
 Civic Centre, Riverside, Stafford 
Contact   Andrew Bailey 

  Direct Dial   01785 619212 
Email   abailey@staffordbc.gov.uk 

 
  

 

Dear Members 

Planning Committee 

A virtual meeting of the Planning Committee will be held using Zoom on 
Wednesday, 3 March 2021 at 6.30pm to deal with the business as set out on the 

agenda. 

To watch the meeting, please follow the instructions below:- 

1 Log on to Zoom at https://zoom.us/join 

2 Enter Meeting ID 838 5228 4768 when prompted 

3 Enter Password 541138 when prompted 

Or, to listen to the meeting, please call the following telephone number:- 

0131 460 1196 

Please note that this meeting will be recorded. 

Members are reminded that contact officers are shown in each report and members 

are welcome to raise questions etc in advance of the meeting with the appropriate 

officer. 

 

 
Head of Law and Administration 
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PLANNING COMMITTEE - 3 MARCH 2021 
 

Chairman - Councillor R M Sutherland 
Vice-Chairman - Councillor A S Harp 

 
 

A G E N D A 
 
1 Minutes 
 
2 Apologies 
 
3 Declaration of Member’s Interests/Lobbying 
 
4 Delegated Applications 
 
 Details of Delegated applications will be circulated separately to Members.  
 
 
 Page Nos 
 
5 Planning Applications 3 - 32 
 
6 Planning Appeals  33 - 33 
 

 
 

MEMBERSHIP 
 

Chairman - Councillor R M Sutherland 
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M G Dodson 
A P Edgeller 
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A D Hobbs 
J Hood 

W J Kemp 
A Nixon 
A N Pearce 
M Phillips 
R M Sutherland 

 
 

(Substitutes - F Beatty, A T A Godfrey, P W Jones, R Kenney) 
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ITEM NO 5   ITEM NO 5 
___________________________________________________________________ 

PLANNING COMMITTEE - 3 MARCH 2021 
___________________________________________________________________ 

Ward Interest - Nil 

Planning Applications 

Report of Head of Development 

Purpose of Report 

To consider the following planning applications, the reports for which are set out in 
the attached APPENDIX:-  

Page Nos 

20/32391/FUL 203 Prospect Road, Stafford ST16 3NN 4 - 16 

The application was called in by 
Councillor W J Kemp 

Officer Contact - Sian Wright, Development Lead 
Telephone 01785 619528 

20/32514/FUL Land at Hixon Airfield Industrial Estate, 17 - 32 
Hixon, Stafford 

The application was called in by 
Councillor B McKeown 

Officer Contact - Richard Wood, Development Lead 
Telephone 01785 619324 

Previous Consideration 

Nil 

Background Papers 

Planning application files are available for Members to inspect, by prior arrangement, 
in the Development Management Section.  The applications including the 
background papers, information and correspondence received during the 
consideration of the application, consultation replies, neighbour representations are 
scanned and are available to view on the Council website.  
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Application: 20/32391/FUL 
 
Case Officer: Teresa Dwight 
 
Date Registered: 19 November 2020 
 
Target Decision Date: 14 January 2021  
Extended To: 19 February 2021  
 
Address: 203 Prospect Road, Stafford ST16 3NN 
 
Ward: Coton 
 
Parish: - 
 
Proposal: Change of use from grass land to residential to form domestic 

garden area. Side and rear two storey extension, single storey 
kitchen extension, new boundary fence with gates and 
driveway. 

 
Applicant: Mr Florek 
 
Recommendation: Approve 
 
 
 
REASON FOR REFERRAL TO COMMITTEE:       
 
This application has been called in by Councillor W J Kemp (Ward Member for Coton) for 
the following reason:- 
 
"1. It is over-intensification of the site and  2. The enclosure of Public Open space". 
 
Context 
 
The application property is a modern 3-bedroomed c1970s semi-detached dwelling sited in 
an established residential area within the settlement boundary for Stafford, to the northeast 
of the town centre. The immediate vicinity comprises semi-detached dwellings of similar 
style and design, with varied orientations and, where not facing a highway, connected by 
footpath links through the estate. 
 
The application site itself comprises the host dwelling and open land to the immediate east. 
The open land measures approximately 9.6m wide x 23.7m deep and is currently laid to 
lawn. The depth of the land matches that of the domestic curtilage of the 203 Prospect Road 
and its immediate neighbours to the west.  The open land is currently separated from the 
dwelling by the existing side elevation and domestic side boundary wall to the host dwelling. 
 
The host dwelling fronts Prospects Road and has an open outlook over the expanse of 
Coton Fields allotments. To the eastern side, the site is currently separated from no. 201 
Prospect Road by the area of open land and also by a County Council owned footpath link 
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that runs north to south from within the estate to Prospect Road. Similar dwellings are 
situated to the west of the site. The dwellings to the rear of the site (Faraday Road) are at 
right angles to the dwellings along Prospect Road, and have unenclosed gardens facing the 
footpath link. The open land thus facilitates views into and out of the estate over these 
unenclosed front gardens.   
 
The proposal seeks the following works:  
- A change of use from grass land to residential to form an extended domestic garden 

area;  
- A side and rear two storey extension; 
- A single storey kitchen extension; 
- A new boundary fence with gates and driveway. 

 
The side and rear 2-storey extension will provide an extended lounge and a dining room at 
ground floor level and two bedrooms and one ensuite at first floor level. 
 
The single storey rear extension will provide a re-sited kitchen (an existing rear conservatory 
will be demolished). 
 
The two-storey side extension and part of the two-storey rear extension will fall within the 
open land for which a change of use is sought. This land will also be enclosed by 2m high 
close boarded fencing to provide a garden area (the existing 2.4m high side boundary wall 
will be demolished). The new 2m high fence/gates to the front will be set back to provide an 
additional parking area to the site frontage. 
 
Officer Assessment – Key Considerations 
 
1. Policy considerations 
 
The NPPF defines open space as: 
  
“All open space of public value, including not just land, but also areas of water (such as 
rivers, canals, lakes and reservoirs) which offer important opportunities for sport and 
recreation and can act as a visual amenity” 
 
Paragraph 97 of the NPPF supports the retention of open space, sports and recreational 
buildings and land, including playing fields, unless their loss can be justified or mitigated. 
As does Policy C7 Open Space, Sport and Recreation of The Plan for Stafford Borough 
(TPSB) 
 
In addition, Paragraph 99 of the NPPF supports the designation of land as Local Green 
Space through local and neighbourhood plans that allows communities to identify and 
protect green areas of particular importance to them.  
 
Policy N4 of TPSB states that the green infrastructure network identified on the Policies 
Map will be protected, enhanced and expanded. 
 
In respect of the TPSB, the land is not shown as a designated Local Green Space or as part 
of the green infrastructure network on the Policies Map. Neither is it considered to meet the 
criteria of Paragraph 97 or Policy N4. 
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The site in question is a small parcel of open land to the side of no. 203 Prospect Road. It 
would appear that it is incidental open space following the construction of the Coton Fields 
housing development. The land is currently in the ownership of Stafford and Rural Homes 
Housing Association (SARH), who are the social housing landlords for the area. The 
applicant has confirmed that SARH are ‘willing to sell the land.  The applicant also states 
that the land has in the past been used for anti-social behaviour and illegal parking etc, 
which appears to be confirmed by a neighbour. 
 
In these circumstances, there is no indication that the land is designated as, or provides any 
significant function as, public open space or community use.  
 
In context of land use, whilst the NPPF (paragraph 117) encourages the use of previously 
developed land, it does not exclude the development of greenfield sites providing it does 
not result in harm to the character and setting of an area (paragraph 70). 
 
Therefore the principle of the development is accepted and alternate uses are not excluded, 
subject to all other material considerations being met.  
 
These material considerations will include impacts on the character and appearance of the 
area as discussed below. 
 
National Planning Policy Framework – Section 8 Promoting healthy and safe communities:  
Section 12 Achieving well-designed places 
The Plan for Stafford Borough (TPSB) Policy C7 Open Space, Sport and Recreation, N4 
The Natural Environment & Green Infrastructure 
 

 
2. Impact upon the host dwelling and the character and appearance of the area   
 
Spatial principle SP7, together with Policy N1 of TPSB and the Supplementary Planning 
Document (SPD) on Design supports development to existing dwellings provided, in part, 
the proposed development does not harm the character of the area, which includes the host 
dwelling. 
 
In particular, Policy N1 of TPSB requires amongst other things that development takes 
account of local character, context, density, and strengthens the continuity of street 
frontages. 
 
In addition to the requirements of Policy N1, guidance within the Council’s Design 
Supplementary Planning Document (SPD) specifically states that side extensions on corner 
sites should respect the building line of the adjoining road to support the streetscene. The 
site is not technically a corner site, but could be considered to have some of the same 
characteristics of a corner plot.  
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Character and appearance (change of use of land) 
 
The streetscene in this location comprises fairly uniform dwelling types. However, the 
layouts and orientations of the plots give a sense of variety and, to some extent, non-
uniformity to the wider streetscene. The large expanse of allotments on the opposite side of  
Prospect Road provides a spacious feel to the frontages of this part of the estate which, 
faces the highway and overlooks the allotments, particularly when compared to the density 
of the development north of the application site.  The host dwelling has an added sense of 
space as a result of the incidental open land to the side. This land provides views in and out 
of this part of the estate, with views inwards being over the open garden frontages of 
dwellings along Faraday Road (it is noted that the dwellings to the rear do not front Faraday 
Road but are accessed by linked footways/footpaths). The enclosure of the land and its 
change of use to garden would therefore provide an end-stop to existing outward views and 
restrict inwards views. This would include passing views along the linked footpath along 
from Faraday Road to its junction with Prospect Road (to the immediate east of the site).  
 
The main impact to be considered here is whether the change of use of this land and its 
subsequent development and enclosure cause sufficient harm to the character and 
appearance of the area as to warrant a refusal of planning permission. This needs to be 
balanced against the benefits of bringing this land into a viable alternative use to its current 
incidental open space use, which is considered of limited community value and which may 
be prone to unauthorised uses that may cause nuisance. 
 
On this occasion, it is considered that the change of use of this incidental open space is 
acceptable. The two-storey side extension is of modest width (approximately 3m) and as 
such would not result in an over-intensification of development within this additional land. A 
proposed garden width of 5m will remain to the side between the proposed two-storey side 
extension and the new side boundary, which will be enclosed by a 2m high boundary fenced 
treatment. As such, vertical massing would be kept to a minimum and the fencing of the 
proposed garden area will maintain an open character above the fence line. The fenced 
boundary is also considered a softer boundary treatment to the existing brick wall. The new 
side boundary fence will maintain a distance of approximately 1m to the linked footpath. The 
side of the two-storey extension will be 6m from this footpath, which is sufficient to avoid 
any sense of massing on the boundary and which will maintain a visually proportionate gap 
between the proposal and the adjacent neighbour to the east, no. 201 Prospect Road. The 
proposal will also maintain the existing open character to the site frontage and the site 
fencing, albeit enclosing the garden, will not encroach beyond the line of open garden 
frontages of the dwellings to the rear along Faraday Road. The side projection of the two-
storey extension will maintain the (front) building line of houses further along Faraday Road  
(no.11 onwards). 
 
When seen from the front, the enclosure of the open land (and reduction in gap between 
dwellings) will not result in a streetscene arrangement that is out of keeping with other semi-
detached dwellings in the vicinity. It is noted that areas of incidental open land that may be 
comparable to this site do not appear to be a prominent or regular feature along the Prospect 
Road frontage. 
 
In summary, in regard to the plot density within the surrounding area, to include the 
frontages and orientations of adjacent sites, the layout, scale and form of the proposal will 
sufficiently respect this pattern of development and will not be insensitive to it.  
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Therefore, the inclusion of the incidental open space into the curtilage of the host dwelling 
and the proportionate nature of the proposed extension within the extended plot will not 
impact adversely on or be incongruous to the existing defined and established morphology 
of the area. 
 
 
Design and character (extensions) 
 
The proposed two-storey extension will not exceed the front building line and has a relatively 
modest width of 3m to the side and a modest depth of 3m to the rear, to match the depth of 
the rear single storey element. 
 
In context of visual massing in this currently open location, the side of the extension will not 
be in close proximity to the site boundary. Although not set down from the host dwelling, the 
design of the extension is considered overall to respect the character of the existing 
dwelling. The design of two-storey extension is complimentary to the design of the adjoined 
single storey extension, where both are seen as one from rearwards views. 
 
The proposal will therefore not be prominent in views along Prospect Road from the front 
and side, or from Faraday Road (linked footpaths) to the rear, and will sufficiently respect 
any existing building lines that contribute to the existing character of the area. 
 
It is acknowledged that the proposal will enclose and partially infill a currently open area of 
land, however, for the reasons stated above, the resultant extended plot and the extensions 
proposed would not dominate the streetscene in this location to such an extent as to warrant 
a refusal on grounds of harm to the character and appearance of the area. 
 
The existing house is of brick and cream render for the walls and tiles for the roof. The 
proposed materials are stated to match existing. The materials specification as stated is 
considered acceptable. 
 
The proposed development is therefore considered acceptable in context of Policy N1 of 
TPSB together with the Design Supplementary Planning Document (SPD). 
 
Policies and Guidance:- 
National Planning Policy Framework – Section 12 Achieving well-designed places 
The Plan for Stafford Borough (TPSB) – Policies SP7 Supporting the Location of New 
Development, SP3 Sustainable Settlement Hierarchy, N1 Design, Supplementary Planning 
Document (SPD) – Design 
National Design Guide 
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3. Residential amenity  
 
Allowing for the scale, mass location and the proposed use of the extension, the proposed  
development does not harm residential amenity having regard to policy N1 of the Plan for 
Stafford Borough and the Supplementary Planning Document on Design. 
 
In particular, the proposal would not result in any unacceptable breaches of the Council’s 
Design Supplementary Planning Document (SPD) 2018 in context of privacy and light and 
outlook. 
 
The proposal will create principal windows to the front and rear and a blank elevation to the 
side. There will be no direct opposition of principle windows and separation distances to 
neighbouring properties are considered sufficient. 
 
In terms of light and outlook, there would appear to be a minor breach of a 45 degree line 
in respect of a ground floor principal window to the rear elevation of the adjoined neighbour 
(no. 205). However, this minor breach is considered acceptable. The depth of the breach 
amounts to approximately 0.9m at a rear depth of 2.1m and at a distance of approximately  
2.7m along a horizontal plane of view. The impact of the breach will be minimised by the 
decreasing height (approximately 3m – 2.7m) of the mono-pitched roof at the point where 
the breach occurs and there is already an intervening boundary fence that restricts light and 
outlook to this room. Furthermore, the proposed single storey rear extension has a depth of 
3m and, as such, a similar extension could be constructed under permitted development 
rights. In these circumstances, it is not considered that this neighbour’s amenity in context 
of light and outlook will be affected to such an extent as to warrant a refusal.  
 
The proposal would not otherwise raise any amenity concerns.  
 
The proposal therefore accords with policy N1 and the Design SPD guidance having regard 
to amenity. 
 
Policies and Guidance:-   
The Plan for Stafford Borough – Policies N1 Design, N4 The Natural Environment and 
Green Infrastructure 
Supplementary Planning Document (SPD) – Design 
 
4. Highway safety   
 
The existing dwelling has 3 bedrooms. The dwelling as extended will have 4 bedrooms thus 
requiring an additional parking space to meet the 3 spaces required by parking standards 
set out in TPSB. 
 
The proposed plans show a parking provision of 3 frontage spaces which are considered 
acceptable. 
 
The Highway Authority (HA) have no objections to the proposal subject to conditions to 
provide a dropped kerb and to secure and maintain/retain the new parking area; and (given 
the closeness to the site to a primary school) for the submission of Highways Construction 
Method Statement (CEMP) for prior approval and subsequent adherence to it.  
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The HA state that their comments are subject to the land being in the ownership of the 
applicant. The applicant has served notice on the owners who he states are willing to sell 
the land subject to planning permission being obtained. It is not considered unreasonable 
to submit or approve an application in these circumstances. 

The HA’s other comments (dropped kerb agreement, re-locating / protecting utility 
equipment being the applicant’s responsibility) are to be attached as an informative as 
requested.  

Policies and Guidance:- 
National Planning Policy Framework – Section 9 Promoting sustainable transport  
The Plan for Stafford Borough – Policies T2 Parking and Manoeuvring Facilities, Appendix 
B – Car Parking Standards 

5. Other

Neighbour comments are noted and are addressed in the relevant parts of the report and 
as below. 

Neighbour concerns, which appear to relate to the construction period, are noted. Given the 
modest nature of the proposal, the Environmental Health officer has not been consulted or 
requested a consultation and in any case restrictive conditions in respect of site works would 
not normally be considered reasonable for a proposal involving house extensions. However, 
on this occasion it would appear that the Highway Authority have requested a Construction 
Method Statement condition (for other reasons) that may also alleviate this neighbour’s 
concerns in context of noise and disturbance from the construction process 

Issues relating to previous building projects and standards of construction are not relevant 
to this application and in any case would appear to be the remit of Building Control. 

6. Concluding comments and the planning balance

The change of use of the land to a domestic use is accepted. The proposal is considered to 
be acceptable in terms of its design, scale and siting, and will not harm the character and 
appearance of the area or raise any amenity or highway safety concerns. Subject to 
conditions, the proposal meets the requirements of Policies N1 and T2 of the plan for 
Stafford Borough and the Design SPD, together with national guidance. 

Consultations 

Highway Authority: 
Amended plans: 
There are no objections on Highway grounds to the proposed development subject to the 
following conditions being included on any approval:- 

A site visit was carried out on 26/11/2020 This Form X supersedes my previous form x dated 
27/11/2020 
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Personal Injury Collisions: Current records show that there were not any Personal Injury 
Collisions on Prospect Road within 25 metres either side of the property accesses for the 
previous five years. 

Background: 
Prospect Road (Road No. ZU3007) is a lit unclassified road with a footway either side of the 
road and a speed limit of 20mph with traffic calming (e.g. speed humps) along this road. 
At the rear and to the east of the property is a link footway which leads to Faraday Road. 
These link footways are also maintained by Staffordshire County Council. 

Change of use from grass land to residential to form domestic garden area. Side and rear 
two storey extension, single storey kitchen extension, new boundary fence with gates and 
driveway. 

Comments on Information submitted: 
According to Stafford Borough Parking Standards the site requires 3 car parking spaces as 
shown on the Site/Block Plan for a 4-bed property. 

Whilst on site it was noted that the driveway is made up of block paving, which is acceptable 
to the Highway Authority. There were 2 car parking spaces either side of the front door, 
however I noticed in the application it states only 1 existing car parking space with the 
proposal of two further spaces, with what is proposed and what is on the ground there will 
be a total of 4 car parking spaces. 

I noted on site that there was no dropped kerb vehicular crossing to access the driveway. 
The kerbs would be required to be dropped the full width of this proposed access by applying 
for a Vehicle Access Crossing (VAC) to Staffordshire County Council’s Network 
Management Team. It is noted on the revised Block Plan that 14 drop kerbs with one 
transitional kerb either end will be dropped to accommodate this access, this is acceptable 
to the Highway Authority. 

It is noted on the Block Plan that there are to be three car parking spaces, the extended 
section of driveway is shown to have a minimum of a 1m retaining strip which is made up 
of a bound and porous material to prevent any loose material eg gravel from being carried 
onto the public highway. 

Whilst on site I measured the width of the footway which was approx. 2.42m, I was happy 
with the visibility from this site, either direction there is a clear view to enable a vehicle to 
safety enter and exit the driveway. It is noted on the Visibility Plan submitted with the 
application the visibility splay has been taken from 2m rear of the carriageway x 70m in each 
direction. Due to the speed limit of this road being 20mph we would only require a splay of 
2mx25m which is clearly feasible. 

It was noted on site that there is a Severn Trent Water stop tap cover in the footway and 
other utility covers fronting the access. 

According to Land Registry the grassed area to the east is not with the title to 203 Prospect 
Road (SF428099). These comments are based on the applicant having a legal access right 
on the submitted information. The below response may alter if the land is not under the 
applicant’s control. 
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Recommendations: 
 
I hereby have no objection to the following application with the following conditions being 
applied. 
 
1.The development hereby permitted shall not be bought into use until the vehicle access 
crossing has been extended in accordance with the Block Plan. 
 
2. The development hereby permitted shall not be brought into use until the access drive 
rear of the public highway has been surfaced and thereafter maintained in a bound material 
for a minimum distance of 1m from the highway boundary, in accordance with the Block 
Plan and shall thereafter be retained for the lifetime of the development. 
 
3. No development shall take place until a Highways Construction Method Statement has 
been submitted to and approved in writing by the Local Planning Authority. The approved 
Statement shall be adhered to throughout the construction period. The statement shall 
provide for :- 
 
• The parking of vehicles of site operatives and visitors 
• Storage of plant and materials used in constructing the development 
• Duration of works 
Times of deliveries including details of loading and unloading of plant and materials. (No 
HGV deliveries taking place between the times of 08:00 & 09:00 and 15:00&16:00 Monday 
to Friday) 
 
IMPORTANT INFORMATIVES 
Please note that prior to the new widened access being constructed you require Section 
184 Notice of Approval from Staffordshire County Council. The link below provides a further 
link to 'vehicle dropped crossings' which includes a 'vehicle dropped crossing information 
pack' and an application form for a dropped crossing. Please complete and send to the 
address indicated on the application form which is Network Management Unit, Staffordshire 
County Council, Staffordshire Place 1, Wedgwood Building, Tipping Street, Stafford, ST16 
2DH. (or email to nmu@staffordshire.gov.uk) 
 
Utility equipment is noted within the proposed access crossing therefore the responsibility 
and costs for re-locating / protecting the equipment is the applicant’s responsibility. Please 
contact the appropriate utility company for advice. 
 
NOTE TO PLANNING OFFICER 
 
Condition 3 above is requested due to its extremely proximity to John Wheeldon Primary 
School and Stafford Children’s Centre, as I do not want HGV deliveries taking place 
between the times of 08:00 &09:00 and 15:00&16:00 Monday to Friday during school 
traveling times. 
 
Neighbours (6 consulted):   
Two representations received. One objection. One in support. Comments summarised as:  
Concerns about detrimental effect on family home life due to noise, air pollution and traffic 
due to the building work; 
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The work will take place next to the front of neighbour’s house so neighbour will also suffer 
loss of light; 
Concerns about noise impact on younger family members; 
Concerns about constant air pollution/having to keep windows closed; 
Concerns about the safety aspect of having such a large site so close to home and family. 
The applicant took over 3yrs to complete previous building work and neighbour has 
concerns that that this work was not compliant with safety regulations; 
Proposal will be a useful addition to a property associated with a growing family; 
At present the grassed area is frequently violated by illegal parking and is not well 
maintained; 
In the past been waste food has been thrown out encouraging rats from the adjacent 
allotments to come for food 
Appropriate use of this ground would relieve this situation. 
 
Site Notice:  
Expiry date: 08.01.2021 
 
Relevant Planning History 
None 
 
 
Recommendation 
 
Approve subject to the following conditions: 
 
 
 1. The development to which this permission relates must be begun not later than the 

expiration of three years beginning with the date on which this permission is 
granted. 

 
 2. This permission relates to the submitted details and specification and to the 

following drawings, except where indicated otherwise by a condition attached to 
this consent, in which case the condition shall take precedence :- 

  
 Amended Ordnance Survey based Location Plan, scan date 11 January 2021 
 Amended Block Plan,  scale 1:200, scan date 11 January 2021 
 A4 Drawing 'Proposed New Gates', scan date 20 November 2020 
 Existing and proposed drawing containing the proposed side elevation, scan date  

20 November 2020 
 Drawing of existing wall and proposed fence, showing Proposal Fence, scan date 

11 November 2020 
 Drawing 'Proposals' showing proposed floor plans, front and rear elevations and 

one side elevation, scan date 10 June 2020 
 Drawing 'Visibility Splays', scan date 10 June 2020 
 
 3. No development shall take place until a Highways Construction Method Statement 

has been submitted to and approved in writing by the Local Planning Authority. The 
approved Statement shall thereafter be adhered to throughout the construction 
period. The statement shall provide for :- 
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 o The parking of vehicles of site operatives and visitors 
 o Storage of plant and materials used in constructing the development 
 o Duration of works 
 Times of deliveries including details of loading and unloading of plant and 

materials. (No HGV deliveries taking place between the times of 08:00 & 09:00 and 
15:00 &16:00 Monday to Friday) 

 
 4. The development hereby permitted shall not be bought into use until the vehicle 

access crossing has been extended in accordance with the Block Plan. 
 
 5. The development hereby permitted shall not be brought into use until the access 

drive rear of the public highway has been surfaced and thereafter maintained in a 
bound material for a minimum distance of 1m from the highway boundary, in 
accordance with the Block Plan and shall thereafter be retained for the lifetime of 
the development. 

 
 
The reasons for the Council’s decision to approve the development subject to the above 
conditions are: 
 
 1. To comply with the requirements of Section 51 of the Planning and Compulsory 

Purchase Act 2004. 
 
 2. To define the permission. 
 
 3. In the interests of the safety and convenience of users of the highway. (Policy T1c 

of The Plan for Stafford Borough). 
 
 4. To ensure the provision of adequate off-street facilities in the interests of the 

convenience and safety of users of the highway. (Policy T2d of The Plan for 
Stafford Borough). 

 
 5. To ensure the provision of adequate off-street facilities in the interests of the 

convenience and safety of users of the highway. (Policy T2d of The Plan for 
Stafford Borough). 
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Informative(s) 
 
1 In accordance with the requirements of Article 31 of the Town and Country 

Planning (Development Management Procedure) (England) (Order) 2010, as 
amended, and the National Planning Policy Framework 2019, the Council has 
worked in a positive and proactive way in determining the application and has 
granted planning permission. 

2 That the applicants attention be drawn to the comments of the Highway Authority 
available for view on public access in respect of this application and as referred to 
in the case officer's report, to include the following: 

 
Important Informatives 
 
Please note that prior to the new widened access being constructed you require Section 
184 Notice of Approval from Staffordshire County Council. The link below provides a 
further link to 'vehicle dropped crossings' which includes a 'vehicle dropped crossing 
information pack' and an application form for a dropped crossing. Please complete and 
send to the address indicated on the application form which is Network Management Unit, 
Staffordshire County Council, Staffordshire Place 1, Wedgwood Building, Tipping Street, 
Stafford, ST16 2DH. (or email to nmu@staffordshire.gov.uk) 
http://www.staffordshire.gov.uk/transport/staffshighways/licences/ 
Utility equipment is noted within the proposed access crossing therefore the responsibility 
and costs for re-locating / protecting the equipment is the applicant's responsibility. Please 
contact the appropriate utility company for advice. 
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20/32391/FUL 
203 Prospect Road 

Stafford 
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Application: 20/32514/FUL 
 
Case Officer: Mark Alford 
 
Date Registered: 15 July 2020 
 
Target Decision Date: 9 September 2020 
Extended To:   
 
Address: Land at former Hixon Airfield, Hixon 
 
Ward: Haywood And Hixon 
 
Parish: Hixon 
 
Proposal: Temporary change of use of land to develop a temporary 

compound to facilitate off-site ground investigation works 
 
Applicant: High Speed 2 (HS2) Ltd 
 
Recommendation: Approve subject to conditions 
 
 
 
REASON FOR REFERRAL TO COMMITTEE 
 
This planning application has been called in by Councillor B McKeown (Ward Member for 
Haywood and Hixon) for the following reason: 
 
The site is not within the 'Hixon Airfield Industrial Estate' boundary as defined in the Plan 
for Stafford (2011-2031) and the adopted Hixon Neighbourhood Plan. 
  
CONTEXT 
 
This application seeks to secure temporary planning permission until 31 August 2022 for 
the land to be used as a compound associated with the ground investigation works for the 
construction of the HS2 railway line. 
 
The Application Site (the Site) comprises of a section of the former concrete runway to the 
wartime airfield use and covers approximately 0.4 hectares in area. There are currently 
portable cabins and metal containers on the hardstanding area. 
 
The Site would be accessed from the main entrance and driveway to the Hixon Airfield 
Industrial Estate (the Industrial Estate) via New Road, and over an existing track and using 
other sections of old runway and existing hard surfaces.  
 
The proposed development comprises the following elements: 
 

• 3 portable cabins to form site offices and welfare facilities, each 10m by 3m and about 
2.7m high, finished in mid grey with dark grey detailing;  
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• 3 temporary buildings for storage, each 30m by 10m and 6m high to roof ridge; the 
roofs would be of white PVC coated polyester fabric; the walls would be of light grey 
profiled UPVC;  

• 3 associated office cabins, each 10m by 3m and about 2.7m high, finished in grey as 
per cabins above;  

• open storage area;  
• security cabin 3m by 2.5m and about 2.7m high, finished in grey; and 
• waste collection area, generator and water tanks.  

 
The compound would be enclosed by 2.5m high ‘Heras’ styled fencing and gates.  
 
It is proposed that the Site would be in operation from 8.00 to 17.00 hrs Monday to Friday, 
and will be utilised by up to 40 full-time employees.  It is indicated that the compound would 
have artificial illumination in the form of low intensity luminaires attached to the cabins. 
 
Following the completion of the ground investigation works in 2022, it is proposed that the 
Site will be returned to its current condition. 
 
The Site is outside the defined boundary of the Industrial Estate as shown on the Inset Plan 
to the PSB, and is therefore within the open countryside, occupying an open location on the 
north side of the former airfield.  Footpaths Hixon 18 and 23 provide views of the Site. 
 
Decision-taking framework 
 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70(2) of the 
Town and Country Planning Act 1990, as amended, (the Acts) requires that applications 
shall be determined in accordance with the provisions of the Development Plan unless 
material considerations indicate otherwise. 
 
The Development Plan for the purpose of this application comprises parts 1 and 2 of The 
Plan for Stafford Borough 2011-2031 (the PSB) and the Hixon Neighbourhood Plan (2016) 
(the HNP). 
 
Material considerations include, albeit not limited to, the National Planning Policy 
Framework (February 2019) (the NPPF), the on-line Planning Practice Guidance (the PPG), 
National Design Guide (the Guide), and the planning history of the site. 
 
OFFICER ASSESSMENT – KEY CONSIDERATIONS 
 
1. Principle of the proposed development 
 
Temporary planning permission was granted on the Site in May 2019 under application 
reference 18/29781/COU for the use of the land for a temporary compound for off-site 
ground investigation works associated with the HS2 project, with a cessation date of August 
2020.  The permission was not exercised. 
 
Whilst the period of the permission has lapsed on 18/29781/COU there have been no 
change of policies within the PSB or in the NPPF, and it is therefore considered that the 
principle of the proposed development has been established.  The HNP has no specific 
policies that relate to the site or the proposals. 
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The proposed development is therefore considered to be compliant with policies SP1, SP6, 
SP7, and E2 of the PSB, together with national guidance within the NPPF, all of which 
support development that secures economic development, subject to such development not 
having a negative impact upon the environmental or social objectives of sustainable 
development. 
 
Polices and Guidance:- 
 
National Planning Policy Framework 
Paragraphs 8, 11, 12, 104, Annex 2: Glossary. 
 
The Plan for Stafford Borough 
SP1 Presumption in Favour of Sustainable development 
SP6  Achieving Rural Sustainability 
SP7  Supporting the Location of New Development 
E2  Sustainable Rural Development  
 
Hixon Neighbourhood Plan 
 
2. Impact upon the character and appearance of the area  
 
As noted above, the Site occupies on open aspect and that any development, including that 
of the proposal, would impact on the character and appearance of the area.  
 
However, allowing for the form of the proposed development, and the temporary nature of 
the Application, any visual impact would also be temporary.  The impact of such temporary 
structures was deemed not to harm the character and appearance of the area under the 
2018 application, albeit that the 3 storage buildings now proposed are larger than before. 
However, the previous application involved a total of 14 buildings/cabins compared in this 
case to 10 buildings/cabins. 
 
The visual impact of the proposed development would also be less apparent than the vehicle 
storage occurring on a former runway to the south which intervenes in views from that 
direction, which has a permanent permission. 
 
It is therefore considered that this visual presence on the site would be acceptable for the 
temporary period of time requested, given also that the area has no special landscape 
designation and complies with policies SP1, N1 and N8 of the PSB, and advice within the 
NPPF. 
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Policies and Guidance:- 
 
National Planning Policy Framework 
Paragraphs: 127, 128, 130, 170, 172. 
 
The Plan for Stafford Borough 
SP1 Presumption in Favour of Sustainable Development 
N1  Design  
N8  Landscape Character 
 
3. Residential amenity  
 
The Site is well over 500m from the nearest dwelling to the north-east, Chartwell on Station 
Road, Stowe-by-Chartley, and it is not considered that there would be any adverse 
implications from the appearance of the structures affecting the residential amenity of the 
occupiers. The low intensity lighting of the buildings was also accepted in the previous 
application.  
 
The Environmental Health Officer raises no objection to the proposals, and it is considered 
that that there would not be significant harm in terms of noise or disturbance. 
 
This aspect of the proposal does not conflict with the policies of the PSB or national advice. 
 
Policies and Guidance:- 
 
National Planning Policy Framework 
Paragraphs 170, 180. 
 
The Plan for Stafford Borough 
SP1 Presumption in Favour of Sustainable Development 
N1  Design 
 
4. Access and adequacy of parking provision  
 
There are three submitted method statements covering access to and vehicle movements 
around the site, namely: 
 

• The People Vehicle and Plant Management Plan;  
• The Construction Vehicle Management Plan; and  
• The Construction Environmental Management Plan (CEMP) 

 
These statements explain that the speed limit would be restricted to 10 mph around the Site 
and only 5 mph in sensitive areas. Also vehicle access would not be permitted at the 
weekend or outside the normal working hours. 
 
There is no parking standard in the PSB for the compound use. However, the Highway 
Authority (the HA) raises no objection to the 21 parking spaces shown or to the access 
arrangements, noting that this is existing. The HA are not seeking any conditions, should 
planning permission be forthcoming. 
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It is therefore considered that the proposals would neither result in excessive traffic 
generation or prejudice highway safety, and the proposal therefore complies with policy T1 
of the PSB and national advice. 
 
Policies and Guidance:- 
 
National Planning Policy Framework 
Paragraphs 108,109 
 
The Plan for Stafford Borough 
T1  Transport 
 
5. Ecology 
 
The Applicant’s submitted an Ecological Impact Assessment (the Assessment) in June 
2020, which notes that the land surrounding the site is mainly grassland but had been used 
for agriculture. The Assessment acknowledges the potential for the proposed external 
lighting to affect bats and states that it would be low pressure sodium or white LED, and be 
directional with shielding and focussed away from adjacent semi-natural habitats. The lights 
would point downwards to illuminate the necessary area only; and would be attached to the 
top of the site cabins (approximately 2.5m above the ground).    
 
The Assessment under section 6.1.8 recommends the following mitigation measures: 
 

• Provision of guidance to ensure site operatives are aware of the site`s value for 
designated sites, protected and otherwise notable habitats and species, the potential 
for ecological impacts and the associated risks of non-compliance with legislation, 
the CEMP and any associated method statements.  

• Sensitive re-location of small mammals, reptiles or common amphibians, if found 
during site clearance works under the ecological watching brief.  

• Use of site fencing and appropriate signage to limit the potential for accidental ingress 
by site operatives into adjacent habitats of value.  

• Use of the screening measures proposed, to be attached to the site boundary fencing 
to reduce the potential for disturbance to wintering flocks of birds.  

• Monitoring of the wintering birds for one day each month between October to March.  
• Inspection and maintenance of the integrity of site screening for its duration. 
• Use of sensitive appropriate lighting during hours of darkness, as outlined in the 

CEMP, during the construction and operation of (including for security) the proposed 
compound.  

• Should protected or otherwise notable species be found during the site works, the 
works are to stop and the advice of an ecologist sought, noting this may have 
implications for further works types or activities.  

• Re-establishment of the adjacent, semi-improved grassland following 
decommissioning of the proposed compound.  

 
The Biodiversity Officer has no objection to the proposed development subject to the 
mitigation measures cited above are undertaken. 
 
Natural England does not consider that the development would have a significant adverse 
impact on statutorily designated nature sites. However, the Assessment recognises that the 
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Site is hydrologically connected to the Pasturefields Salt Marsh Special Area of 
Conservation (SAC) and Site of Special Scientific Interest (SSSI) via surface and 
groundwater sources. It explains that during the set-up, operation and decommissioning 
phases of the site, sensitive control measures would be put in place as embedded 
mitigation. These would be: 
 

• Guidance at time of site set up to enable site operatives to understand the importance 
of adjacent designated sites and the potential for connectivity and impacts.  

• Site waste water would be taken off site for treatment.  
• Suitable prevention measures would be in place to avoid any release to groundwater 

of site waste water or pollutants.  
• Suitable measures will be employed during site re-fuelling activities, including use of 

drip trays and re-fuelling on areas of hardstanding. 
• Appropriate measures set in place and employed swiftly to deal with any site 

accidental pollution issues.  
 
The Assessment continues that the distance of Pasturefields salt marsh SAC and SSSI from 
the site and the dilution effect for any potential pollution incident at the Site, means that 
physical impacts that could compromise the ecological conditions of the salt marsh 
community are unlikely and therefore not significant.  
 
However, the Application does not detail what the protection measures are specifically in 
relation to surface and foul water drainage for the compound. The CEMP states that there 
would be no on-site water discharge and that effluent would be removed.  It is not stated 
how effluent would be stored or whether these measures include for foul sewerage 
purposes.  It is also noted that the submitted flood risk assessment includes the potential 
for surface water pollution from scouring during the flooding of the site from Amerton Brook. 
 
The applicant has submitted data to support the use of two conditions on a planning 
consent, wording below, which would secure the suitable management of surface and foul 
water from the site:  
 
1.The compound shall not be brought into use unless and until the contamination prevention 
measures and procedures set out in paragraph 5.1.8 of the submitted Ecological Impact 
Assessment; Section 3 and Annexe 2 of the submitted Construction Environmental 
Management Plan; and paragraph 5.12 and Section 16 of the HS2 phase 2a draft Code of 
Construction Practice, as they relate to surface water runoff from the site, are operational 
and can be implemented. Thereafter, the measures and procedures shall be used to prevent 
harm to ground water during the use of the compound.  
 
2. The foul water resulting from the use of the proposed welfare and toilet facilities shall be 
stored on site until removed for disposal off-site in accordance with the procedures set out 
in paragraph 5.12, Sections 15 and 16 of the HS2 phase 2a draft Code of Construction 
Practice; Section 3.2 of the submitted Construction Environmental Management Plan; and 
Section 5.1.8 of the submitted Ecological Impact Assessment. 
 
The Council`s revised Appropriate Assessment under the Habitat Regulations has 
concluded that the adverse effects arising from the proposal can be satisfactorily avoided 
by the measures set out in the submitted Ecological Impact Assessment, Construction 
Environmental Management Plan and draft Code of Construction Practice, and Natural 
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England concurs with this conclusion, and requires that they should be secured by the 
above planning conditions. 
 
With the safeguards described above, it is considered that any adverse impacts on ecology 
can be suitably mitigated.  It is therefore considered that the proposed development, subject 
to planning conditions, is compliant with policies SP1, N4 and N5 of the PSB, together with 
national guidance. 
 
Policies and Guidance:- 
 
National Planning Policy Framework 
Paragraphs 170, 175, 176, 177. 
 
The Plan for Stafford Borough 
SP1 Presumption in Favour of Sustainable Development 
N4  The Natural Environment and Green Infrastructure 
N5  Sites of European, National and Local Nature Conservation Importance 
   
6. Flood risk 
 
The Site is partially within the Environment Agency`s Flood Zone 2. The submitted Flood 
Risk Assessment concludes that, subject to a series of mitigation measures, the temporary 
compound will be safe from flooding and will not increase flood risk elsewhere.   
 
The Environment Agency notes that the Application does not include intrusive groundworks 
and considers the proposals to be of a low environmental risk, and has no comments.  
Whereas, the Lead Local Flood Authority does not wish to comment as the existing 
impermeable areas would not be increased. 
 
It is therefore considered that the proposed development accords with policies SP1 and N2 
of the PSB and national advice within the NPPF. 
 
Policies and Guidance:-  
 
National Planning Policy Framework 
Paragraphs: 148, 155, 163, 164. 
 
The Plan for Stafford Borough  
SP1 Presumption in Favour of Sustainable Development 
N2  Climate Change 
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7. Public footpaths 
 
The actual compound site would not affect the current routes of public footpaths on and 
around the old airfield. The access shown to the compound would however share the routes 
of public footpaths within the old airfield area. Nevertheless, it is clear that the physical 
development proposed would not affect these routes.   
 
The Rights of Way Officer is also satisfied that the development would not harm the rights 
of way or prevent their use. The Ramblers have no objection to the proposed development 
as long as the rights of way remain open and usable at all times. 
 
Both of the above representations would be included as an informative, should planning 
permission be forthcoming. 
 
8. Gas pipeline 
 
The vehicle access to the compound site would pass over an underground gas 
transportation pipeline. The Health and Safety Executive do not advise against the granting 
of planning permission on safety grounds.  Cadent offers guidance to the Applicant’s, and 
its observations would be included as an informative, should planning permission be 
forthcoming. 
 
9. Responses to Parish Council representations and other matters raised 
 
The boundary between Hixon and Stowe-by-Chartley parishes follows the centre line of the 
old runway through the Site.  
 
The Parish Councils refer to planning permission 12/16714/OUT which was for a single 
large specialist storage building and has now expired. The Site is covered by the outline 
permission for mainly employment development for buildings, reference 19/29954/OUT, 
granted on 30 June 2020.  Reserved matters for similar development have also been 
approved for permission 14/20587/OUT under reference 19/3150/REM on 30 June 2020. 
Both of these schemes are likely to progress and the sites are thus unavailable for the use 
proposed by this application. 
  
No new roads are proposed to be constructed. 
 
The Parish Councils do not explain why the former aggregates storage site is more 
appropriate than the current site. Both sites are previously developed land. 
 
It is understood that there are no other similar sites for the HS2 project in the area. 
 
Whilst the former wartime airfield may be a heritage asset, the Site does not have any 
statutory status in this respect 
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THE PLANNING BALANCE AND CONCLUSION 
 
It is recognised that the proposed development will alter the character and appearance of 
the area.  However, in terms of the planning balance allowing for the temporary nature and 
form of the proposed development, associated planning history, and connection with 
delivering a major infrastructure project, it is considered that the proposal accords with the 
aforementioned policies of the PBS and national guidance. 
 
 
Consultations 
 
Highway Authority: 
 
No objections. 
 
Note to Planning Officer 
If the Construction Environmental Management Plan is implemented, the proposal will not 
have a severe effect on the highway network, with an existing access already being used. 
 
Natural England: 
 
5 February 2021: Natural England notes that your authority, as competent authority, has 
undertaken an appropriate assessment of the proposal in accordance with Regulation 63 of 
the Conservation of Species and Habitats Regulations 2017 (as amended). Natural England 
is a statutory consultee on the appropriate assessment stage of the Habitats Regulations 
Assessment process. Your authority has concluded that the adverse effects arising from the 
proposal can be satisfactorily avoided by the measures set out in the submitted Ecological 
Impact Assessment, Construction Environmental Management Plan and draft Code of 
Construction Practice as detailed in step 3, part 1 of this Assessment.  
  
Having considered the assessment Natural England advises that we concur with the 
assessment conclusions. We advise that an appropriate planning condition or obligation is 
attached to any planning permission to secure these measures. 
 
28 October 2020: Natural England notes that your authority, as competent authority, has 
undertaken an appropriate assessment of the proposal in accordance with Regulation 63 of 
the Conservation of Species and Habitats Regulations 2017 (as amended). Natural England 
is a statutory consultee on the appropriate assessment stage of the Habitats Regulations 
Assessment process. Your authority has concluded that the adverse effects arising from the 
proposal could be avoided subject to the proposed avoidance measures being secured by 
the appropriately worded conditions (as set out in step 3, part 1 of the assessment).  
Having considered the assessment Natural England advises that we concur with the 
assessment conclusions.  We advise that the appropriate planning conditions are attached 
to any planning permission to secure these measures.  
 
16 August 2020: No objection.  Based on the plans submitted, Natural England considers 
that the proposed development will not have significant adverse impacts on statutorily 
protected nature conservation sites. 
 
Biodiversity Officer: 
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The mitigation measures outlined in the conclusion of the Ecology Report under section 
6.1.8 should be undertaken as stated. 
 
Environmental Health Officer: 
 
No comments. 
 
Lead Local Flood Authority: 
 
1 October 2020: The previously outstanding issue was related to the lack of an acceptable 
drainage strategy, but it has since been confirmed that the existing site is wholly 
impermeable and that the proposals will not increase the impermeable area - In light of this, 
we are satisfied that there will be no increase in flood risk from this source.   
 
21 August 2020: There is insufficient detail to demonstrate that an acceptable drainage 
strategy is proposed. We would therefore recommend that planning permission is not 
granted - We ask to be re-consulted with the results of a surface water drainage strategy - 
Our criteria for an acceptable drainage strategy are laid out in full in the SCC SUDS 
Handbook. 
 
Environment Agency: 
 
The application does not include intrusive groundworks and conclude that the proposed 
development would be of a low environmental risk - Therefore, we have no comments to 
make - Refer applicants to standing advice for development within Flood Zone 2. 
 
Cadent: 
 
Have identified gas transportation apparatus in the vicinity of the proposal - Advise 
developer of their obligations and responsibilities in relation to pipelines. 
 
Health and Safety Executive: 
 
Do not advise against the granting of planning permission on safety grounds in relation to 
gas pipeline. 
 
Staffordshire County Council Rights of Way Officer: 
 

• The application documents now recognise the existence of Public Footpath Nos 18 
and 23 Hixon Parish which run through the proposed application site. 

• The submitted Hixon Airfield Planning Statement addresses the concerns raised in 
my previous response.   

• Since the submission of the original planning application, the application to add to 
the Definitive Map of Rights of Way remains undetermined. Staffordshire County 
Council has confirmed that the route in Figure 9 of the above Statement therefore 
does not currently have any recognised legal status. 

• A section of the internal access road within Hixon Airfield to the proposed compound 
location is a Public Right of Way (PROW) Hixon 23, and the proposed site access 
joins Hixon 18 PROW footpath.  
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• However, the temporary works will not negatively impact the use of this PROW as 
well as other footpaths used to access the site or prevent them from being used.  

• Vehicles will be travelling no faster than 10mph and signage will be in place to make 
pedestrians aware of the works.  

• A section of PROW is already used for vehicular access and New Road will be used 
to access the track to the compound, therefore, it is evident that the proposed works 
will not prevent members of the public from continuing to use this path.  

• It is however important that users of the path network are still able to exercise their 
public rights safely and that the paths are reinstated if any damage to the surface 
occurs as a result of the proposed development.  

 
The Ramblers:  
 
There would be no objection to this temporary storage site provided that the footpaths Hixon 
18 and 23 remain unobstructed and free for public access at all times. 
 
Stowe-by-Chartley Parish Council: 
 
Object: 
 

• The site is outside the industrial estate boundary for Hixon according to the adopted 
Plan for Stafford Borough Part 2 and the adopted Hixon Neighbourhood Plan.   

• The site is on designated agricultural land - the runway land was to be returned to its 
original use following de-commissioning after WWII. This is not a brownfield site. Any 
vehicles that have previously been stored on the site were there without the 
appropriate planning permission.  

• The site is in open countryside and this development would have an undesirable 
visual impact.  

• The proposed new road required to access this site would be across agricultural land 
and have a very undesirable visual impact.  

• The proposed site interferes with a number of public footpaths and would have an 
unwelcome visual impact on the users of the footpaths.  

• The proposed site is remote and on the far side of the airfield estate - there are other 
sites on the airfield estate that are more suitable, two of which are within the industrial 
estate boundary as defined in the plan for Stafford Borough and the Hixon 
Neighbourhood Plan.  

• There is land identified within the boundary that has planning permission for industrial 
use and which has not yet been developed, namely application 14/20587/OUT (16.1 
acres/6.6 ha) and 12/16714/OUT (7.8 acres/3.2 ha).  Either of these would be much 
more suitable sites than developing a new site on agricultural land which is outside 
the industrial estate boundary, that requires the building of a new access road across 
agricultural land. 
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• In addition, a site with temporary COU for storage of aggregate that is outside the 
boundary has now been emptied and cleared and is no longer in use (application 
16/24279/FUL) - this was given temporary permission until September 2020. This 
site would be a much more appropriate site than the one proposed in this application.  

• Highways safety grounds - this development would increase the number of vehicles 
and in particular lorries in to and through the village of Hixon, via a road that already 
suffers from excessive traffic at certain times of day.  

• Noise and exhaust pollution from said vehicles and lorries.  
• Query why another compound in this vicinity is required for HS2 as there are already 

a number of other sites identified for use by HS2 for storage etc. in the Hixon area.  
 
 
Hixon Parish Council: 
 
Object: 
 

• The site is outside the industrial estate boundary for Hixon according to the adopted 
Plan for Stafford Borough Part 2 and the adopted Hixon Neighbourhood Plan.   

• The site is on designated agricultural land; the runway land was to be returned to its 
original use following de-commissioning after WWII. This is not a brownfield site. 

• The site is in open countryside and this development would have an undesirable 
visual impact.  

• The proposed new road required to access this site would be across agricultural land 
and have a very undesirable visual impact.  

• The proposed site interferes with a number of public footpaths and would have an 
unwelcome visual impact on the users of the footpaths.  

• The proposed site is remote and on the far side of the airfield estate; there are other 
sites on the airfield estate that are more suitable, two of which are within the industrial 
estate boundary as defined in the plan for Stafford Borough and the Hixon 
Neighbourhood Plan.  

• There is land identified within the boundary that has planning permission for industrial 
use and which has not yet been developed, namely application 14/20587/OUT (16.1 
acres/6.6 ha) and 12/16714/OUT (7.8 acres/3.2 ha).  Either of these would be much 
more suitable sites than developing a new site on agricultural land which is outside 
the industrial estate boundary, that requires the building of a new access road across 
agricultural land.  

• In addition, a site with temporary permission for storage of aggregate that is outside 
the boundary has now been emptied, cleared and is no longer in use (application 
16/24279/FUL). This site would be a much more appropriate site than the one 
proposed in this application.  

• Highways safety grounds - this development would increase the number of vehicles 
and in particular lorries into and through the village of Hixon, via a road that already 
suffers from excessive traffic at certain times of day.  

• Noise and exhaust pollution from said vehicles and lorries.  
• Query why another compound in this vicinity is required for HS2 as there are already 

a number of other sites identified for use by HS2 for storage etc. in the Hixon area.  
 
Neighbours: 
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(1 notified): 1 reply/representation received objecting. The material considerations are 
summarised below: 
 

• Harm to wildlife, protected sites and reduced biodiversity. 
• Light, water and noise pollution 
• Increased flood risk 
• Main site not in Recognised Industrial Estate area 
• Site is not previously developed land 
• More traffic 
• Harm to heritage value of former wartime airfield 

 
Site notices: 
 
Expiry dates: 21 August 2020; 14 September 2020. 
 
 
 
Advert: 
 
Expiry date: 23 September 2020. 
 
Relevant Planning History 
 
18/29781/COU - Temporary change of use of the land to develop a temporary compound 
to facilitate off-site ground investigation works to cease before August 2020 - approved 22 
May 2019; not implemented. 
 
Other former airfield land 
 
19/31487/COU - Change of use of concrete runway for storage of vehicles and associated 
perimeter fencing and landscape improvements – to be determined. 
 
16/25315/COU – Change of use of former airfield runway for storage of commercial vehicles 
and up to six commercial vehicle auctions per year; office/sales/facilities building; 
landscaping works – approved 27 July 2017; implemented. 
 
16/24279/FUL - Continued use of former runway for storage of aggregates for roadworks – 
expired 30 September 2020. 
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Recommendation 
 
Approve subject to the following conditions: 
 
 1. This permission is for a limited period expiring on 31 August 2022 and at the end of 

this period the land shall be restored to its former condition in accordance with a 
scheme of work that shall have first been submitted to and approved in writing by 
the local authority, the works shall be undertaken in complete accordance with the 
agreed details. 

 
 2. The approved plans are drawing nos. C861-ARP-GT-MAP-000-002671-P02; C861-

ARP-GT-MAP-000-002670 P01; 35358 -1/4; -2/4; -3/4; and 4/4; and the Balfour 
Beatty elevations and plan HS2 -WP04 dated 21.2.20. The development shall be 
carried out in accordance with the approved plans except as required by other 
conditions of this permission. 

 
 3. The recommendations and mitigation measures contained in the Hixon Minor 

Planning Application - Ecological Impact Assessment (document ref C861-ARP-
EV-REP-000-125235 Rev P02) shall be carried out in their entirety. 

 
 4. The compound shall not be brought into use unless and until the contamination 

prevention measures and procedures set out in paragraph 5.1.8 of the submitted 
Ecological Impact Assessment; Section 3 and Annexe 2 of the submitted 
Construction Environmental Management Plan; and paragraph 5.12 and Section 16 
of the HS2 phase 2a draft Code of Construction Practice, as they relate to surface 
water runoff from the site, are operational and can be implemented. Thereafter, the 
measures and procedures shall be used to prevent harm to ground water during 
the use of the compound.  

 
 5. The foul water resulting from the use of the proposed welfare and toilet facilities 

shall be stored on site until removed for disposal off-site in accordance with the 
procedures set out in paragraph 5.12 and Sections 15 and 16 of the HS2 phase 2a 
draft Code of Construction Practice; Section 3.2 of the submitted Construction 
Environmental Management Plan; and Section 5.1.8 of the submitted Ecological 
Impact Assessment. 

 
 6. To manage the environmental aspects of the proposal hereby permitted the 

development shall be carried out in complete accordance with the requirements of 
the Construction Environmental Management Plan and the Construction Vehicle 
Management document. 

 
 
The reasons for the Council’s decision to approve the development subject to the above 
conditions are: 
 
 1. To define the permission. 
 
 2. To define the permission. 
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 3. To enhance biodiversity and to comply with Policies SP1 and N4 of The Plan for 
Stafford Borough 2011-2031 (Parts 1 and 2) 

 
 4. To protect the special interest of the Pasturefields Salt Marsh Special Area of 

Conservation  and to comply with policies SP1, N4, and N5 of The Plan for Stafford 
Borough 2011-2031 (Parts 1 and 2) 

 
 5. To protect the special interest of the Pasturefields Salt Marsh Special Area of 

Conservation  and to comply with policies SP1, N4, and N5 of The Plan for Stafford 
Borough 2011-2031 (Parts 1 and 2) 

 
 6. To protect the environmental quality of the area and in the interest of highway 

safety to comply with policies SP1, N4, N5, and T1 to The Plan for Stafford 
Borough 2011-2031 (Parts 1 and 2). 

 
 
Informative(s) 
 
1 The Local Planning Authority consider the proposal to be a sustainable form of 

development and therefore complies with the provisions of the  
National Planning Policy Framework. 

2 The applicant`s attention is drawn to the observations of Cadent,  the Staffordshire 
County Council Rights of Way Officer, the Local Lead Flood Authority, Natural 
England and the Environment Agency on the application.  These can be viewed on 
the Council`s website:- www.staffordbc.gov.uk 
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20/32514/FUL 
Land At Hixon Airfield Industrial Estate 

Hixon 
Stafford 
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ITEM NO 6  ITEM NO 6 
 
___________________________________________________________________ 
 
PLANNING COMMITTEE - 3 MARCH 2021 
___________________________________________________________________ 
 
 

Ward Interest -  Nil 
 

Planning Appeals 
 
Report of Head of Development  
 
Purpose of Report 
 
Notification of new appeals and consideration of appeal decisions. Copies of any 
decision letters are attached as an APPENDIX. 
 
Notified Appeals 
 
Application Reference Location Proposal 
20/32775/OUT 
Committee refusal 

Land At Dell Close 
Trinity Fields 

Outline planning permission 
for two new dwellings two 
storey high - all matters 
reserved 

20/32821/HOU & 
20/32822/LBC 
Delegated Refusal 

9 Church Street 
Eccleshall 
Stafford 

Rear extension and minor 
internal works. In conjunction 
with 20/32822/LBC 

 
 
Previous Consideration 
 
Nil 
 
Background Papers 
 
File available in the Development Management Section 
 
Officer Contact 
 
John Holmes, Development  Manager Tel 01785 619302 

33


	Planning Scrutiny Committee - 3 March 2021 - Agenda
	Item No 5 - Planning Applications
	20/32391/FUL 203 Prospect Road, Stafford ST16 3NN
	Map
	20/32514/FUL - Land at former Hixon Airfield, Hixon
	Map

	Item_No_6- Planning Appeals



