
DECISION NOTICE

DETERMINATION OF APPLICATION FOR FULL PLANNING PERMISSION

Town and Country Planning Act 1990
Town and Country Planning (Development Management Procedure) (England) Order 2015

Location: Brook House , Crosemere Lane, Cockshutt, SY12 0JR    

Proposed 
Development:

Erection of extensions and alterations, change of use of land, formation 
of vehicular access and conversion of small outbuilding to form annex 
ancillary to main dwelling

Application No. 18/04017/FUL

Date Received: 29th August 2018

Applicant: Mr And Mrs M Simkins

Shropshire Council hereby GRANT FULL PLANNING PERMISSION subject to the 
conditions listed below.

STANDARD CONDITIONS

  1.     The development hereby permitted shall be begun before the expiration of three years 
from the date of this permission.   

               
            Reason: To comply with Section 91(1) of the Town and Country Planning Act, 1990 

(As amended).

  2.     The development shall be carried out strictly in accordance with the approved plans 
and drawings.   

                
            Reason:  For the avoidance of doubt and to ensure that the development is carried 

out in accordance with the approved plans and details.

  3.     Prior to the above ground works commencing samples of the roofing materials and the 
materials to be used in the construction of the external walls shall be  submitted to 
and  approved in writing by the Local Planning Authority.  The development shall be 
carried out in complete accordance with the approved details.   

               
            Reason:  To ensure that the external appearance of the development is satisfactory.



CONDITIONS THAT REQUIRE APPROVAL BEFORE THE DEVELOPMENT 
COMMENCES

  4.     Prior to the first occupation of any part of the new dwelling hereby permitted, there 
shall be submitted to and approved in writing by the Local Planning Authority a 
detailed scheme of landscaping, which shall include:   

               
            - Positions of all retained trees and hedges on the site and along its boundaries   
            - Details/schedules of proposed planting   
            - Details of any walls, fences, retaining structures or other boundary 

treatments/means of enclosure   
            - Details/samples of hard surfacing materials   
            - Timetables for implementation   
               
            The landscaping works shall be completed in accordance with the approved details. 

Thereafter all fences, walls, hardstandings and other hard landscaping features shall 
be retained in accordance with the approved details, whilst any trees or plants which, 
within a period of five years from the date of planting, die, are removed or become 
seriously damaged or diseased shall be replaced in the next planting season with 
others of similar size and species.   

                
            Reason: To ensure that the external appearance of the development is satisfactory, 

to help safeguard the character and appearance of the area, and to maintain/enhance 
the ecological value of the site and its surroundings.

  5.     Prior to their installation full details of the roof windows shall be submitted to and 
approved in writing by the Local Planning Authority. The installation of the windows 
shall be carried out in complete accordance with the approved details.   

               
            Reason: To safeguard the architectural and historic interest and character of the non-

designated Heritage Asset.

  6.     Prior to the commencement of the relevant work  details of all external windows and 
doors and any other external joinery shall be  submitted to and approved in writing by 
the Local Planning Authority.  These shall include full size details, 1:20 sections and 
1:20 elevations of each joinery item which shall then be indexed on elevations on the 
approved drawings. All doors and windows shall be carried out in complete 
accordance with the agreed details.   

               
            Reason: To safeguard the architectural and historic interest and character of the non-

designated Heritage Asset.

  7.     Details of the roof construction including details of eaves, undercloaks ridges, valleys 
and verges shall be submitted to and approved in writing by the Local Planning 
Authority before the development commences.  The development shall be carried out 
in complete accordance with the approved details.   

               
            Reason: To safeguard the architectural and historic interest and character of the non-

designated Heritage Asset.



  8.     No pointing or re-pointing of existing or proposed masonry shall commence until the 
Local Planning Authority has approved the following items in writing:   

               
            - a drawing showing the proposed area(s) of repointing;    
            - the mortar mix;   
            - the method of removing existing mortar, please note that old mortar shall not be 

removed using any mechanical tool or angle grinder; and   
            - an inconspicuous pointing sample provided on site following approval of the above 

items.   
               
            Reason: To safeguard the historic interest and character of the non-designated 

Heritage Asset and ensure an appropriate external appearance.

CONDITIONS THAT REQUIRE APPROVAL DURING THE CONSTRUCTION/PRIOR TO 
THE OCCUPATION OF THE DEVELOPMENT 

  9.     Before the first occupation or use of the development the access road and parking 
areas shown on the approved plan(s) shall be completed and thereafter permanently 
retained for parking and manoeuvring purposes.   

               
            Reason: In the interests of highway safety.

 10.     Means of vehicular access to the permitted building shall be from Dobbin Lane 
(U1217/ 15) only prior to the occupation of the hereby approved development and the 
existing access off Crosemere Lane shall be permanently closed for vehicular use, 
being used for pedestrian access only.   

               
            Reason: In the interests of highway safety

CONDITIONS THAT ARE RELEVANT FOR THE LIFETIME OF THE DEVELOPMENT 

 11.     No external lighting shall be installed or provided on the site other than in strict 
accordance with a detailed scheme which shall first be submitted to and approved in 
writing by the local planning authority. This shall be designed so as to take into 
account the guidance contained in the Bat Conservation Trust document 'Bats and 
Lighting in the UK'.   

               
            Reason: To minimise potential disturbance to bats, in accordance with Policies CS6 

and CS17 of the Shropshire Local Development Framework Adopted Core Strategy.

 12.     The outbuilding hereby permitted for change of use to a residential annexe shall not 
be occupied at any other time that for purposes ancillary to the residential use of the 
dwelling known as Brook House, Cockshutt, SY12 0JR and not be independently 
occupied.    

               
            Reason: To ensure that the additional accommodate is not severed from the main 

dwelling to provide a self-contained dwelling unit, so as to provide proper control of 
the development and to avoid any future undesirable fragmentation of the curtilage.

 



13.     If hitherto unknown architectural evidence of historic character that would be affected 
by the works hereby permitted is discovered, an appropriate record, together with 
recommendations for dealing with it in the context of the scheme, shall be submitted 
for written approval by the Local Planning Authority.    

               
            Reason: To ensure architectural features are recorded during development.

 14.     Any gates provided to close the proposed access shall be set a minimum distance of 
5 metres from the carriageway edge and shall be made to open inwards only.   

               
            Reason:  To ensure a satisfactory form of access is provided in the interests of 

highway safety.

 15.     All new partitions and other elements of construction shall be scribed around historic 
and architectural features including cornices, picture rails, chair rails, skirting's, 
panelling, door and window linings and shall not cut through such features.   

               
            Reason: To ensure the satisfactory preservation of the non-designated Heritage 

Asset.

 16.     All gutters, downpipes, soil and vent pipes and other external plumbing shall be of 
cast iron or cast aluminium.   

               
            Reason: To safeguard the architectural and historic interest and character of the non-

designated Heritage Asset.

Informatives

In arriving at this decision Shropshire Council has used its best endeavours to work with the 
applicant in a positive and proactive manner to secure an appropriate outcome as required in 
the National Planning Policy Framework, paragraph 38.

The above conditions have been imposed in accordance with both the policies contained 
within the Development Plan and national Town & Country Planning legislation.

Where there are pre commencement conditions that require the submission of information 
for approval prior to development commencing at least 21 days notice is required to enable 
proper consideration to be given.

THIS PERMISSION DOES NOT CONVEY A BUILDING REGULATIONS APPROVAL under 
the Building Regulations 2010.  The works may also require Building Regulations approval.  
If you have not already done so, you should contact the Council's Building Control Section 
on 01743 252430 or 01743 252440.

A sustainable drainage scheme for the disposal of surface water from the development 
should be designed and constructed in accordance with the Councils Surface Water 
Management: Interim Guidance for Developers document. It is available on the councils 



website at: http://new.shropshire.gov.uk/media/5929/surface-water-management-interim-
guidance-fordevelopers.pdf.

The provisions of the Planning Practice Guidance, in particular Section 21 Reducing the 
causes and impacts of flooding, should be followed.

Preference should be given to drainage measures which allow rainwater to soakaway 
naturally. Soakaways should be designed in accordance with BRE Digest 365. Connection of 
new surface water drainage systems to existing drains / sewers should only be undertaken 
as a last resort, if it can be demonstrated that infiltration techniques are not achievable.

- Works on, within or abutting the public highway

This planning permission does not authorise the applicant to:

- construct any means of access over the publicly maintained highway (footway or verge) or
- carry out any works within the publicly maintained highway, or
- authorise the laying of private apparatus within the confines of the public highway including 
any a new utility connection, or
- undertaking the disturbance of ground or structures supporting or abutting the publicly 
maintained highway.

The applicant should in the first instance contact Shropshire Councils Street works team. 
This link provides further details
https://www.shropshire.gov.uk/street-works/street-works-application-forms/

Please note: Shropshire Council require at least 3 months' notice of the applicant's intention 
to commence any such works affecting the public highway so that the applicant can be 
provided with an appropriate licence, permit and/or approved specification for the works 
together and a list of approved contractors, as required.

- Mud on highway

The applicant is responsible for keeping the highway free from any mud or other material 
emanating from the application site or any works pertaining thereto.

- No drainage to discharge to highway

Drainage arrangements shall be provided to ensure that surface water from the driveway 
and/or vehicular turning area does not discharge onto the public highway. No drainage or 
effluent from the proposed development shall be allowed to discharge into any highway drain 
or over any part of the public highway.

- Waste Collection

The applicant's attention is drawn to the need to ensure that appropriate facilities are 
provided, for the storage and collection of household waste, (i.e. wheelie bins & recycling 
boxes).

Specific consideration must be given to kerbside collection points, in order to ensure that all 
visibility splays, accesses, junctions, pedestrian crossings and all trafficked areas of highway 



(i.e. footways, cycle ways & carriageways) are kept clear of any obstruction or impediment, 
at all times, in the interests of public and highway safety.

https://new.shropshire.gov.uk/planning/faqs/

If your proposed project requires Building Regulations Approval or you are unsure 
whether it does please contact us on 01743 258710, email 
buildingcontrol@shropshire.gov.uk or visit our website www.buildshropshire.co.uk for pre-
application advice and a competitive fee.

As part of the planning process, consideration should be given to the information contained 
within Shropshire Fire and Rescue Service’s “Fire Safety Guidance for Commercial and 
Domestic Planning Applications” which can be found using the following link:  
http://www.shropshirefire.gov.uk/planning-applications

 A sustainable drainage scheme for the disposal of surface water from the development 
should be designed and constructed in accordance with the Shropshire and Staffordshire 
Sustainable Drainage Systems (SuDS) Handbook.  
The provisions of the Planning Practice Guidance, in particular Section 21 Reducing the 
causes and impacts of flooding, should be followed.
Preference should be given to drainage measures which allow rainwater to soak away 
naturally.  Connection of new surface water drainage systems to existing drains / sewers 
should only be undertaken as a last resort.

mailto:buildingcontrol@shropshire.gov.uk
http://www.buildshropshire.co.uk/
http://www.shropshirefire.gov.uk/planning-applications


Approved Drawings

Plan Type Plan No. Date Received

Site Location Plan MS 010,  Rev. D 21.06.2019

Block Plan MS 011,  Rev. I 21.06.2019

Proposed Floorplans 0480 MLS 13 28.08.2018

Proposed Elevations 0480 MLS 14 28.08.2018

Other documents MS012,  Rev. A 21.06.2019

Proposed Elevations CCCLXXVIII+10,  Rev. F 26.04.2019

Proposed Floorplans CCCLXXVIII+8,  Rev. E 26.04.2019

Proposed Floorplans CCCLXXVIII+9,  Rev. G 26.04.2019

Proposed Elevations CCCLXXVIII+11,  Rev. F 26.04.2019

18/04017/FUL

Ian Kilby, Development Manager
Date of Decision: 4th July 2019



NOTES

Appeals to the Secretary of State
If the applicant is aggrieved by the decision of the Local Planning Authority to refuse 
permission for the proposed development or to grant it subject to conditions, then the 
applicant can appeal to the Secretary of State for the Environment under Section 78 of the 
Town and Country Planning Act 1990.

An appeal must be made within six months of the date of this notice, or 12-weeks if the 
scheme is for that of "household" development, or minor commercial application, or within 8 
weeks in the case of advertisement appeals. The appeal must be made on a form which can 
be obtained from the Planning Inspectorate at Customs Support Unit, Temple Quay House, 
2 The Square, Temple Quay, Bristol, BS1 6PN or online at 
https://www.gov.uk/government/organisations/planning-inspectorate

Where an enforcement notice has been served on the same, or substantially the same, 
development as in the application within 2 years of the date the application was made, the 
period for receiving an appeal is 28 days of the date on the decision notice or the date by which 
the LPA should have decided the application. Where an enforcement notice was served after 
the decision notice was issued or after the end of the period the LPA has to determine the 
application, the period for receiving an appeal is within 28 days of the date the enforcement 
notice was served (unless this extends the normal 12 week deadline.

The Secretary of State can allow a longer period for giving notice of an appeal, but he will not 
normally be prepared to use this power unless there are special circumstances which excuse 
the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to him that the Local Planning 
Authority could not have granted planning permission for the proposed development or could 
not have granted it without the conditions it imposed, having regard to the statutory 
requirements, to the provisions of any development order and to any directions given under a 
development order.

In practice, the Secretary of State does not refuse to consider appeals solely because the 
Local Planning Authority based their decision on a direction given by him.

Purchase Notices
If either the Local Planning Authority or the Secretary of State for the Environment refuses 
permission to develop land or grants it subject to conditions, the owner may claim that he can 
neither put the land to a reasonably beneficial use in its existing state nor render the land 
capable of a reasonably beneficial use by the carrying out of any development which has been 
or would be permitted.

In these circumstances, the owner may serve a purchase notice on the District Council 
requiring the Council to purchase the interest in the land in accordance with the provisions of 
Part VI of the Town and Country Planning Act 1990.

https://www.gov.uk/government/organisations/planning-inspectorate

