

Draft Representation: 25/41542/OUT - Outline planning application with all matters reserved (except access) for the erection of up to 150 residential dwellings (Use Class C3) with associated public open space, landscaping, sustainable urban drainage, parking, access roads, and associated development
Land to the North of Shaws Lane, Eccleshall, Stafford

Eccleshall Parish Council has considered the details of the proposed development.  It has resolved that the application be objected to on the following grounds. For resident information, the key points are summarised below:
· Paragraph 12 of the National Planning Policy Framework, December 2024 makes clear that “The presumption in favour of sustainable development does not change the statutory status of the development plan as the starting point for decision-making.”   
· The proposed development is outside of the settlement boundary and would set a precedent, leading to further incremental encroachment into the open countryside and result in the loss of high value landscape, biodiversity corridors and have a negative impact on the wildlife and flora and fauna.  It would also harm the rural and village character of the area, encroaching further into the open countryside.  
· Acceptance of greenfield development would create further challenges to the viability of vacant brownfield or allocated housing sites within the borough.  
· The development of the site would result in the loss of Grade 3a ‘best and most versatile’ agricultural land.  
· The application involves the loss of established mature hedgerows and includes significant deficit in watercourse BNG with a predicted 79.89% loss, resulting in a significant loss to the habitats and wildlife these areas support.  The development would have an overall substantial detrimental impact.  
· There are already infrastructure deficiencies relating to school places, public transport, highway capacity and drainage.  The proposal must be assessed in the context of other applications and allocations; infrastructure is already under stress, additional development will obviously exacerbate problems.  
· The proposed development, even with mitigation, would result in intrusive visual impact, owing to the prominent location on a hilltop, flanked by open countryside.
· Development on previously undeveloped land will have a negative impact on surface water drainage and the wider water and flood management of the locality.  Surface water flood issues are already a significant problem for Eccleshall, and this will exacerbate these by reducing the capacity for natural surface water management in the catchment area for the River Sow.  
· The development would result in harm and loss of heritage assets within the application site.  
· The removal of hedges along Shaws Lane to facilitate the access would change the character of the rural lane, ‘urbanising’ the edge of settlement.  
· There is no pedestrian footway or active travel route from the proposed entrance to the existing village or recreational spaces.  Therefore, it is unsustainable in terms of highways considerations.  
· It is contrary to national, Local Plan and Neighbourhood Plan policies as set out later in the representation. 

The above information has been agreed by Eccleshall Parish Council with the advice of an independent planning consultant. Any following supplementary information is provided independently by the Save Eccleshall resident group and points raised may differ from those submitted by the Parish Council. This document is also available at https://eccleshallparishcouncil.gov.uk/local-information/planning/local-planning-updates/ 
