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25/00874/OUTM| Outline planning for up to 550 residential dwellings, land for an 80-unit extra care facility, land for a community shop, land for an electric vehicle car club, associated access, infrastructure, open space, landscaping and drainage.
Land At Heath House Lane, Codsall

Representations of CPRE Staffordshire, the countryside charity.
CPRE Staffordshire appreciates the opportunity to comment on this planning application. While we fully acknowledge the pressures on local authorities to maintain a five-year housing land supply (5YHLS) in accordance with national policy, the current proposal conflicts with the adopted and emerging spatial strategies, as well as national policy, on several grounds.
1. The site is situated within the Green Belt as defined in the adopted Local Plan (Core Strategy) and is not allocated for development in the emerging Local Plan (Publication Plan).

2.  The emerging Local Plan is currently progressing through examination under the transitional provisions of the National Planning Policy Framework. Since national policy recognises the importance of supporting this plan-led process, determining the application at this stage would be premature.

3.  The site lies close to the designated Conservation Area identified under Policy NB8 (covering the land from Oaken Lanes to Oaken). Development of this scale in such proximity to a protected area would be highly inappropriate and risks harming its historic and rural character.

Policy context
According to ‘Annexe 1: Implementation’ of the NPPF:
· Paragraph 234. For the purpose of preparing local plans, the policies in this version of the Framework will apply from 12 March 2025, other than where one or more of the following apply:
a. the plan has reached Regulation 19 (pre-submission stage) on or before 12 March 2025, and its draft housing requirement meets at least 80% of local housing need ;
b. the plan has been submitted for examination under Regulation 22  on or before 12 March 2025;
c. the plan includes policies to deliver the level of housing and other development set out in a preceding local plan (such as a joint local plan containing strategic policies) adopted since 12 March 2020;
d. the local plan is for an area where there is an operative Spatial Development Strategy and the local plan has reached Regulation 19 (pre-submission stage) on or before 12 March 2025; or
e. the plan deals only with minerals and/or waste matters and has reached Regulation 19 on or before 12 March 2025; or has been submitted for examination under Regulation 22 on or before 12 March 2025.
· 235. Where paragraph 234 a, b, c, d or e applies, the plan will be examined under the relevant previous version of the Framework.

· 237. Those local plans that reach Regulation 19 (pre-submission stage) on or before 12 March 2025 and whose draft housing requirement  meets less than 80% of local housing need should proceed to examination within a maximum of 18 months from 12 December 2024, or 24 months of that date if the plan has to return to the Regulation 18 stage
The South Staffordshire Publication Plan reached Regulation 19 in April 2024, and therefore clearly falls within the transitional arrangements. It is appropriate that the plan continues to progress through examination accordingly. While we appreciate that the examination process is still ongoing and that some evidence may require reassessment, this does not justify permitting significant inappropriate development in the Green Belt during the interim period.
· Green Belt 
The application site lies within a designated Green Belt, and no compelling ‘very special circumstances’ have been demonstrated that would outweigh the harm caused by: loss of openness, encroachment into the countryside, conflict with the purposes of including land within the Green Belt.
· Policy NB8: Protection and enhancement of the historic environment and heritage assets of the emerging Local Plan (Publication Plan) states: 

“The historic environment will be conserved and enhanced, and heritage assets will be protected in a manner appropriate to their significance.  Development proposals should demonstrate how they conserve or enhance the character, appearance and function of heritage assets and their settings and respect the significance of the historic environment.   Development proposals should seek to avoid and then minimise harm to heritage assets in the first instance. Development proposals which would cause harm to the significance of a heritage asset, or its setting, will not be permitted without a clear justification in accordance with legislation and national policy.   Proposals which could impact on the significance of a heritage asset, including its setting, should be accompanied by a heritage statement which is proportionate to the importance of the asset and its setting.  Where there is the potential for areas of archaeological interest to be affected, an archaeological assessment should be prepared by a suitably qualified professional and informed by available evidence including desk-based assessments and where appropriate field evaluation to establish the significance of known or potential heritage assets.    The loss of heritage assets will be resisted. Where this is not possible, development consent which would result in the loss of all, or part of, the significance of a heritage asset, a historic building record and/or archaeological excavation will be required. Results should be published and made publicly available and added onto the Historic Environment Record.  The council will support measures which secure the improved maintenance, management and sustainable reuse of heritage assets (where appropriate), particularly those which are identified nationally or locally as being at risk.   Development proposals should be consistent with other Local Plan policies. 

In light of Policy NB8 and given the significant scale of the proposal, the development in direct proximity to a designated Conservation Area is highly likely to cause irrevocable harm to the asset's setting and its historic and rural character.
Infrastructure capacity and cumulative impact
A development of the magnitude proposed would place significant pressure on local infrastructure, including highway capacity, public transport, healthcare provision, education services, utilities and drainage systems. Such cumulative impacts reinforce the inappropriateness of approving substantial growth in an unallocated Green Belt location ahead of the outcome of the Local Plan examination.
Conclusion
For the reasons above, CPRE Staffordshire urge the council to defer determination pending the outcome of the Local Plan examination. 
The site remains Green Belt in both the adopted and emerging policy context; no allocation exists to support development here, and the emerging Local Plan is progressing under the transitional arrangements set out in Annexe 1 of the NPPF. Approving such a significant development in this location would be premature, harmful, and contrary to the plan-led approach required by national guidance.
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