocking a rear elevation window to the ground floor, 
replacement of windows to the rear extensions and blocking up two first floor windows. 
 
A previously approved application (ref: SMD/2023/0446 & SMD/2023/0447) proposed similar 
refurbishment works and alterations, but as noted in the Design & Access Statement for this 
submission the following works differ from the approved scheme: 
 
• Change to the rainwater goods design  
• Security measures  
• Alteration of door height between extension and staircase lobby  
• Alteration to the approved internal insulation  
• Alterations to improve means of escape  
• Alterations to the first-floor bathroom layout  
• Repairs to the dilapidated stone embankment wall  
 
The application has been amended since its initial submission. The LPA advised further information 
was needed on proposed internal and external alterations and additional information was provided for 



both. In addition, correspondence (email dated 13/03/26 & 31/03/26) with the agent confirmed that the 
proposal also seeks to replace the front door of the lodge house.  
 
Whilst this essentially is a variation of the previously approved application, a Section 19 variation of 
condition application has not been submitted and the whole proposal is, therefore, considered in the 
determination of this application as a result.  
 
 
RELEVANT LOCAL AND NATIONAL PLANNING POLICIES 
 
Staffordshire Moorlands Local Plan 
 
SS1  Development Principles 
SS10  Other Rural Areas Area Strategy 
DC1  Design Considerations 
DC2  The Historic Environment  
DC3  Landscape and Settlement Setting 
NE1  Biodiversity and Geological Resources 
NE2   Trees, Woodland and Hedgerows 
T1  Development and Sustainable Transport 
Appendix 2  Parking Guidance  
 
Supplementary Planning Guidance 
 

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

 
 
Supplementary Planning Document 
 

1. Staffordshire Moorlands Design Guide  
 
 
 
Checkley Parish Neighbourhood Development Plan 2021 - 2035 
 
 
National Planning Policy Framework 
 
Including sections; 
 
2 Achieving sustainable development 
6 Building a strong, competitive economy 
9 Promoting sustainable transport 
12 Achieving well-designed places 
16 Conserving and enhancing the historic environment  
 
 
SITE HISTORY / RELEVANT PREVIOUS APPLICATIONS 
 
02/00432/LBC  Internal alterations to listed building. Approved.  
 
SMD/2023/0446 Proposed repairs, refurbishment and alterations to the Grade II listed North 

Lodge and erection of a rear orangery. Approved.  
 
SMD/2023/0447 Listed Building Consent for - Proposed repairs, refurbishment and alterations 

to the Grade II listed North Lodge and erection of a rear orangery. Approved.  
 



SMD/2026/0040 Listed Building Consent for proposed repairs, refurbishment and alterations 
to the Grade 2 listed North Lodge and erection of a rear orangery. Pending 
decision. 

 
CONSULTATIONS 
 
Publicity 
 
Site Notice. Expired 
Press Advert: Leek Post and Times. Expired.  
 
Public Comments 
No representations received during the statutory consultation period.  
 
Checkley Parish Council 
No objections. The Parish Council comment that;. 
The proposals comprise essential repairs, sympathetic refurbishment and modest alterations to the 
Grade II listed North Lodge, together with a small rear orangery extension. The submitted heritage 
statement, detailed drawings and ecology reports demonstrate that the works use appropriate 
traditional materials and detailing, cause no harm to the special architectural or historic interest of the 
listed building or its setting (including views to and from the nearby Grade I listed Heath House), and 
include suitable mitigation for protected species. The external changes are limited and respect the 
rural character of the area. We reserve the right to amend or add to these comments should further 
information or consultee responses come to light during the determination process. 
 
 
Arboricultural Officer 
No objections. The proposals do not affect any retained trees. As such there are no arboricultural 
comments to make on this application. 
 
 
Conservation Officer (SMDC) 
Amended plans have been received, therefore, two responses from the Conservation Officer are 
provided below. 
 
Comments on original submission (dated 6th March 2026): 
 
Summary of Significance  
The proposal would involve alterations to North Lodge, which is a grade II listed lodgehouse in the 
parkland of Heath House, a grade II* listed country house.  Heath House (Grade II*) is a c.1836-40 
country house in Tudor Gothic style. The house was built for John Burton Phillips, owner of Tean Hall 
Mills, and designed by Thomas Johnson. The significance relates to its integrity as an early-19th 
century country house in its parkland, illustrative revival style which was popular in this period, 
grandeur and prominent position in the landscape, association with the owner of Tean Hall Mills and 
the notable Lichfield based architect Thomas Johnson.  North Lodge is a c.1830-31 lodgehouse 
designed by James Trubshaw, constructed in sandstone ashlar with a pyramidal roof, segmental 
arched windows and a central doorway with recessed pilasters. Its significance relates to Noe 
Classical influence, ancillary and subservient design and scale which is typical of lodgehouses and 
association with the principal hall.  The walled garden dates early-19th century and is constructed in 
red brick with coping stones. Whilst only the perimeter wall is remaining, its significance is associated 
with horticulture and management of the wider estate for Heath House. Due to its proximity to the 
North Lodge, there is some inter-visibility between the two assets. 
 
Assessment and Impact  
The proposal seeks repairs and refurbishment to the listed North Lodge, along with construction of an 
orangery to the rear. Previous applications were approved (ref: SMD/2023/0446 & SMD/2023/0447) 
and the Heritage, Design and Access Statement (HDAS) outlines this permission seeks amendments 
to the approved scheme which include the following:  
 
• Change to the rainwater goods design  



• Security measures  
• Alteration of door height between extension and staircase lobby  
• Alteration to the approved internal insulation  
• Alterations to improve means of escape  
• Alterations to the first-floor bathroom layout  
• Revised design to external shed  
• Repairs to the dilapidated stone embankment wall  
 
 
As this is not a variation of condition application, all details submitted will be considered and 
conditions which may have been previously discharged would not be applicable as this is a separate 
permission which has been applied for.  
 
Internal alterations  
There would be minimal alterations to the internal layout of the ground floor, with a new opening to the 
proposed orangery and an opening between storage and utility room to be infilled. Dwg no. STHH.02-
DR-3100-3P-2 (Maonry Infill Details) illustrates the latter opening, but no details are provided on the 
materials to be used for the infill which would be useful and, presumably, this would be finished in the 
insulated plaster proposed?  
 
New stone hearths are proposed to the fireplaces, which are currently a modern ceramic tile of no 
heritage value. The proposal also seeks to open up the chimney breasts and install wood burning 
stoves. The fire surrounds shown in the Design & Access Statement appear to be modern and this 
would unlikely harm the aesthetic interest of the interior.  
 
It is proposed to replace the existing concrete slab flooring with an insulated limecrete floor, which 
would be more sympathetic to the building’s construction. The proposal seeks to install an insulated 
lime plaster to the interior and, given there is minimal internal historic covings and skirtings, this would 
unlikely harm the architectural interest of the interior. It is noted that the previous approval was for a 
cork lime insulation and now it is proposed to have a calcium silicate plaster. Whilst this is not a 
traditional detail, this would still be a breathable material that would maintain the permeability of the 
historic masonry. The plans indicate the insulated plaster would be installed on window reveals. It 
would be useful to have a technical detail to illustrate this and the potential impact on window outer 
frames ect.  
 
The works to the first floor would involve alterations to the layout of the landing and bathroom. As 
noted in the supporting statement, these alterations appear to date from the mid- to late-20th century 
and the proposed alterations would not affect the special interest of the Listed Building’s interior. The 
annotations on the floorplans indicate a balustrade would be reinstated following relocation of the 
partitions. The proposed details, as shown on dwg no. STHH.02 3600 Rev 3P, would match the 
existing details and this would not harm the significance of the building.  
 
Similar to the ground floor, there is limited historic décor, and the proposed insulated plaster would 
not harm the special interest. However, as noted above, it would be useful to have technical detail of 
the window reveals as there are a number of historic windows to the first floor which may be impacted 
by this.  
 
Other alterations to the first floor include, installation of loft hatches to the bedrooms and grilles to the 
chimney breasts. These alterations would be very minor and unlikely affect the building’s architectural 
interest.  
 
Many of the internal doors to the property are modern, a mixture of timber panelled and boarded 
doors. The proposal seeks to replace all of these with 4-panelled timber doors (as shown in the Door 
Schedules) which, given the period of the property, would be more sympathetic. The lintel of a door to 
the kitchen would be raised in height which would have a minor impact on the building’s overall 
character.  
 
External alterations  



The external alterations include construction of an orangery, roof repairs, installation of CCTV 
cameras, installation of sun pipes, replacement rainwater goods, cleaning and re-pointing external  
 
masonry, chimney repairs, replacement external doors, unblocking a rear elevation window to the 
ground floor, replacement of windows to the rear extensions and blocking up two first floor windows.  
 
The proposed orangery has already been approved (application ref: SMD/2023/0447 & 
SMD/2023/0446) and there would be no alterations to the size of this.  The rainwater goods would be 
replaced with cast iron round profile downpipes and half round gutters, finished in black. There would 
be no objections to the principle of this. As noted in the supporting statement there would be slight 
increase in the width/depth of these to ensure the building is resilient to possible effects of climate 
change. This would likely have a discernible impact the building’s appearance and is the interest of 
best preserving the building’s fabric by drawing water away from the building.  
 
The proposed unblocking of window would have a minor impact on the building, but this appears to be 
a later block up rather than a tax relief window. The proposed replacement to rear windows would 
involve replacement of modern inappropriate windows. The infill of windows to the first floor would not 
result in the loss of any historic windows. Overall, the proposed window works would have a negligible 
impact on the significance of the building.  
. 
However, it is noted that the annotations on the proposed floorplans and elevations mention the 
windows would only be upgraded with secondary glazing, but the application form mentions all 
windows would be upgraded to slimline double glazing. Clarification on what is proposed would be 
required and, if double glazing is proposed, it would be useful to have some technical details provided 
for the windows in the principal part of the building as these were historic or authentic replicas.  
 
The installation of sun pipes would have a minor harmful impact on the architectural interest of the 
building, but it is noted these have been approved in previous 2023 scheme.  
The external masonry and roof repairs appear sympathetic to the architectural and historic interest of 
the building and, subject to detailing, would either have a neutral or positive impact on its significance. 
  
The proposed elevations indicate two CCTV cameras to be installed to the soffits – one to the rear 
and the other to the front elevation. These would likely have a minor harmful impact on the 
appearance of the building due to their contemporary design.  
 
Works within the grounds  
A timber shed is proposed to the side elevation of the lodgehouse. This would be modest in scale and 
discreetly positioned. Due to the land levels and the surrounding boundary wall, it would unlikely be 
visible from Hollington Road. A slate roof is proposed which would assimilate this with the adjacent 
Listed Building. 
  
The annotations on the site plan indicate repairs to embankment walling around the property, but no 
specific details have been provided on what the works entail. The proposed site plan also indicates an 
illuminated EV charging point, but no specific details have been provided to assess the impact on the 
setting of the Listed Building(s). Overall, there would be some heritage harm arising from the 
proposed works as there would be modern features installed to the rear of the Listed Building and 
within its grounds. It is unclear what impact some works would have on the special interest of the 
Listed Building, as clarification would be required on the proposed works to windows.  
 
There would be positive impacts arising from the proposed works through more compatible internal 
plaster and flooring with the building’s historic construction, more sympathetic design of doors and 
internal décor and alteration to inappropriate modern windows on the rear elevation. Subject to 
clarification on some of the works, it is likely that the enhancements would balance out the harm 
arising from the proposed works.  
 
Legislation and Policy  
Planning (Listed Buildings and Conservation Areas) Act 1990  
The local planning authority should have a desirability of preserving the setting and special interest of 
the Listed Buildings (s.16 and 66).  
 



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).  
 
Any harm to the significance of a designated heritage asset (from its alteration or destruction, or from 
development within the setting), should require clear and convincing justification (par.213).  
 
Where a proposed development would lead to less than substantial harm to the significance of a 
designated heritage asset, this should be weighed against the public benefits of the proposal, 
including securing its optimum viable use (par.215).  
The effect of an application on the significance of a non-designated heritage asset should be taken 
into account in determining applications and a balanced judgement will be required in regard to the 
scale of harm or loss of significance of the non-designated heritage asset (par.216).  
 
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  
 
Conclusions and Recommendations  
As noted above, some clarification is required on some of the detailing to fully assess the level of 
harm and impact on the special interest and significance of the Listed Building and its setting. It is 
likely that, on balance, the works would be an enhancement to the building’s special interest which 
would satisfy the provisions of s.16 and 66 of the Act, Section 16 of the NPPF and policy DC2 of the 
local development framework. Nevertheless, we would suggest further clarification is provided on the 
following to fully understand the impact:  
• Clarification on replacement windows/upgrade of existing windows with double glazing. This 
should include a window schedule outlining which windows are to be upgraded, whether historic glass 
remains in those windows and technical details of how it would be installed within the existing 
frames/glazing bars  
• Technical details of the window reveals and proposed insulated plaster to be installed  
• Details of EV charging point show on the proposed site plan  
• Clarification on materials for the ground floor door infill (utility/storage rooms)  
• Clarification on extent of works to embankment wall  
 
Notwithstanding the above, we would suggest the following conditions on any approval granted:  
 
• Before the re-pointing hereby granted consent is carried out, a sample panel shall be made 
available on site for inspection and details of the mortar to be used for re-pointing (including mortar 
mix, colour, texture and pointing finish) shall be submitted to and agreed in writing by the Local 
Planning Authority. The raking out of loose mortar for the purpose of re-pointing shall be carried out 
by hand-held tools only and not by power-driven tools. The works shall be carried out only in 
accordance with the agreed repointing and mortar details.  
Reason: To preserve the special architectural and historic interest of the Listed Building.  
 
• Before any cleaning of the external masonry hereby granted consent is carried out, a sample 
panel shall be made available on site for inspection and details of the method of cleaning to be used 
shall be submitted to and agreed in writing by the Local Planning Authority. The works shall be carried 
out only in accordance with the agreed cleaning details.  
Reason: To preserve the special architectural and historic interest of the Listed Building.  
 

- No works 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. The works shall thereafter be undertaken and retained for the lifetime of 
the development in accordance with the approved details.  

 



• Replacement window details, including materials, opening mechanism, glazing bar details, 
colour and finish  
• Heads and cills for any new window openings  
• Specific details of the design of the orangery  
• Any new rooftiles (including for the shed)  
• Any external cowls, flues and vents  
• CCTV cameras  
• EV charging point  
Reason: In order to safeguard the special architectural or historical interest of the Listed Building.  
 
• Before the infill of the external openings to the rear elevation hereby approved are carried out, 
details (and samples upon request) of the stone to be used for the infill shall be submitted to and 
agreed in writing the Local Planning Authority. The works shall thereafter be carried out only in 
accordance with the agreed stone details.  
Reason: In order to safeguard the special architectural or historical interest of the Listed Building. 
 
 
Revised Conservation Officer comments (dated 20th April 2026) following receipt of amended 
plans  
Assessment and Impact 
Previous conservation comments (06/03/26) raised no objections to the principle of the works but 
queried some of the details.  
These comments are based upon the following amended plans / further information received:  
• Covering Letter – dated 31st March 2026  
• North Lodge Joinery Detail – Type A (dwg no. 3260)  
• North Lodge Joinery Detail – Type B (dwg no. 3261)  
• North Lodge Joinery Detail – Type C (dwg no. 3262)  
• North Lodge Joinery Detail – Type D (dwg no. 3263)  
• North Lodge Joinery Detail – Type E (dwg no. 3264)  
 
EV charging point  
No objections to the manufacturer’s specification provided. It will be an overtly modern feature, but 
clear justification for it in terms of climate change has been provided and this would be discreetly 
positioned to the rear of the site to minimise visual impact on the building’s architectural interest.  
 
Joinery details  
There are no objections to the technical details for the window replacements and alterations. Previous 
conservation comments (06/02/26) queried the mention of double glazing. Clarification has been 
provided that this only relates to the secondary glazing, which will be double-glazed rather than the 
principal part of the window. The proposed design of the windows to the side elevation and later 
extension illustrate the design would be an improvement to what is there now.  
It is noted about the proposed alterations to windows WF1.1 & WF2.1 to enable a means of escape. It 
is agreed this would cause a degree of heritage harm (par.215 of NPPF), but there is clear and 
convincing justification for this harm (par.213 of NPPF) as it has been demonstrated in the Heritage 
Design & Access Statement that this would be least intrusive and harmful option and would also 
ensure that the building could maintain its optimum use as a dwelling.  
 
Ground floor door infill  
No objections to these works as the materials proposed are sympathetic to the building’s construction.  
 
Works to embankment wall  
No objections to these works as they appear to be a repair rather than engineering works/rebuilding of 
the structure. 
 
Legislation and Policy  
Planning (Listed Buildings and Conservation Areas) Act 1990  
The local planning authority should have a desirability of preserving the setting and special interest of 
the Listed Building (s.16 and 66).  
 
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).  
 
Any harm to the significance of a designated heritage asset (from its alteration or destruction, or from 
development within the setting), should require clear and convincing justification (par.213).  
 
Where a proposed development would lead to less than substantial harm to the significance of a 
designated heritage asset, this should be weighed against the public benefits of the proposal, 
including securing its optimum viable use (par.215). 
 
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  
 
Conclusions and Recommendations  
In summary, there would be a minor degree of heritage harm arising from the works but there are 
considerable enhancements to the significance that would balance and outweigh this minor degree of 
harm. Therefore, the proposal would preserve the special interest of the Listed Building and setting of 
the surrounding Listed Buildings. This would satisfy the provisions of s.16 and 66 of the Act, Section 
16 of the NPPF and policy DC2 of the local development framework. Therefore, there are no 
objections to the proposal from a conservation perspective. 
 
We would suggest the further plans and information listed above is conditioned as part of any 
approved plans and the following further details be conditioned for any approval granted:  
 
• Before the re-pointing hereby granted consent is carried out, a sample panel shall be made 
available on site for inspection and details of the mortar to be used for re-pointing (including mortar 
mix, colour, texture and pointing finish) shall be submitted to and agreed in writing by the Local 
Planning Authority. The raking out of loose mortar for the purpose of re-pointing shall be carried out 
by hand-held tools only and not by power-driven tools. The works shall be carried out only in 
accordance with the agreed repointing and mortar details.  
 
Reason: To preserve the special architectural and historic interest of the Listed Building.  
 
• Before any cleaning of the external masonry hereby granted consent is carried out, a sample 
panel shall be made available on site for inspection and details of the method of cleaning to be used 
shall be submitted to and agreed in writing by the Local Planning Authority. The works shall be carried 
out only in accordance with the agreed cleaning details.  
 
Reason: To preserve the special architectural and historic interest of the Listed Building.  
 
• No works 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. 
The works shall thereafter be undertaken and retained for the lifetime of the development in 
accordance with the approved details.  
• Details of the replacement front door  
• Heads and cills for any new window openings  
• Specific details of the design of the orangery  
• Any new rooftiles (including for the shed)  
• Any external cowls, flues and vents  
• CCTV cameras  
 
Reason: In order to safeguard the special architectural or historical interest of the Listed Building.  
 



• Before the infill of the external openings to the rear elevation hereby approved are carried out, 
details (and samples upon request) of the stone to be used for the infill shall be submitted to and 
agreed in writing the Local Planning Authority. The works shall thereafter be carried out only in 
accordance with the agreed stone details.  
 
Reason: In order to safeguard the special architectural or historical interest of the Listed Building. 
 
 
Staffordshire County Council Highways 
Recommendation Summary: Acceptance 
Site Visit Conducted on: 10-Feb-2026 
 
Personal Injury Collisions 
Current records show there were no Personal Injury Collisions on Hollington Road within 215 metres 
either side of the property between 31/12/2020 and 30/12/2023. 
 
Background 
The property is situated at the junction of Hollington Road and the private access road to Heath 
House. Hollington Road (C0015) is a C classified road subject to the national speed limit and has no 
street lighting or footways. 
 
Description of Proposal 
Proposed repairs, refurbishment, and alterations to the Grade 2 listed North Lodge and erection of a 
rear orangery. 
 
Comments on Information Submitted 
The proposal is for the construction of an orangery to the rear of the property. The orangery will be 
sited within an area currently laid out as garden. Repairs, refurbishment, and alterations to the 
property are also proposed which includes the construction of a drive and path. The Drive and 
pathway details, Dwg 392-L-08-D-900 PA1 shows details of the proposed drive and path which will 
connect directly to the private access road to Heath House. It is considered the proposal will not have 
a detrimental impact on the adopted highway and therefore I have no objection (application number 
SMD/2026/0039). 
 
National Amenity Societies 
No representations received.  
 
Historic England 
Historic England provides advice when our engagement can add most value. In this case we are not 
offering advice. This should not be interpreted as comment on the merits of the application.  We 
suggest that you seek the views of your specialist conservation and archaeological advisers. You may 
also find it helpful to refer to our published advice at https://historicengland.org.uk/advice/find/ It is not 
necessary to consult us on this application again, unless there are material changes to the proposals. 
However, if you would like advice from us, please contact us to explain your request. 
 
Staffordshire Wildlife Trust  
Confirmed verbally that the scheme was acceptable. Advised that the applicant should update the 
survey to ensure the updated drawing numbers are reference within section 4 ‘Recommendations.’  
Could ask for a copy of the method statement as evidence the applicant has gone down the license 
route. Recommend conditional approval. 
 
OFFICER COMMENTS 
 
Principle of Development 
The development site is located in the countryside and there are no ‘in principle’ objections to a 
domestic extension, as Policy SS10 outlines that allowing proportionate extensions to existing 
dwellings will support the sustainability of rural areas in the district. All other material planning 
considerations are discussed below. 
 
Design, impact upon the building (Heritage matters) and visual impact 



The application site would involve alterations to a Grade II Listed Building, situated in the historic 
estate parkland of a Grade II* Listed Building (Heath House). The application is situated immediately 
adjacent to the road and is visually prominent as a result. The dwelling is enclosed by a drystone 
boundary wall along Hollington Road. The proposed orangery extension would sit at lower topography 
to the highway and views of the extension would be obscured by the boundary wall.  
 
The proposed extension would be sited discreetly to the rear and hidden from principal views of the 
designated heritage asset. The glazed extension would be to be lightweight in appearance and its 
design take cues from an orangery, which is often a feature seen in country house estates. The scale, 
height and massing is proportionate to the smaller scale lodge house and its design would not 
overbear or dominate views or appreciation of the Listed Building.  
 
The proposal also seeks internal and external alterations to the building, which are listed in the 
proposals section above. The works within the grounds of the development site (i.e. not attached to 
the Listed Building) ared are discussed in the accompanying householder planning permission 
application (ref: SMD/2026/0039). The Conservation Officer has been consulted on the proposed 
development and appraised the information provided. The Conservation Officer’s comments 
(06/03/26) on the original submission requested further clarification on joinery details for replacement 
windows and details of internal wall linings. Further information was, subsequently, provided and the 
Conservation Officer provided updated comments (dated 20/04/26).  
 
The Conservation Officer has concluded there would be a minor degree of heritage harm arising from 
some aspects of the proposal, such as removal of historic fabric to create new openings. However, on 
balance, there would be much greater level of enhancement to the significance of the designated 
heritage asset through the introduction of appropriate palette of materials and improved condition to 
the building through refurbishment. The Conservation Officer has also noted that the new additions 
and alterations have been designed sympathetically to the architectural interest of the Listed Building. 
On balance, the proposal would preserve the special interest of the Listed Building and its setting. 
This would comply with the provisions of section 16 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990, Section 16 of the NPPF and policy DC2 of the local development 
framework.  
 
The proposal would be a high quality design to an existing dwelling and would not have an adverse 
impact on the countryside and rural character of the area, which would also accord with Local Plan 
policies DC1 and DC3. 
 
 
Highways 
The County Highways officer has no objections to the application, commenting that the orangery 
would be sited within an existing garden area and that details of the drive and path are on the 
submitted drawings. There are no recommended conditions. 
 
Trees  
No issues in respect of impact upon trees. No objections from the Council’s Arboriculture officer and 
no tree replated conditions. 
 
 
Protected species  
The application has been accompanied by a Bat Survey Report and a Technical Note (both 
documents from Apex Ecology). The agent has updated the Bat Survey Report at section 4 
‘Recommendations’ to include the up to date drawings (sent via email dated 30.7.2026). The agent 
also confirms that ‘with regard to the European Protected Species (EPS) Licence and Method 
Statement, this is still being progressed as additional surveys are required this year. These surveys 
are currently being undertaken by our ecologist to support a future licence application, which will need 
to be submitted prior to the commencement of works on site. As we are still awaiting the outcome of 
the planning and Listed Building Consent applications, the EPS licence application has not yet been 
submitted.’ 
 
 
 



 
CONCLUSION / PLANNING BALANCE 
 
In summary, the proposal would comply with the provisions of Section 16 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 and the special interest of the Listed Building and its 
setting would be preserved. With consideration to the NPPF, NPPG and policies DC1, DC2 and DC3 
of the Staffordshire Moorlands Local Plan. The proposal is also considered to be acceptable in terms 
of highways, trees and protected species matters, as such the application is recommended for 
conditional approval.  
 
 
OFFICER RECOMMENDATION : Conditional approval 

Case Officer:  Lisa Jackson & Megan Atkinson 
Recommendation Date: 30.07.2026. 
 
 

X

Signed by: Ben Haywood  
On behalf of Staffordshire Moorlands District Council 
 

 
 


