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STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL
PLANNING APPLICATIONS COMMITTEE

 25th July 2019

Application 
No:

SMD/2019/0123

Location Upper Moor End Farm, Stoney Lane, Cauldon
Proposal Proposed siting of 2 holiday caravans and new highway 

access drive
Applicant Mr and Mrs Rhodes
Agent Mr Robert Mitchell
Parish/ward Waterhouses Date registered 01/03/2019 
If you have a question about this report please contact: Mark 
Ollerenshaw tel: 01538 395400 ex 4921 
Mark.Ollerenshaw@staffsmoorlands.gov.uk

REFERRAL

The application is referred to committee at the request of Cllr Wain in order to 
consider the impact of the new access drive and because it is locally 
contentious.

1. SUMMARY OF RECOMMENDATION 

REFUSE

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site relates to an area of former grazing land to the rear 
(west) of Upper Moor End Farm. The site also includes a narrow strip of land 
running from the farm yard across two fields in a south easterly direction to 
Stoney Lane – this is the proposed new highway drive. The land to the rear of 
the farm house slopes gently away from the existing access driveway in a 
south-north direction. The site is bounded by further areas of agricultural land 
to the north and west. The nearest neighbouring dwellings are the terraced 
properties located to the south. A public footpath (Waterhouses 58) runs 
through the site. 

2.2 For the purposes of the Development Plan, the site is within the Open 
Countryside. Upper Moor End Farm has a record on the Historic Environment 
Record as an isolated, linear plan farmstead with attached farmhouse.

3. BACKGROUND AND DESCRIPTION OF THE PROPOSAL

3.1 This application follows on from an enforcement complaint received in 
February 2018 relating to unauthorised engineering operations, change of use 
of land and siting of a static caravan for self catering holiday accommodation. 
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Planning permission is sought for the siting of two static caravans on land to 
the rear of the farm house and creation of a new highway access which would 
run from the yard, past the side of the farm house, across two fields and 
emerge onto Stoney Lane. The application also seeks to regularise the 
engineering works that have taken place to the rear of the farm house which 
comprises an earth bund and large areas of compacted limestone gravel 
surface. The earth bund has been created within the central part of the site 
and separates the areas of hardstanding. An existing static caravan is sited 
within the north-east corner of the site. This is used as visitor accommodation. 
The submitted landscaping plan indicates that a new hedge is to be planted 
around three sides of the site.

3.2 A separate application (SMD/2019/0189) has been submitted for this 
site which seeks permission for the siting of a lambing shed within the newly 
created yard area.

3.3 The application, the details attached to it, including the plans, 
comments made by residents and the responses of consultees can be found 
on the Council’s website at:-

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchS
ervlet?PKID=128516

4. RELEVANT PLANNING HISTORY

4.1 SMD/2019/0189 - Proposed erection of one open sided lambing shed 
and creation of new access – Withdrawn.

DET/2019/0005 – A new lambing shed with open side – Withdrawn.

SMD/2018/0639 – Full permission covering the siting of 2 static 
caravans, creation of a new highway access. Construction of open 
sided lambing shed – Withdrawn.

SMD/2018/0629 – Retrospective application for Change of use from 
agricultural land to land within domestic boundary (domestic use) and 
the creation of an earth bund (engineering operation) – Withdrawn.

SMD/2018/0472 – Retrospective application to change the use of 
surrounding agricultural land to extend the existing yard area- creation 
of earth bund with appropriate landscaping ( engineering operation ), 
re-routing the highway access drive, removal of the existing rented 
caravan and providing 2 new caravans with suitableaccess for disabled 
visitors. The proposal also includes permission to erect an open sided 
shelter for lambing etc.    Application Withdrawn 25/09/2018.

SMD/2010/1114 – Change of use of outbuilding to form ground floor 
family room, first floor master bedroom and en-suite – Approved.

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=128516
http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=128516
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SMD/2010/0582 – Change of use of outbuilding to form ground floor 
family room, first floor master bedroom and en-suite – Withdrawn.

SMD/1988/0575 – Site for Retirement Bungalow – Refused 
15/02/1989.

SMD/1979/1060 – Construction of vehicular access – Approved.

5. PLANNING POLICIES RELEVANT TO THE DECISION

5.1 The Development Plan comprises of:

 Saved Local Plan Proposals Map / Settlement Boundaries (adopted 
1998)

 Core Strategy Development Plan Document (adopted March 2014)
 The Minerals Local Plan (adopted December 1999) Saved Policies 

2007 
 Staffordshire & Stoke on Trent Joint Waste Core Strategy (adopted 

March 2013) 

5.2 The following Core Strategy policies are relevant to the application:-

 SS1 Development Principles
 SS1a Presumption in Favour of Sustainable Development
 SS6c Other Rural Areas Strategy 
 SD4 Pollution and Flood Risk
 E3 Tourism and Cultural Development
 DC1 Design Considerations 
 DC3 Landscape and Settlement Setting
 NE1 Biodiversity and Geological Resources 
 R1 Rural Diversification 
 T1 Development and Sustainable Transport

Supplementary Planning Guidance (SPG) 
 Design Principles for Development in the Staffordshire Moorlands 
 Landscape Character Strategy 
 Staffordshire Moorlands Design Guide

National Planning Policy NPPF

 Paragraph 11 – Presumption in Favour of Sustainable Development
 Section 2 - Achieving Sustainable Development
 Section 4 – Decision making
 Section 6 – Building a Strong Competitive Economy
 Section 9 – Promoting Sustainable Transport
 Section 12 – Achieving well designed places
 Section 14 – Meeting the Challenge of Climate Change, Flooding and 

Coastal Change
 Section 15 – Conserving and enhancing the natural environment
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Other Relevant Policy Documents 
 National Planning Policy Guidance

Emerging Staffordshire Moorlands Local Plan

National Policy Guidance

Paragraph 48 of the newly adopted NPPF states that:

“…decision-takers may also give weight to relevant policies in emerging plans 
according to:
-       the stage of preparation of the emerging plan (the more advanced the 
preparation, the greater the weight that may be given);
-       the extent to which there are unresolved objections to relevant policies 
(the less significant the unresolved objections, the greater the weight that may 
be given); and
-       the degree of consistency of the relevant policies in the emerging plan to 
the policies in this Framework (the closer the policies in the emerging plan to 
the policies in the Framework, the greater the weight that may be given).

Local Plan process

The Council agreed to publish the Local Plan Submission Version for 
representations in February 2018. At this point, the Council agreed that the 
Local Plan was “sound”. Formal representations were then invited from 
residents, businesses and other stakeholders to provide them with the 
opportunity to support or challenge the soundness or legal compliance of the 
Local Plan. This stage in the process followed three previous public 
consultations since 2015 which had informed the preparation of the Local 
Plan alongside a comprehensive evidence base. 

In June 2018, the Council subsequently agreed to submit the Local Plan 
Submission Version to the Secretary of State for examination. An examination 
in public is ongoing in order to determine whether the Local Plan is sound and 
legally compliant. Hearing sessions were conducted in October 2018 and the 
Inspector issued his initial post-hearing advice in January 2019 which set out 
some actions for the Council and a range of modifications that would be 
necessary to make the plan sound. The full schedule of modifications is to be 
determined and will be subject to consultation in due course. The Inspector 
will then be in position to write his final report.  Subject to the findings of the 
appointed Inspector, the Local Plan can then be adopted by the Council. This 
will be towards the end of 2019 at the earliest. Upon adoption, the Local Plan 
will supersede the adopted Core Strategy and become part of the statutory 
development plan for the District.  

In this context, the Council’s position on the weight to be given to the policies 
contained in the Local Plan Submission Version in terms of the three criteria 
set out in Paragraph 48 of the NPPF is as follows:
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-       The stage of preparation – the Local Plan is now at an advanced stage 
of preparation as the Council has submitted it to the SoS for examination
-       The extent to which there are unresolved objections to relevant policies – 
this varies depending on the policy in question. The Officer Comments section 
of this report identifies the level of outstanding objections to each policy and 
recommends the amount of weight to be given to them at this stage in the 
process
-       The degree of consistency of policies with the NPPF – given that the 
Council has submitted a Local Plan that it considers to be sound, all policies 
are deemed to be consistent with the NPPF.

Emerging Policies

The following policies (including their weighting) are considered to be relevant 
to this application:

 SS1 Development Principles 
 SS1a Presumption in Favour of Sustainable Development 
 SS10 Other Rural Areas Strategy 
 SD1 Sustainable Use of Resources
 SD4 Pollution and Water Quality 
 SD5 Flood Risk 
 E4 Tourism and Cultural Development
 DC1 Design Considerations 
 DC3 Landscape and Settlement Setting 
 NE1 Biodiversity and Geological Resources 
 T1 Development and Sustainable Transport 
 T2 Other Sustainable Transport Measures

6. CONSULTATIONS CARRIED OUT

Site notice published Expiry date for comments: 19/04/2019
Press notice Expiry date for comments: 10/04/2019
Neighbour Notification Expiry date for comments:  19/04/2019

Public comments    

6.1 Objection letters/emails have been received from 6 no. neighbouring 
residents, in which the issues raised can be summarised as follows:

 The site is too close to residential properties and these will be affected 
by noise / light pollution and smoke.

 Noise should be kept to a minimum, there should be a curfew for any 
events, parties, BBQs etc.

 Increased foot and car traffic.
 The applicants must have commercial waste disposal in place.
 There is no need for further caravan parks in the area.
 Number of caravans should be limited to 2 in perpetuity.
 The caravans will be unsightly and spoil views.
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 Agricultural land and trees have been destroyed.
 Wildlife adversely affected - no ecological assessment has been 

undertaken.
 Natural screening / landscaping must be implemented.
 Any caravan with a ramp can be made suitable for a disabled person.
 The new access should be used for all movement in and out of the site.
 Would seek assurance that existing access will be permanently closed 

/ returned to single gate acess once the applicant’s new access is 
complete.

 Devaluation of neighbouring properties.
 The applicant has blatantly flouted planning regulations, what is the 

Council doing about it?

Waterhouses Parish Council 

6.2 No comments received.   

Arboricultural Officer

6.3 There are already 2 caravans on the site. One is a static caravan, already 
in the position of the indicated position “3 – second static” as shown on Drg 
No.0858-BPP; this is in full view through the gateway as seen from the public 
footpath across the field to the south of the site but is otherwise fairly well 
screened from public viewpoints in the local and wider area.

6.4 The second existing caravan presently stands just to the west of the 
proposed position for the new lambing shed (application SMD/2019/0189) 
although its proposed position on the application plans (position “2 – disabled 
caravan” on Drg No 0858 – BPP) is generally to the north of the lambing shed 
position – seemingly either north or south of the existing grassed bund 
depending which plan is consulted. This would be on an existing hard-core 
surfaced area, generally at a lower ground level than the field and footpath to 
the south, with an intervening stone wall and partial hedge and possibly also 
behind the bund in this view, depending on exact positioning. If the concurrent 
lambing shed application is approved and implemented, this building would 
also provide additional screening for the caravan.

6.5 Nevertheless, with typically white/light colouring to caravans they can 
visually stand out even from distance, and in the event that planning 
permission is granted it would be advantageous to secure some additional 
planting around the north-western side of the site; field hedges are not 
particularly prevalent in the immediate area, with drystone walls more typical, 
so rather than new hedging a group/copse of native species trees would be 
more appropriate.

6.6 I do have some concerns about the proposed new asphalt access drive off 
Stoney Lane, as this would be visually prominent crossing two open fields 
between the lane and Upper Moor End Farm. The document 0858 Highway 
Access Letter cites “complications with the existing highway access to Upper 
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moor End Farm” but does not explain what these complications are, nor why 
this should justify creation of a new access when one already exists.    

SMDC Ecologist

Original comments

6.7 Objects to the application. The application describes the area for the 
proposed caravans as ‘vacant agricultural land’. There is no accompanying 
ecological assessment. As a minimum the applicant should provide 
photographs and details of current management of the areas proposed for the 
caravans. If the areas of land are improved agricultural leys or similar there 
will be no need for a full ecological appraisal. Assuming that the agricultural 
land has limited biodiversity value the application still has the potential to 
provide biodiversity enhancement by the application of appropriate conditions 
such as:

 Hedge planting and enhancement along access track or on land within 
the blue curtilage of the application. Mixed species rich hedgrow 
planting could be carried out along the ownership boundary where 
lacking with with species selected appropriate to shade moisture and 
aspect. A suitable hedgerow mix could include 10% Hazel -Corylus 
avellana, 70% Hawthorn-Crataegus monogyna, 5% Holly -Ilex 
aquifolium 10% -Blackthorn Prunus spinosa, 5% Dog Rose -Rosa 
canina. Hedge plants should be 40-60cm transplants of locally 
common native species and of British provenance (preferably local) 
and should comply to British Standard 3936.

 Hedges are habitats of principal importqance under the NERC Act 
2006 and Uk and Staffordshire Biodiversity Action Plan habitats. Ther 
creation of hedgerow buffer strips and establishing standard trees 
would add to their value

 Creation of areas of scrub within field corners.
 Provision of bird nesting boxes on trees/ buildings within the land 

demarcted in blue.

Assuming the land is improved agricultural land of relatively local biodiversity 
value then the following conditions are also suggested (summary):

 Works should not be carried out during the bird breeding season;
 Protection measures relating to hedgehogs and badgers;
 Protection of bats from lighting;
 Biodiversity enhancements;
 Landscape management plan

Revised comments

6.8 The photographs clearly show that there will be no impact form the 
siting of caravans . Further information confirms that the fields are not likely to 
be of high ecological value. Therefore I do not have any objection to the 
proposed application. My previous comments regarding other planning 
conditions still apply.
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SCC Highways

Original comments 29 April 2019

6.9 Recommend refusal for the following reasons:

 There’s something not right with the drawing.
 The two trees are dimensioned as being 54.2m apart which measures 

approximately correctly. The western tree is dimensioned as 6.3m (I 
think that’s what it says) from the centreline of the opposite access, but 
is totally out of proportion to the 54.2m. In addition scale drawings are 
required as pat of the application.

 The distance ‘X’ is referred to on a separate document as being 74.5m. 
The distance ‘Y’ is not stated but would have been useful as a check.

 The tree is shown in the wrong position. Which raises the question of 
what else is in the wrong place.

 Could we have clarification of what is supposed to be where please?
 This recommendation of refusal will not prejudice consideration of a 

revised proprosal at a later date when proposals are clarified.
 Is there any reason why the access can’t be between the existing 

access and the opposite access (to Moor End Farm)?

Revised comments 04 June 2019

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

(1) 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 
5m back from the carriageway edge in accordance with details to be 
first submitted to and approved in writing by the Local planning 
authority. The access shall thereafter be surfaced in accordance with 
the approved details.

(2) Any gates shall be located a minimum of 5m rear of the 
carriageway boundary and shall open inwards, away from the highway.

(3) Within one month of the access being completed, the internal 
access point off the existing access track shall be permanently closed.

The above response is based on additional information received 
02/05/2019 and revised drawings received 03/06/2019. This drawing 
clarifies the proposal and addresses highway concerns. This response 
supercedes the previous response dated 29/04/2019.
A Staffordshire County Council standard detail drawing has been 
submitted showing a construction detail. For this access surface course 
of 40mm thick 55/10 HRA (formerlay known as MTA), Binder Course of 
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60mm thick 28mm AC with 250mm stone subbase would be 
appropriate. A road base is not necessary for a generally private 
access (unless the applicants wish to include one). The extent of 
surfacing is not shown on plan. Consequently, the condition above 
includes for details to be submitted - to clarify the surfacing and extent.

SCC Minerals and Waste

6.11 No comments on this application.

Severn Trent Water

6.12 No objection.

SMDC Waste

6.13 No issue with this planning application but the applicant stated they 
would get council wheelie bins for the waste but they would need to pay for a 
commercial service.

7. OFFICER COMMENT

Policy Context and Principle of Development

7.1 As with all applications, the Local Planning Authority is required to 
determine this application in accordance with the Development plan, unless 
there are material circumstances which indicate otherwise and in determining 
these applications, it shall have regard to the provisions of the Development 
Plan, in so far as material to the application and to any other material 
considerations.  

7.2 Core Strategy Policy SS1a establishes a 'Presumption in Favour of 
Sustainable Development' in line with the National Planning Policy (herein 
referred to as the NPPF) where: (1) planning applications that accord with 
policies within the Core Strategy will be approved without delay and (2) where 
there are no relevant policies or they are out of date, the Council will grant 
planning permission unless material considerations indicate otherwise 
considering:-

I. Any adverse impacts of granting permission would significantly and 
demonstrably outweigh the benefits, when assessed against the policies in 
the NPPF taken as a whole, or,
II. Specific policies in within the NPPF indicate that development should 
be restricted.

7.3 The proposal includes 2 static caravans within the site to be used as 
visitor accommodation. Core Strategy Policy  E3 supports new tourist and 
visitor accommodation provided it is developed in locations that offer, or are 
capable of offering, good connectivity with other tourist destinations and 
amenities, particularly by public transport, walking and cycling. They should 
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normally be located in or close to settlements where local services, facilities 
and public transport are available. Outside the Green Belt permission will be 
granted for sites for camping and touring caravans provided they are well 
screened, sited and designed and have good access.

7.4 It is considered that the site is in a sustainable location for the 
purposes of Policy E3 as it is within relative close proximity of Waterhouses, 
which has a range of services, including a public house, post office, 
convenience store, cafe and a cycle hire shop. Given the location of the site, it 
is considered that the site has good connectivity to tourist destinations and 
amenities in the area. It is considered that the proposal would support tourism 
in the area and increased spending in the local economy from visitors. A 
further social benefit of the proposals is that the caravans will provide holiday 
accommodation for disabled visitors.

7.5 The principle of the proposed development is considered acceptable 
subject to other relevant material considerations as discussed below.

Design and Landscape Character 

7.6  NPPF Paragraph 127 states that decisions should ensure that 
developments will function well and add to the overall quality of the area, not 
just for the short term but over the lifetime of development; are visually 
attractive as a result of good architecture, layout and appropriate and effective 
landscaping; and are sympathetic to local character and history, including the 
surrounding built environment and landscape setting

7.7 CS Policy SS1 ‘Development Principles’ states that the Council will expect 
the development and use of land to contribute positively to the social, 
economic and environmental improvements of the Staffordshire Moorlands 
and ‘development should be undertaken in such a way that protects and 
enhances the natural and historic environment of the District and its 
surroundings both now and for future generations …’. 

7.8 CS Policy SS6c ‘Other Rural Areas Area Strategy’ comprises the other 
rural areas containing the countryside and the Green Belt outside of the 
development and infill boundaries of the towns and villages and therefore is 
directly relevant to the application site. It seeks to ‘Enhance and conserve the 
quality of the countryside by: Giving priority to the need to protect the quality 
and character of the area and requiring all development proposals to respect 
and respond sensitively to the distinctive qualities of the surrounding 
landscape…’. 

7.9 The specific design and conservation policies of the CS also seek to 
promote local distinctiveness by means of good design and the conservation, 
protection and enhancement of historic, environmental and cultural assets 
along with the District’s landscape and the setting of its settlements. Policy 
DC1 sets out design criteria relating to new development to reinforce local 
distinctiveness and positively contribute to the area. Policy DC3 sets out 
measures to protect and enhance the local landscape and setting of 
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settlement. In detail, Policy DC3 ‘Landscape and Settlement Setting’ states 
‘The Council will protect and, where possible, enhance local landscape and 
the setting of settlements in the Staffordshire Moorlands by: 1. Resisting 
development which would harm or be detrimental to the character of the local 
and wider landscape or the setting of a settlement and important views into 
and out of the settlement as identified in the Landscape and Settlement 
Character Assessment; 2. Supporting development which respects and 
enhances local landscape character and which reinforces and enhances the 
setting of the settlement as identified in the Landscape and Settlement 
Character Assessment …’.  Policy R1 ‘Rural Diversification’ states that:

All development in the rural areas outside the development boundaries 
of the towns and villages will be assessed according to the extent to 
which it enhances the character, appearance and biodiversity of the 
countryside, promotes the sustainable diversification of the rural 
economy, facilitates economic activity, meets a rural community need 
and sustains the historic environment.

Appropriate development should not harm the rural character and 
environmental quality of the area or any sites designated for their 
nature conservation, or historical interest by virtue of the scale, nature 
and level of activity involved and the type and amount of traffic 
generated or by other effects such as noise and pollution.

7.10 It is accepted that the engineering operations that have taken place to 
the rear of the farmhouse, including the digging up of the land, laying of 
hardcore and creation of an earth bund, cause some limited harm to the 
countryside principally due to the change from agricultural land to new hard 
surfacing. However, the site is closely associated with the existing farmhouse 
and its original curtilage and the proposed change of use, together with the 
new earth bund and siting of the static caravans, do not represent a significant 
encroachment into the surrounding countryside. The existing static caravan 
and the proposed caravan are sited within close proximity of the farmhouse 
and outbuildings and will be seen in this context. In addition, the mature trees 
to the northern site boundary provide a substantial screen. Due to the 
topography of the land the proposed caravans will not be  unduly prominent 
when viewed from the surrounding countryside and the new earth bund, which 
has been planted with wildflowers, and proposed planting of a hedgerow to 
the boundaries of  the site, will further assist in screening the proposed 
development. It is therefore considered that the proposed caravans and the 
engineering works are not unduly prominent or highly visible from wider 
vantage points. Where the development is visible it is seen in the context of 
the existing farmhouse and curtilage. A public footpath runs through the site 
but it is not considered that the proposed development would appear 
significant to users of the footpath. With typically white/light colouring to 
caravans they can stand out even from distance and it is therefore considered 
that additional planting around the north western side of the site would be 
appropriate and this  could be secured by means of a condition.
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7.11 As part of this application the applicant also seeks permission for a 
new access driveway which will run in a south easterly direction from the side 
of the farm house, across two fields and emerges onto Stoney Lane. 

7.12 The new access drive would be visually prominent crossing two open 
fields between the lane and the farm and its length would be 70+ metres. The 
new drive would require the removal of a large section of the wall fronting 
Stoney Lane and erection of a new dry stone wall at the site access with 
gates set back 5m. A considerable length of track would therefore need to be 
laid which would be highly prominent when viewed from Stoney Lane. This 
represents an undesirable encroachment into the countryside. The wall along 
Stoney Lane contributes to the character of the lane and the removal of a 
section of it to form an access point would further detract from the character of 
the area. The applicant wishes to create their own access which will be 
located further away from the neighbouring properties. However, the site is 
already served by an existing access track, which, whilst not within the 
ownership of the applicant, appears adequate for its current use. The need for 
a new access has not therefore been fully justified and this aspect of the 
application is therefore contrary to Policies DC3 and R1 of the Core Strategy.

7.13  In the context of Policy R1, the proposals will promote rural 
diversification and some economic activity through spending in the local 
economy by visitors to the site. However, the policy also states that 
development should not harm the rural character and environmental quality of 
the area. In this particular case the benefits of the scheme do not outweigh 
the environmental harm resulting from the creation of the new access which 
would be detrimental to the wider landscape character and countryside 
setting. Therefore, the application does not accord with Policies DC3 and R1 
of the Core Strategy or para 170 of the NPPF.

Impact on residential amenity 

7.14 National planning policy dictates that at the heart of its core principles, 
planning should always seek to secure a good standard of amenity for all 
existing and future occupants of land and buildings. This is further re-iterated 
in CS Policy DC1, which seeks to protect residential amenity, in terms of 
satisfactory daylight, sunlight, outlook, privacy and soft landscaping as 
informed by the Council’s ‘Space about Dwellings’ SPG. 

7.15 Given the separation distances between the site and the nearest 
neighbouring properties on Stoney Lane, it is considered that the proposals 
would not cause any significant harm to nearby amenity. The site of the 2 
caravans and engineering works is located approx. 60 metres away from the 
rear gardens of the nearest dwellings on Stoney Lane and approx. 80 metres 
away from the dwellings themselves. At this distance it is considered unlikely 
that the neighbours would be significantly affected by noise nuisance as a 
result of the use of two static caravans or any other amenity impacts 
associated with the development.
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7.16 The new access driveway would be located further east along the lane 
than the existing access and this aspect of the proposals would therefore be 
potentially beneficial to the neighbours in terms of reducing noise disturbance 
through use of the existing access. However, since no information has been 
presented to demonstrate that the use of the existing access causes a 
nuisance to the neighbouring occupiers, this matter can be afforded very little 
weight.

7.17 In these circumstances, the proposal accords with the requirements of 
CS Policy DC1 and the NPPF.

Access and Highway Safety 

7.18 In accordance with policies DC1 and T1 all new development should 
provide for safe and satisfactory access and make a contribution to meeting 
the parking requirements arising from the development.

7.19 As noted the proposed development would be served by a new access 
onto Stoney Lane. The Highway Authority objected to the application as 
originally presented due to inaccuracies in the submitted plans. The revised 
plans clarify the position of the access point onto Stoney Lane which is 
considered acceptable in terms of sightlines in either direction.  On this basis 
the Highway Authority has withdrawn their objection  subject to conditions, 
including surfacing of the access road in a bound material for a distance of 5 
metres back from the carriageway and locating any gates a minimum of 5 
away from the highway. Within one month of  the new access being 
completed, it is a requirement that the existing access point into the farm off 
the lane should be permanently closed.

7.20 The large area of hardstanding that has been created at the rear of the 
farmhouse provides ample parking and manoeuvring space within the site.

7.21 Subject to the conditions recommended by the Highway Authority, it is 
considered that the impact on highway safety is satisfactory and accords with 
Policy T1.

Other Matters

7.22 With regard to the impact on biodiversity, it is noted a small section of 
the site to the north east corner forms part of a Local Wildlife Site (SBI) known 
as Moorend Strip. However, that small part of the site represents a very small 
proportion of the Local Wildlife Site as a whole. It is noted that the Council’s 
Ecologist initially objected to the proposals based on the lack of information 
relating to ecological impact. However, following clarifications from the 
Applicant, the Ecologist advises that the site is not likely to be of high 
ecological value. Therefore there are no objections on ecological grounds but  
the proposed development still has the potential to provide biodiversity 
enhancements and these could be secured by means of appropriate 
conditions.
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7.23 The site lies within Flood Zone 1 (the Zone at lowest risk of flooding).
The proposed use of the site accords with the general advice in section 10 the 
NPPF in that this is land with the lowest probability of flooding. Overall there is 
no objection to the proposed development on flood risk or drainage grounds.

8. CONCLUSION & PLANNING BALANCE

8.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 
provides that where regard is to be had to the development plan for the 
purpose of any determination to be made under the Planning Acts, the 
determination must be made in accordance with the plan unless material 
considerations indicate otherwise.

8.2 The site is located within the open countryside. The provision of a 
lengthy new access driveway in a prominent position crossing two fields, 
would be harmful to the character of the countryside. The site is already 
served by an access track and the applicant has not provided sufficient 
justification for the creation of a new access which, for the reasons identified 
above, would be harmful to landscape character. The benefits of the 
proposals, including  a small contribution to the local economy and tourism  
through spending by future visitors to the site, would not outweigh the harm to 
the landscape. Accordingly, the proposals do not represent a sustainable form 
of the development and refusal is recommended. 

9. RECOMMENDATION

A. It is recommended that planning permission is refused for the 
following reason(s):

1. The proposed new access track, due to its length and prominent 
siting crossing two open fields, would be harmful to the character 
and appearance of the countryside landscape. The site is already 
served by an access driveway and the need for a new access track 
has not been fully demonstrated. The social and economic benefits 
of the scheme do not outweigh the environmental harm to landscape 
character and the proposal does not therefore represent sustainable 
development. The proposed development would therefore 
contravene policies DC3 and R1 of the Staffordshire Moorlands Core 
Strategy  and paragraph 170 of the NPPF.

B. In the event of any changes being needed to the wording of the 
Committee’s decision (such as to delete, vary or add 
conditions/informatives/planning obligations or reasons for 
approval/refusal) prior to the decision being issued, the Head of 
Development Services has delegated authority to do so in 
consultation with the Chairman of the [Planning Applications 
Committee], provided that the changes do not exceed the 
substantive nature of the Committee’s decision.



15

Site Plan


