
 
 
 
Planning Department 
Stafford Borough Council 
Civic Centre 
Riverside 
Stafford 
ST16 3AQ 
 
Dear Sir or Madam 
 
PLANNING APPLICATION 25/41305/FUL 
PROPOSED DEVELOPMENT OF 40 HOUSES AND ASSOCIATED INFRASTRUCTURE, 
LAND OFF OLD CROFT ROAD, WALTON ON THE HILL 
 
Thank you for consulting Berkswich Parish Council about this application which was 
considered at an extraordinary meeting of the Council on 6 January 2025. Councillors 
recalled that they have objected to two previous outline proposals for very similar 
development at this site in the last 3 years (22/36536/OUT, and 23/37587/OUT) both of 
which were refused planning permission by your Council.  Councillors could see no 
substantive change in circumstance or arguments justifying a variation from this stance in 
respect of the current submission.  The Parish Council resolved to OBJECT to the 
application for the following reasons. 
 
1. The application is contrary to planning policy.  The site is outside the Residential 

Development Boundary for Stafford (which includes Walton on the Hill) in the Plan 

for Stafford Borough 2014- 2031 as approved 31 January 2017.    No change is 

proposed in the RDB around Walton on the Hill in the Stafford Borough Local Plan 

2020-40 Preferred Options Consultation issued on 19 October 2022.  The Parish 

Council notes that planning permission for development of part of the site for a 

Methodist Church and Community Rooms was refused on appeal in November 

2000 on the grounds principally that it would breach the RDB and have a harmful 

effect on the form and setting of Walton on the Hill and the surrounding rural area 

(APP/Y3425/A/00/1047339.   SBC reference 38390). 

 

2. It is recognised that Stafford Borough has a five-year housing shortfall as assessed 

by current government guidance.  However, the applicants have not (in accordance 

with the requirements of para 11d of the NPPF) demonstrated clear and substantial 

benefits from developing this site which outweigh its adverse impacts and warrant 

overturning established local planning policy.  
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3. The Parish Council is not aware of any latent demand for affordable housing in the 

parish and does not consider that the erection of 10 affordable homes here is a 

compelling reason for allowing this development to proceed.  

 

4. Development on this open plateau site will encroach into open countryside on the 

south side of Stafford and intrude into views of the site from Cannock Chase 

National Landscape as clearly shown in the Rappor Type 4 visualisations from 

Viewpoints A, B and C (application documents APPENDIX 12 rap_009_01B).  This 

will be contrary to policies N4, N7 and N8 of PFSB 2014, conflict with paragraph 

189 of the NPPF regarding protection of National Landscapes, and policy PL8 of 

the Cannock Chase National Landscape Management Plan 2025.   

 

5. Development here will appear an arbitrary and harmful aggregation to the existing 

settlement of Walton on the Hill.  The proposed geometric layout appears as an 

artificial imposition on the site and in the landscape rather than a natural growth of 

the existing settlement at Walton on the Hill.  It does not, contrary to the claims in 

the Design and Access Statement, reflect any element of the established character 

or design of local development in Walton on the Hill.  The house designs, density of 

dwellings, rigid cul de sac highway layout with dual two metre footways, 

hammerhead turns, residential properties immediately at the back of pavement and 

very minimal landscaping is unimaginative, urban in appearance and lacking in any 

sense of place.  It does not comply with policy N1 of the PFSB 2014 and the 

Borough Council’s Residential Design Guide SPD of 2018. 

 

6. The harmful intrusion will be accentuated by the potential for light pollution from 

street lighting in this elevated position.  The latter would risk conflict with policy PL7 

of Cannock Chase MP 2025 and guidance in Cannock Chase AONB Light Pollution 

and Dark Skies: A Good Lighting Guide (2023).  The current submission does not 

address this issue or suggest what mitigation measures might be introduced if 

planning permission were to be forthcoming. 

 
7. The proposed development entails the removal of all but a short length of the 

frontage hedgerow to Old Croft Road exposing the site fully to public view to the 

detriment of local visual amenity. The substitution of a two-metre footway and street 

lighting along this frontage will adversely urbanise its character and emphasise the 

harmful nature of the change. 

 

8. The additional traffic generated from the development appears under-estimated in 

the Transport Statement.  It will increase congestion and the danger to highway 

safety on this narrow and intensively trafficked stretch of Old Croft Road which is 

heavily used by pedestrians and children accessing three local schools and the 

nearby football field.  The developer’s proposed provision of additional segregated 

pavements and street lighting (Rappor Transport Statement) may address some of 

the potential risk to pedestrians but will urbanise and harm the semi-rural visual 

character of the area.  The proposed related narrowing of the already inadequate 

carriageway for traffic calming purposes is counterproductive on this already 

dangerously narrow stretch of road and will exacerbate the risk to vehicular users.  

 

9. The Transport Statement does not take into account existing congestion arising 

from roadside parking by users of the junior football field opposite and its 



consequent danger to road users and football players. Extra traffic generated by the 

proposed development will exacerbate this problem. The applicants’ Transport 

Statement does not assess these risks which would remain very real. 

 

10. There is insufficient capacity in local schools, medical and other community facilities 

to accommodate the projected number of additional residents.  These facilities are 

already under considerable pressure:  introducing additional users risks causing 

inconvenience and disadvantage to existing users.  The applicant has not advanced 

any concrete or measurable steps to address these issues other than a generic 

inclusion in the list of topics for consideration in any S106 agreement should 

planning permission be granted. 

 

11. The site is not an appropriate or sustainable location for housing development.  It is 

not within comfortable walking distance of most local facilities (i.e. shops and 

medical facilities) implying residents will rely on private cars for access. 

Notwithstanding the applicants’ suggested upgrading of nearby footpaths the site 

will not enjoy close or convenient access to public transport; the applicant has an 

unreasonably optimistic view of the distance residents will be prepared to walk.  It is 

implausible that the offers in the Travel Plan to pay £20,000 towards the costs of 

two new bus shelters and a one-off £250 Green Travel Voucher to every new 

dwelling will influence personal travel behaviour. 

 

12. The site is not served by or close to any dedicated vehicle free cycle routes so it is 

implausible to accept the TP’s arguments that cycling could play a major role in 

accessing the site. 

 

13. Although the application site does not comprise BMV (best and most versatile) land 

it remains in productive agricultural use with at least one crop harvested annually.  

Giving the land over to housing development will contribute adversely to the 

diminution of crop growing land and food security nationally. 

 

14. The only feasible and reasonable route for construction traffic (not a matter 

considered in the applicant’s submissions) should your Council be minded to 

approve the development is along The Rise and Old Croft Road.  Neither road is 

suited to regular flows of HGVs and both are heavily used by schoolchildren en 

route to and from three local schools.  Regular flows of construction vehicles for an 

unspecified period will pose a serious risk of danger to pedestrians and other road 

users and harm local residential amenity.  In the unfortunate event that planning 

permission is granted a condition should be imposed requiring the access route to 

the site to be via The Rise and the eastern end of Old Croft Road only and 

restricting its operation in school term times to between the hours of 09:30 – 15:00.  

 
Finally, the Parish Council has received information verbally that the carriageway formation 
at the narrow west end of Old Croft Road may not be sufficiently robust to support the 
weight of additional traffic in the longer term.  The Council has not been able to 
independently verify the accuracy of this assertion but suggest the Borough Council seek 
further advice in the matter if it is minded to approve this application. 
 
  



The Parish Council strongly request that Stafford Borough Council refuse planning 
permission for this application. 
 
Yours faithfully 

 
Mrs Sue Fullwood 
Clerk/Responsible Financial Officer 


