STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL
PLANNING APPLICATIONS COMMITTEE
18 December 2019
Application
No:
Location
Proposal

SMD/2019/0057

Consall Hall & Gardens, Consall Lane, Consall
Proposed change of use and redevelopment of Consall Hall,
Private House, Gardens and Wedding Venue to form Hospitality
Venue, Wellbeing Hotel & Lodges comprising the installation of
15no. holiday lodges, 10no. shepherds huts, demolition of existing
outbuildings and construction of new wedding venue buildings,
works to the existing walled garden, installation of 21
accommodation pods to serve the wedding venue, access and
parking works, demolition and replacement of existing hall to
provide new restaurant/hub building (amended design) and
refurbishment of the existing swimming pool and changing rooms
to form new spa facilities.
Applicant
Mr Ben Reeves, Consall Hall Estate Limited
Agent
CTD Architects, Leek
Parish/ward
Consall
Date registered 7th February 2019
If you have a question about this report please contact: Chris Johnston
tel: 01538 395578 or e-mail Christopher.johnston@staffsmoorlands.gov.uk
REFERRAL
The application is referred to the Committee as it a major planning application
and is contentious
SUMMARY OF RECOMMENDATION
APPROVE WITH CONDITIONS subject to no objection from the Coal
Authority

1. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS
1.1
The site is in the countryside a short distance to the east of the small
village of Consall and is also within the Green Belt. It comprises a large part of a
residential property with extensive gardens and wedding venue and the
application site has an area of 22.36 hectares. There are two accesses into the
property, both provided by Consall Lane which runs to the north of the property
and part way along the east boundary. One of the accesses is to the north-west
(“west drive”), marked by traditional gates and gate lodge. The other is to the
north-east (“east drive”). The drives lead to the main buildings, all of which are
in the north part of the site and comprise Consall Hall itself, a vacant dwelling,
and to the north of this a cluster of buildings used for wedding/events purposes

(for up to 200 guests) and workshops, potting sheds and storage for
maintenance equipment for the upkeep of the grounds and gardens. None of
the buildings at the property are listed.
1.2
A large car park and walled garden is also in this part of the site next
to the north boundary and north-east access. Further south, the gardens contain
a number of “follies” and six ponds, four of which are wholly within the
application site and part of one other also. There is a network of paths
throughout the whole of the gardens.
1.3
The property is also characterised by areas of woodland and large
numbers of mature trees, mainly concentrated close to the boundaries and
marking the boundaries themselves as screening.
1.4
Consall Hall was first built in 1810 (as “New Hall”) by an industrialist but
has been substantially modified throughout since, including since 1958 when the
site was inherited by the previous owner, William Podmore OBE, who spent the
next 50 years creating the gardens with lakes, follies and summer houses.
There were historical industrial and mining workings in the vicinity of the hall
although an 1880 OS map also shows extensive landscaped gardens, two
ponds, a walled garden, coach house and outbuildings within the current site.
The gardens were extended southwards in the late 1950’s onto former open cast
coal mining quarries.
1.5
The gardens have until recently been operating as an occasional visitor
attraction with open days and the use of part of the dwelling as a tea room.
1.6
The surrounding area is largely open and rural with fields to the north,
west and east and woodland to the south. There are two dwellings and a farm a
short distance to the north of the site, another farm a short-distance to the northeast and two dwellings a short distance to the east. To the south-east, lies
Consall Nature Park, within a Site of Special Scientific Interest (SSSI) with visitor
centre building. Much of the woodland around there is also designated as
“Ancient and Semi-Natural Woodland.”
2.

DESCRIPTION OF THE PROPOSAL

2.1
This is a full planning application for the proposed development which
has two main components, firstly a redeveloped wedding/hospitality venue with
the introduction of guest accommodation in the form of 21 “pods” and secondly,
a separate hotel operation with 15 lodges/chalets spread around the gardens,
10 “shepherd huts” and a contemporary-designed “hub” building (with restaurant
and spa facilities) to replace the current Consall Hall dwelling.
2.2
The wedding/hospitality venue would have a capacity of 150 people
and would be hired exclusively with a maximum of four functions a week. The
Design and Access Statement states vehicles would typically arrive over a 3045 min period between 1pm and 3.30pm and would leave between 9pm and
12.30am. The intention is to apply for a midnight licence with the overnight
guest vacating to their rooms by 12.30am. The development would comprise

the removal of the workshop/store buildings to the north-east of the hall and
replacement with a barn-style timber-clad wedding venue building with the main
part of the building having dimensions of 31 x 15.5 metres and a max height of
5.5 metres. This would be attached to a new heavily glazed lean-to structure
against the inner wall of the walled garden and which would be used for
wedding ceremonies. To the other side of the wall, the existing “potting shed”
building would be converted into a bridal ready room. The existing buildings
immediately to the north of Consall Hall would be adapted for continued use as
wedding venue space in the form of the arrival reception, lobby, staff facilities,
staff accommodation and offices.
2.3
The wedding overnight accommodation would be in the form of 21
timber-and-tile clad pods placed in a row to the west of the wedding service
building close to the north boundary of the site. Each will contain a bedroom
and ensuite. Three would be a bridal suite and family pods with the other 18
being “twins” or “doubles”. Therefore the total capacity of the overnight wedding
accommodation would be 48 persons.
2.4
A “hub” building with two-storeys would be created on the site of
Consall Hall which would be demolished. This will provide a restaurant, activity
space/games room, and catering facilities and although primarily for the
hotel/lodges guests, will also have a separate first-floor breakfast restaurant for
up to 48 of the wedding guests (co-inciding with the max number of overnight
wedding guests in the pods). An outdoor seating area would also be provided
next to the west side wall of the building. The building would have a
contemporary metal-clad design in contrast to the traditionally designed Consall
Hall. The front elevation is fully glazed with brise-soleil feature. It would have a
footprint of 23 x 15 metres (excluding single-storey side wings) and a height of
9.5 metres. The Design and Access Statement explains the ethos behind the
“statement” building chosen for this part of the site: “The new replacement
building takes precedent from the pre 1950s striking double pitched form. The
building has been designed to be of a comparable scale and mass to not
dominate the grounds and ensure the building sits comfortably on the existing
terraced ‘stage’. The west wing takes an unconventional geometric form to
create a key focal point as guests arrive from the west drive.”
2.5
The spa facility would comprise the refurbishment of an existing
terraced structure built into the ground (which contains an existing spa/changing
rooms) and outdoor ornamental pool (to return to use as a swimming pool)
immediately to the south of the hall/proposed hub building.
2.6
The spa hotel accommodation would be in the form of fifteen timber
“eco-lodges” spread around the gardens and ten mobile shepherd huts grouped
together in a zoned area of the gardens close to the west boundary. Most of the
lodges would be placed up the slopes from the central pools, in small
clearances between copses of trees so that they do not interrupt the key view
across the site, identified as being the view south from the terraces next to the
hub building across some of the pools down to the southernmost folly next to
the south boundary of the site. The lodges would have differing designs to add
visual interest and attraction as overnight accommodation options. Some would

have a conventional pitched roof timber lodge design and some with a more
modern contemporary approach with flat and green roofs. Although the lodges
are largely placed in the north and central parts of the gardens, four of the
lodges would be placed in a separate area, at the edge of the “Lodge Pool”
close to the south-west corner of the site. The foundations will consist of “spike
footings” rather than concrete in order to protect tree roots. Six of the lodges
would comprise one bedroom, ensuite and outdoor deck. The other nine would
be larger, in the form of two buildings connected by a link. These are designed
to be “interconnected” to allow larger groups or families and have two rooms
with bathrooms and decking. Guests will access the lodges via the network of
existing paths, either by walking or transported in golf buggies (already in use at
the existing wedding venue), some of which are wheelchair adapted.
2.7
The shepherd huts would be manufactured off site and delivered
complete. They would be clad in either metal or timber and there would be
some slight variation in their design. They would be placed on rails/sleepers
which are not fixed to the ground. Each hut would have a bedroom (five singles
and five doubles), en-suite and outdoor deck.
2.8
The restaurant, spa and gardens would be open to visiting non-guests
via appointment only and only in the event that the hotel (i.e. lodges and
shepherd huts) is not fully booked.
2.9
With regard to the access arrangements, the west access will be the
sole entrance and exit for guests and day to day service vehicles and passing
bays will be created on the west drive to avoid conflict with vehicles arriving and
leaving at the same time and possible queueing on the road. There will be no
entrance/exit to/from the site via the east access. The car park, which currently
accommodates up to 161 unmarked spaces will be set out with 143 spaces plus
six disabled spaces (151 spaces in total) and electric car charging stations/bays
will be also be provided. This will be the car park for both the hotel and the
wedding venue operation. All paths around the site, serving all buildings
including accommodation for the hotel and wedding venue will either have a
bound finish (e.g. tarmac) or self-binding gravel finish to enable wheelchair use.
2.10
With regard to landscaping, the Design and Access Statement states
that over the past ten years, the gardens have become less formal due to less
maintenance and large areas to the south of the Laund Pool have overgrown
into scrubland interrupting the main views across the site. The gardens will
principally remain “untouched” and there would be minimal new hard-surfacing
around the hall and wedding venue. All but one of the trees to be removed are
trees considered to be unhealthy or reaching the end of life expectancy. The
one healthy tree to be removed would be a “Category ‘A’ Beech” to the southeast of the proposed wedding building. New trees would be planted as
“mitigation”. An Arboricultural Report accompanies the application and this sets
out the tree works proposals as well as assessing the quality of the existing
trees.
2.11
With regard to drainage, there is no foul drainage system at the site,
which is served by an existing septic tank which overflows into the Laund Pool.

This will be replaced by a network of underground mini water-treatment plants
or “Bio-discs” which will then discharge clean water into the on-site streams and
watercourses. Reed beds and drainage ditches will be included as a secondary
defence to protect the pools. Surface and rainwater will be drained into
soakaways and existing on-site streams and watercourses.
2.12
With regard to lighting, the existing car park floodlights will be removed
and replaced with low-level LED bollard lights which will also be installed at the
head of paths. All external lighting will be on time sensors. The lodges will
have bulkhead lighting. Torches will also be given to guests of the lodges.
2.13
Green energy will be provided by air-source heat pumps and existing
solar panels. The complete energy efficiency strategy is outlined in the Design
& Access Statement.
2.14
The Design and Access summarises that the venue will be run by
existing hospitality venue operators (who currently run a similar venue in Endon
and are local to the area). There is predicted to be over 60 new jobs created by
the venue plus additional seasonal employment.
2.15
There have been a number of previous amendments to the scheme
since it was first submitted in Feb 2019. The original application was for 24
lodges (finally reduced to 15) and the part-retention/part demolition of Consall
Hall with modern single-storey extension to provide the hub facilities (instead of
complete replacement). It also included a separate new spa building next to the
south boundary of the site, utilising an existing folly structure. The spa building
was removed from the scheme. There has been some re-positioning and
design changes relating to the scheme. Until recently, the plans showed a
lodge next to the Laund Pool and another, a short-distance to the west of this
pool. These have been removed and new lodges placed further away from the
pool. There have been amendments to some of the documents including the
Ecology Report and Coal Mining Risk Assessment Report. The scheme was
first amended (resulting in the changes to the hub and the number of lodges) in
September 2019. There were final amendments which were submitted on 3rd
December 2019 (which included the final repositioning/design changes involving
the lodges).
2.16
The documents and reports forming part of the application, as
amended, are as follows:
-Planning Statement
-Design and Access Statement (Amended)
-Services/Infrastructure Routes Map
-Drainage Plans
-Tree Survey Report (Amended)
-Arboricultural Method Statement (Amended)
-Heritage Statement
-Ecology Report (Amended)
-Statement of Community Involvement
-Transport Statement

-Viability Assessment
-Visual Impact Assessment (Amended)
-Coal Mining Risk Assessment Report (Amended)
-Flood Map
-Noise Impact Assessment
-Woodland Management Statement
-Flood Risk Assessment (Amended)
2.17
The link below to the Council’s website is where the complete
application, as amended, can be viewed, including all the forms, drawings,
visuals and accompanying reports and documents.
http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchSer
vlet?PKID=128139
3.

RELEVANT PLANNING HISTORY

4501 (1962) – Conversion of store into dwelling for smallholding. Approved.
7506 (1968) – Rebuilding of estate buildings for washing, toilet and canteen
facilities and storage of equipment. Approved.
7718 (1969) – Addition of canteen and estate office. Approved.
06/00120: First floor conservatory. Approved.
08/00052 – Erection of porches. Refused. Appeal allowed.
08/00054 – Shop/entrance to garden. Refused. Appeal allowed.
08/00049 – Change of use of buildings to tea/function room and open gardens
to public including weddings. Approved.
SMD/2016/0175 – Erection of marquee. Approved.
SMD/2019/0417: Environmental Impact Assessment screening opinion for
current proposal. Decision: EIA not required.
4.
4.1

PLANNING POLICIES RELEVANT TO THE DECISION
The development plan comprises the adopted Staffordshire Moorlands
Core Strategy Development Plan Document (26th March 2014) and
supporting evidence documents.
Core Strategy Development Plan (Adopted 26th March 2014),
S01
Spatial Objectives
SS1
Development Principles
SS1a Presumption in Favour of Sustainable Development

SS6c
SS7
SD1
SD3
SD4
E3
DC1
DC2
DC3
R1
NE1
T1

Other Rural Areas Area Strategy
Churnet Valley Strategy
Sustainable Use of Resources
Carbon-Saving Measures in Development
Pollution and Flood Risk
Tourism and Cultural Development
Design Considerations
The Historic Environment
Landscape and Settlement Setting
Rural Diversification
Biodiversity
Development and Sustainable Transport

Adopted Supplementary Planning Documents/Guidance (SPD/G):
 Churnet Valley Masterplan SPD (adopted March 2014)
 Design Guide SPD (adopted Feb 2018)
Core Strategy Supporting Evidence Documents:
 Landscape and Settlement Character Assessment (2008)
National Planning Policy Framework (NPPF) (Feb 2019)
Paragraphs
1 – 14
Section 6
Building a Strong Competitive Economy
Section 11
Making Effective Use of Land
Section 12
Achieving well designed places
Section 13
Protecting Green Belt Land
Section 15
Conserving and enhancing the natural environment
Section 16
Conserving and enhancing the historic environment
Local Plan Submission Version (February 2018)
SS1
Development Principles
SS1a Presumption in Favour of Sustainable Development
SS10 Other Rural Areas Strategy
SS11
Churnet Valley Strategy
SD1
Sustainable Use of Resources
SD3
Sustainability Measures in Development
SD4
Pollution and Water Quality
SD5
Flood Risk
E4
Tourism and Cultural Development
DC1
Design Considerations
DC2
The Historic Environment
DC3
Landscape and Settlement Setting
R1
Rural Diversification
NE1
Biodiversity
NE2
Trees, Woodland and Hedgerows
T1
Development and Sustainable Transport
4.2

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 posthearing 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 was the subject of
public consultation between 18th September 2019 and 31st October
2019. The schedule consisted of modifications that the Inspector has
so far deemed necessary to make the Local Plan sound. Following the
consultation, the Inspector is expected to consider the responses
before issuing his final report. Depending on the recommendations in
the report, the Council may then be in a position to adopt the Local
Plan.
5.

CONSULTATIONS CARRIED OUT

Site Notice
Neighbour Notification

Consultation period expired: 26th March 2019
Three notices were put up close to the site accesses
and in the centre of Consall village
Consultation period expired: 26th March 2019
(original plans) and 7th November 2019 for the renotification on the amended plans submitted in
September 2019

Public Comments:
58 Letters of objection were received in response to the original proposal. A
further 42 letters of objection were received in response to the proposal
amended in September 2019. A further 7 letters were received neither
objecting or supporting the application.
The main planning-related points
raised in those letters relate mostly to the impact on the local roads and
increased traffic creation with the narrow rural nature of the roads not
considered to be able to support the proposal and compromising highway
safety. Other main concerns raised include the impact on wildlife and trees,
noise creation and disturbance from vehicles and the use of the wedding
venue, increase in visitors causing increased litter and harm to surrounding

farmland and livestock, impact on the rural and historical character of the area
and new modern design of hub building being out of keeping with the area.
The Council also received 32 letters of support for the proposal.
Parish Council
Consall Parish Council – In response to the original plans, “the Scale of the
development is not in keeping with the village infrastructure & would cause an
irrevocable detrimental change to both the village & the Quality of life of its
residence.” The following specific issues were raised:













No bus route, or public transport, only realistically accessible by car
Volume of traffic it will incur in the village.
Lanes are very narrow, poor passing places, soft verges
Development is not in-keeping with the overall aim of the Churnet
Valley Master Plan (over development).
Situated next to a Site of Special Scientific Interest (SSSI), which is a
conservation designation & would therefore require specific biological
consideration.
No Clear monitoring to ensure efficiency of 40+ sceptic tanks or
mitigation in place to prevent contaminated water entering the River
Churnet (now a game fish river) in the event of failure.
Carbon footprint & sustainability – proposal for large venue & 45 lodges
most with hot tubs will take significant power input. No mains Gas
available so unlikely to be a very “green” development.
Masterplan specifically states only 10-15 lodges would be an
appropriate level of development given the infrastructure in the area.
Comparisons drawn to SMDC decision on much smaller development
ref 2018/0575: refused as it is contrary to policies.

In response to the September amended plans, the Parish Council continued
to object on the grounds of there being no reduction in number of beds in the
lodges, therefore would not lead to decrease in traffic, damage to road and
harm to highways safety caused by construction and demolition vehicles and
plant, west access unsafe, no Tree Report or Transport Statement updates,
harm to residential amenity in the village, inadequate infrastructure to operate
the hotel and venue, no details of fire safety and inadequate access for fire
engines, no details of dealing with unexpected contamination arising from
historical coal mining and how the SSSI will be protected from this, no realistic
provision of gardening staff and economic benefits may not be for local
people.
Staffordshire County Council Highways
In response to the original plans: No objection subject to conditions. The site
is currently used as a wedding venue with all guests arriving and departing on
the same day. The proposed use as a wedding venue will be no change to its
current use. A reduction in the maximum number of guests is proposed. The
proposed accommodation will allow some guests to stay on site following the

wedding which will spread arrival and departure times. Consall Hall is an
existing building which needs a beneficial use to ensure its ongoing
maintenance and survival.
The proposal also includes a wellbeing hotel/spa and restaurant. Spa guests
will comprise day visitors and overnight guests. The transport statement refers
to spa and accommodation for up to 68 guests. All guests will be highly
unlikely to arrive individually, cars are much more likely to be shared. Arrival
and departure times will be spread out, particulaly for overnight guests. This
arrangement could not be considered to have a severe impact on the
highway.
The plant fair which appears to be a significant trip generator will be
discontinued. The proposal within the application to use the westernmost
access for all guests to access and exit is beneficial in that Consall
Lane/Longacres Lane is of a higher standard to this point than beyond to the
current main access/exit point. This is the first access point to be reached and
use of this access will take vehicles visiting the site off the highway sooner
than is currently the case. This will be an improvement over the existing
situation and will benefit existing residents beyond this access point. The
access point is safe and reasonable for all users and is an improvement over
the current main access point. Passing bays on the access drive will provide
safe and reasonable access within the site. Visibility is acceptable.
In response to the amended plans, no objection was raised and the same
conditions and comments were repeated.
Environmental Health
No objection subject to conditions which include the requirement for sound
insulation for the wedding venue, restrictions on deliveries hours and
construction hours and measures in the applicant’s Noise Management Plan
to be undertaken/implemented, amongst other restrictions.
Conservation Officer
Consall Hall has become an eclectic mix of building alterations and additions
and really has a much diminished level of historic interest. The main issue is
to ensure that the changes to the building create an appropriate centrepiece
to the garden which reflects local distinctiveness and character. The original
scheme does not achieve this. The amended plans showing its complete
replacement with a modern statement building are acceptable.
SMDC Conservation Liaison Panel
Objected to the original plans on the grounds of overdevelopment and
commented that the Consall Hall extension had a totally inappropriate design.

Trees and Landscape Officer
No objection subject to conditions. With regard to the impact on trees, no
significant harm would be caused by the new building, lodges and
service/infrastructure runs and works, with all but one of the trees affected
being of less than high quality. The proposed loss of the tree close to the
corner of the wedding barn is regrettable but this is not the most prominent
tree at the site and could be saved (along with another nearby tree) via
appropriate digging methods and remodelling of the pond which can be
achieved via planning conditions.
With regard to landscape impact, the site is, to a large extent, visually
contained and screened against views from outside the site, and therefore the
proposed development would not have any significant direct visual impact on
such views. The amended positioning of the lodges would not significantly
harm the internal views within the site.
Overall, it is considered that the scheme – as amended – would limit any
visual impact to an acceptable level given the aims of creating a development
of this type and scale which can benefit from the established landscape
setting and which could help secure the viable on-going maintenance and
development of the gardens as a notable feature and attraction.
Nevertheless, as noted above the proposed development would directly and
indirectly result in the removal of a number of existing trees, albeit a small
proportion of the total present, and a replacement programme should be
implemented. In addition, part of the supporting justification for the proposed
development is to secure the restoration and future management of the
gardens. It would therefore be appropriate to impose a condition to address
these issues through the submission, approval and implementation of a
garden restoration, management and enhancement plan.
SMDC Regeneration Team
There is a clear economic advantage to the Moorlands economy if greater
numbers of day visitors can be converted into staying visitors – as this will
support the wider tourism economy and tourism supply chain.
From an
economic perspective, the benefits are considered to be significant but these
need to be weighed by other factors in the planning balance.
Staffordshire Wildlife Trust
No objections subject to conditions to secure all of the proposed and required
ecological mitigation and enhancements. SWT has previously recommended
development is avoided at Lodge Pool. However, additional information:
Habitats dated 25th Nov 2019 (including supporting figures) demonstrates
recently proposed design adjustments would further avoid and reduce impacts
across the site and we are satisfied any remaining impacts will now be
mitigated by the provision of specific compensation areas, as detailed. The

commitment from the outset to provide site wide ecological enhancements,
supported by a detailed Ecological Management Plan (EMP) is acknowledged
and the formation of an Ecological Steering Group is welcome.
We have previously recommended discharges to Quarry Pool should be
avoided. We have not reviewed a revised Flood Risk Assessment (FRA) but
additional Information provided on Figure 2.2 of the EMP dated 22.11.19
indicates numerous surface water rains gardens are proposed. Reed beds to
avoid direct discharge to pools and increase biodiversity opportunity are also
included. As a minimum we would require plans to monitor and control water
quality and pollution spill incidents to be conditioned, to protect recognised
adjacent local/nationally designated sites.
Mitigation measures for the loss of bat roosts in buildings to be demolished
are sufficient.
Natural England
No objection subject to conditions to ensure appropriate mitigation has been
secured. It consider that without appropriate mitigation the application could
potentially have an adverse effect on the Churnet Valley SSSI. It could
potentially damage or destroy the interest features for which Churnet Valley
Site of Special Scientific Interest has been notified.
In order to mitigate for these potential adverse effects and make the
development acceptable, the following mitigation measures should be
secured:
- Mitigation measures as detailed in the Extended Phase 1 Habitat Survey
by Biome Consulting dated 12 September 2019
- Plans for dealing with water quality monitoring
- Plans to deal with any potential sewage spill that may get into the river
system of the SSSI.
Environment Agency (EA)
As the site is in Flood Zone 1, EA has no comments to make in relation to
flood risk but strongly advises contacting Staffordshire County Council Local
Flood Authority for advice.
The Consall Hall development site and the surrounding estate includes ponds,
streams, Deciduous woodland, Wood Pasture and Parkland that are UK
Priority Habitats and these support a wide range of important protected and
priority species including woodland birds, Atlantic salmon, bats, bryophytes.
The nationally recognised Churnet Valley SSSI, the locally designated Dale
Sprink Pasture and Consall Forge Local Wildlife Sites and the Consall Nature
Park.
We have no major concerns about the proposal providing that the measures
to mitigate potential impacts from the development to protected species as
detailed in the Extended Phase 1 Habitat Survey by Biome Consulting, dated

12 September 2019, are conditioned as part of the planning permission. Also
as the development is relatively small scale it should be possible to ensure
good design, and appropriate landscaping and planting schemes.
A Landscape and Ecological Management Plan is required and can be
secured by way of a planning condition.
EA would like to highlight that the development should not cause a
detrimental impact to the water quality in the Churnet Valley SSSI and the
River Churnet. We strongly advise consulting Natural England for comments
in relation to the proposed development.
SCC Flood Authority
An objection was raised in response to the original application due to the
absence of a Flood Risk Assessment. However, this was later submitted and
assessed and as a result, the objection was removed. It was commented that
the site is not in a flood zone but there is a high surface water flood risk due to
the presence of onsite ponds and watercourses.
A condition was
recommended requiring measures to be undertaken in accordance with the
applicant’s Flood Risk Assessment e.g. lake lodges to be built at certain levels
above ground.
Coal Authority
Objection raised. The Coal Authority does not consider the Coal Mining Desk
Study Preliminary Risk Assessment adequately addresses the impact of coal
mining legacy on the proposed development. The report makes reference to
mine entries and their associated zones of influences stating “no shafts are
located in close proximity to structural loading of the ground”. However, the
report has not provided sufficient commentary on the potential risk these
features could pose to future users of the site. The Coal Authority considers
that mine entries within the application site could pose a significant risk to
future users when considering the intensification in use of the site. The need
for mitigation measures to reduce the risk posed to future users of the site,
should be taken into account e.g. boundary treatments to restrict access to
areas afflicted by mine entries and their zones of influences.
SCC Archaeologist
The findings and conclusions of the Heritage Statement are generally
supported.
Below ground, I am generally satisfied that nothing of
archaeological significance will be impacted upon. It is recommended that a
programme of historic building recording be undertaken as a condition of
planning consent.
Severn Trent Water

No objection.
Staffordshire Police
With regard to the security of the site as a result of the proposal and reducing
the opportunities for crime, no objection was raised but it was commented that
Whilst the relatively isolated location could be advantageous in terms of
security, the inevitably high- profile nature of the operation will necessitate a
clear security strategy and robust management practices to be in place to
minimise risk and reduce offending opportunity. Aside from the benefit for
Consall Lane user safety, in theory, providing a single point of site
access/egress could somewhat restrict opportunity for offenders seeking to
target the location. However, in terms of security there is nothing to suggest
other than there will be free access to the site at the western approach with no
controls in place and therefore appropriate risk commensurate mitigating
measures should be put in place e.g. examining site access arrangements
and boundary treatments, car park egress arrangements, the provision of
security personnel, the provision of CCTV cameras/monitoring, safes for
valuables well secured to the building fabric installed within each individual
accommodation, and ensuring the doorsets, windows and glazing to the pods
and huts etc offer a robust, proven and third party certified level of manual
attack-resistance to recognised physical security standards.
Council for the Protection of Rural England (CPRE)
Considers that the financial/viability information should be publically available
and that a S106 Agreement should be formed to retain the gardens and
provide cohesive landscaping. The CPRE has major concerns with the
development in the gardens i.e. lodges, pods and huts, considered to harm
the character of the grounds and gardens and stating that the appeal as a
place to visit will be lost. It is regrettable that access to the public would be
severely restricted.
6 POLICY AND MATERIAL CONSIDERATIONS / PLANNING BALANCE
Policy Context
6.1
The Local Planning Authority is required to determine planning applications 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.
6.2
Paragraph 11 of the National Planning Policy Framework (February 2019)
states that plans and decisions should apply a presumption in favour of sustainable
development. For decision-takers this means: “(c) approving development proposals
that accord with an up-to-date development plan without delay; or (d) where there
are no relevant development plan policies, or the policies, which are most important

for determining the application are out-of-date, granting planning permission unless:
(i) the application of policies in this Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development
proposed; or (ii) any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits when assessed against the policies in this
Framework taken as a whole”. NPPF para 8 identifies the three dimensions to
sustainable development as economic, social and environmental. The National
Planning Policy Framework is a material consideration in planning decisions.
6.3
Policy SS1 of The Staffordshire Moorlands Core Strategy identifies that
development should contribute positively to the social, economic and environmental
improvement of the Staffordshire Moorlands. Core Strategy policy SS1a establishes
a ‘Presumption in Favour of Development’ in line with National Planning Policy
6.4
The Development Plan for the Staffordshire Moorlands District Council
consists of the Adopted Staffordshire Moorlands Core Strategy Development Plan
Document (March 2014) with regard also being given to the provisions of the
National Planning Policy Framework (NPPF). Development boundary mapping
remains for the present time as approved under the Staffordshire Moorlands Local
Plan (September 1998).
6.5
Aside from the principle of the proposed development and also the impact on
the openness of the Green Belt, the main considerations with this case also include
the impact on the character and appearance of the area including non-designated
heritage assets, trees and the surrounding rural landscape, the impact on local roads
including traffic, the impact on residential amenity (e.g. living conditions of local
residents), the impact on the ecological value of the site including wildlife, the impact
on flood risk and the impact on ground stability due to historical coal mining in and
around the site.
Principle of Development with regard to the Churnet Valley Masterplan and the
Green Belt
6.6
The site is within the Churnet Valley area of the District and the Council’s
Core Strategy identifies the Churnet Valley as an area for sustainable tourism and
rural regeneration as outlined in Policy SS7, the Churnet Valley Strategy which gives
particular support for tourism-related development including short-stay and long-stay
visitor accommodation and also the restoration of derelict land, buildings and
features including the appropriate redevelopment of sites. It also states that any
development should be of a scale and nature and of a high standard of design which
conserves and enhances the heritage, landscape and biodiversity of the area.
6.7
The Council produced The Churnet Valley Masterplan Supplementary
Planning Document (adopted in 2014) in order to develop the vision for the area and
achieve the key development aims for the Churnet Valley. The Masterplan provides
a comprehensive framework for future development in the area. It identifies
opportunities and measures to help regenerate and manage this important rural area
based around sustainable tourism in a manner which is sensitive to and enhances its
important heritage, landscape and ecology.

6.8 Consall Hall and Gardens is allocated as an “Opportunity Site” in the
Masterplan. The overview mentions an express interest in providing high quality self
catering lodges in part of the garden and possibly a caravan and campsite nearby to
help support management and upkeep of gardens but also adds that any
development would only be undertaken when required in future to enable the
maintenance of the gardens. The Development Strategy for the site is as follows:
-

Enabling development to support and maintain future of Consall Hall Gardens
Appropriate development: Limited development of low impact holiday lodges
(maximum of 15) within gardens
Enhanced visitor offer – improved facilities, access, parking arrangements
Other suitable commercial uses of a modest scale only where necessary to
secure long term viability of gardens without damaging unacceptably the
essence of the Churnet Valley e.g. wedding venue and conference facilities.

6.9
The Council considers the amended proposal to be in line with the above
strategy for the site as outlined in the Churnet Valley Masterplan.
6.9
However, the site also lies within the North Staffordshire Green Belt, whereby
in accordance with Core Strategy Policy SS6c, strict control will continue to be
exercised over inappropriate development within the Green Belt allowing only for
exceptions as defined by Government Policy.
6.7
Green Belt policy is contained in the governments planning guidance, the
NPPF. This states in paragraph 144 that: “When considering any planning
application, local planning authorities should ensure that substantial weight is given
to any harm to the Green Belt.”
6.7
The fundamental aim of the Green Belt is to prevent urban sprawl by keeping
land permanently open; the essential characteristics of Green Belts are their
openness and their permanence. The Government identifies five purposes of the
Green Belt:
- To prevent the unrestricted sprawl of large built up areas;
- To prevent neighbouring towns from merging into one another;
- To assist in safeguarding the countryside from encroachment;
- To preserve the setting and special character of historic market towns
- To assist in urban regeneration by encouraging the recycling of derelict and
other urban land.
6.9
New development is generally considered to amount to inappropriate
development in the Green Belt, which is also defined as being harmful to the
openness of the Green Belt. However, paras 145 and 146 set out specific
exceptions by which certain forms of development can be considered as being not
inappropriate in the Green Belt. These include:
-

limited infilling or the partial or complete redevelopment of previously
developed land, whether redundant or in continuing use (excluding temporary
buildings), which would not have a greater impact on the openness of the
Green Belt than the existing development;

-

the re-use of buildings provided that the buildings are of permanent and
substantial construction;
material changes in the use of land (such as changes of use for outdoor sport
or recreation, or for cemeteries and burial grounds);

6.10 When assessing the proposal against Green Belt policy, the Council considers
there are four main components with the proposal, comprising the redevelopment of
an existing wedding venue including the introduction of overnight accommodation,
the replacement of a former residence to provide a restaurant and facilities building
for overnight guests of both the wedding and hotel functions (including conversion of
existing former residential spa facilities), the provision of fifteen new detached lodge
buildings, and the change of use of land to provide hotel accommodation in the form
of shepherd huts.
6.11 With regard to the redevelopment of the wedding venue, the existing buildings
immediately to the north of the hall would be adapted for continued use as a lobby,
service buildings and staff accommodation. The proposed reception venue, the new
wedding “barn” and ceremony glasshouse would replace existing two-storey
buildings which although originally may have been used for storage and workshops
associated with the upkeep of gardens (which is not defined as “brownfield” or
“previously developed land”), had also been used for other uses including a dwelling
and this would constitute brownfield land. Their redevelopment to form alternative
uses is not inappropriate development providing the new development would not
have a greater impact on the openness of the Green Belt than the existing buildings.
The new buildings would be provided on the same part of the site as the old and
although the footprint of the new buildings would exceed the existing, the current
buildings are largely of two-storey form and would exceed the max height of the
wedding barn by at least 1.5 metres. It is therefore considered that the openness of
the Green Belt would not harmed by the proposed wedding venue and this aspect of
the proposal is not inappropriate.
6.12 The proposed 21 wedding guest pods would be on a more open part of the
site where there are currently no buildings, to the west of the car park. The pods are
ancillary to the wedding operation and therefore viewed as commercial buildings on
a greenfield part of the site and therefore are deemed to be inappropriate
development. The NPPF states that inappropriate development in the Green Belt
should only be allowed where there are “very special circumstances” considered to
outweigh the operation of Green Belt policy and harm to the Green Belt. However,
the pods are clearly in line with the objectives for Consall Hall in the Churnet Valley
Masterplan which encourages modest commercial development (such as wedding or
conference venues) to ensure the long-term future of the gardens. Although there
are 21 pods, these are very small and low key, with a “temporary” appearance and
are clustered together to minimise the take-up of land required. It is considered the
pods would amount to a modest extension of the existing wedding venue
development and hence would be in line with Masterplan. Due to the overall
contribution the wedding venue would make to the local economic and employment
aims of the Masterplan and Core Strategy, it is considered this would amount to very
special circumstances to outweigh the particular level of harm to the openness of the
Green Belt by the installation of 21 small pods in that part of the site.

6.13 Turning to the hub building, this would be placed largely on the footprint of the
existing Consall Hall and of a similar size. It would also not exceed the max height
of the existing building. As the dwelling constitutes previously developed land (but
not the residential curtilage outside of it), the redevelopment on its existing site is not
deemed to be inappropriate development and is therefore acceptable in principle.
6.14 The spa facility comprises the re-use of an existing spa building and is also
acceptable in principle.
6.15 The provision of the 15 lodge buildings, like the pods, is deemed to be
inappropriate development in the Green Belt. However, this part of the proposal is
also in line with the development plans for the site in the Masterplan (which makes
provision for a maximum of 15 lodges to be constructed on the site) and its
contribution towards delivering the strategy and assist with the long term future of the
gardens would amount to the very special circumstances required to outweigh the
harm to the Green Belt.
6.16 The shepherd huts are small timber structures on wheels and are not classed
as development. They would not be fixed to the ground and therefore as well as not
being “buildings” the imposition of ten of the shepherd huts on part of the site would
not in itself be classed as development. The huts themselves would be likely to fall
within the definition of caravans and therefore the “change of use” of this part of the
site to what in effect would be a caravan site would be classed as development. The
NPPF does not consider changes of use of land to be inappropriate development
providing the openness of the Green Belt is “preserved”. Given that “openness” is
defined as “freedom from development”, it is considered the placing of ten low-key
timber huts on wheels significant distances apart would have some adverse effect on
the openness of this part of the Green Belt. However, this would be fairly limited.
Furthermore, the Masterplan discusses not only “providing high quality self catering
lodges in part of the garden” but also “possibly a caravan and campsite nearby to
help support management and upkeep of gardens”. It is considered that the
shepherds huts comply with this aspect of the Masterplan policy and that this
outweighs any adverse effect on openness and constitutes very special
circumstances to set against the conflict with Green Belt Policy.
6.17 The Masterplan requires the future development of the site only to enable the
long-term maintenance and future of the gardens in recognition of the contribution
this could bring to the tourism aims of the area. Furthermore, as the site is in the
Green Belt, it is important that any harm to the openness of the Green Belt is
minimised. Therefore, whilst the applicant would need to put forward a scheme that
would be viable and make a profit and also lead to sufficient additional revenue to
enable the gardens to be adequately maintained in the long-term, it would need to be
demonstrated that due to the Green Belt restrictions, the amount of development
provided would need to be the minimum necessary to ensure the scheme is both
viable and provide the necessary garden restoration and maintenance funds. The
applicants submitted a Viability Statement with the original application. Further to
this, following the submission of the amended scheme in September 2019, a
“Consall Hall Garden Restoration Plan and Viability Assessment”, undertaken by
John Pidgeon Partnership (Quantity Surveyors) was also submitted and assessed by
a Council-appointed independent landscape consultant, Stuart Ryder.

6.18 The Landscape Consultant on assessing the complete viability information,
concluded that “the proposals as now presented are a sensitive and appropriate use
of the garden and there is clear intention to maintain the gardens to an appropriate
level” and recommended conditions which include the requirement of a long-term
“Landscape Management and Maintenance Plan” to be agreed with the Council and
reviewed annually and updated every three to five years. On the basis of Mr Ryder’s
assessment, it is therefore concluded that the level of development proposed is
limited to that appropriate to help support management and upkeep of gardens and
thus there is further conformity with the Masterplan in this respect.
The impact on the character and appearance of the area and the historical
value of the site
6.19 Although there is clearly historical interest with the site, Consall Hall itself has
been modified significantly, including throughout the 1960’s and is not listed or in a
Conservation Area. It is described as being a Non-Designated Heritage Asset of low
value. The gardens were formed from the late 1950s onwards and are not “historic”
and not considered to be a significant Non-Designated Heritage Asset, although they
clearly contribute very positively to the character and appearance of the area and are
of sufficient value to warrant long-term restoration and maintenance as part of the
Churnet Valley Masterplan and the strategy for the site in encouraging the tourism
potential in this part of the District. The complete removal of Consall Hall and
replacement with a high quality “statement” building is considered preferable to the
insensitive demolition and extension of the hall as shown in the original plans as the
design did not harmonise with the building or this part of the site. It would be no
more visible from outside of the site than the current hall which is not prominent as
the overall site benefits from a high degree of tree screening and is largely in a
contained valley.
Similarly, the replacement of buildings at the wedding venue
would not be more significantly prominent from Consall Lane than what is already
there. The removal of some of the trees from the northern boundary of the site
would lead the pods to possibly be visible from Consall Lane but their small low-key
form would not result in harm to the appearance of the area.
6.20 There is the obvious concern that a lodge development would affect the
character and appearance of the gardens, contradicting the main aims of the
Masterplan strategy in encouraging development which would ensure their future
and therefore careful control over the scope and siting of the scheme is vital. The
Masterplan limits the number of lodges to 15 but does not specify any size
restrictions. It is noted that the reduction in the number of lodges from 24 to 15 has
not led to the actual number of bedrooms provided being reduced, simply because
the number of “doubles” has increased and number of “singles” decreased. The
volume of development therefore would not be significantly reduced but as stated,
the Masterplan does not specify size thresholds. Holiday lodges can vary in size and
number of bedrooms and it is not considered the size of the larger two-bed units to
be excessive or unreasonable. It is considered that the amended scheme of less
lodges which happen to be larger would still result in less visual harm within the
gardens than a greater number of smaller lodges spread more sporadically over the
site. The lodges would be largely contained in the part of the site close to the
nearest pool to the hub and wedding venue and apart from a cluster of lodges in the
south-west corner built on the edge of the “Lodge Pool”, a large part of the gardens

would remain undeveloped and the lodges largely placed in small clearances
between trees and woodland. It is considered the quota of lodges achieves the
balance in providing a viable scheme without significant harm to the main focus of
what would attract the visitors in the first place i.e. the gardens.
6.21 The design of the buildings, including the contemporary striking hub, the
agricultural Dutch barn design of the wedding venue, the glazed ceremony room in
the walled gardens, pods, shepherd huts and lodges are of a sufficient quality which
is appropriate to the area and does not harm the overall character and appearance
of the rural area or landscape in general.
6.22 Although there is some tree removal proposed, only one of the trees to be
removed is considered to be high quality but this is not a prominent tree and could
be protected via conditions controlling the dig methodology and re-working of the
pond next to the wedding venue.
The impact on the road network and traffic considerations
6.23 The site has been operating as a wedding venue with a capacity of 200 and
no overnight accommodation. The gardens have also been host to open days with
unlimited number of visitors (leading to the creation of a tea shop and other visitor
facilities) although it appears that these were infrequent. The wedding venue has
been the main generator traffic through Consall. The new scheme involves the
redevelopment of the wedding venue to provide a new wedding venue but with a
lower capacity of 150, potentially leading to less vehicle movements associated with
the venue. The introduction of accommodation for up to 48 guests would not lead to
any less vehicle movements but would help distribute vehicle movements more
evenly throughout the day with far less movements late at night.
6.24 Although the creation of pods reserved for wedding guests would not increase
vehicle movements, the installation of fifteen lodges plus ten shepherd huts would
add to vehicle movements but again, arrivals and departures are more likely to be
more sporadic than a wedding venue with no accommodation. It is noted that the
“double” units, although shown as being integrated via a link and internal door, could
easily be used as two separate units rather than one. However, the larger units, as
integrated, would allow the option for use by families who would be likely to arrive in
one car. Overall, no objection was received from the local highways authority in
response to the original scheme of 24 lodges plus 10 shepherd huts in terms of
traffic and highway safety and the amended scheme would not make a significant
difference in terms of vehicle movements.
6.25 All traffic including service vehicles would use the same access (west
entrance) and therefore the proposal would reduce traffic on the stretch of Consall
Lane due north of the site between the west and east entrances (in relation to the
continued use of the site as a wedding venue and garden open day location).
6.26 There would be some day visitors allowed for the gardens, spa and restaurant
but this is only in the event that the lodges and shepherd huts were not full at the
time and visits would be via appointment only. Therefore this would not impact on
the numbers of vehicle movements associated with the scheme.

Impact on residential amenity
6.27 Due to the former use as a wedding venue which could operate again without
any further planning application, within the confines of the current arrangement and
licences etc. (as can the open days), the proposal would not lead to significant noise
nuisance in relation to the former uses, with safeguards of appropriate restrictions
which can be controlled by planning conditions. Less numbers of guests would be
leaving the site after weddings are finished, causing less noise and disturbance at
more noise sensitive hours at night, as up to 48 of the max 150 guests would be
catered for by on-site accommodation. All guests would leave via the west entrance,
reducing the potential for noise and disturbance affecting the nearest dwellings
which are to the north and east of the site.
The impact on the ecological value of the site
6.28 The EC Habitats Directive 1992 requires the UK to maintain a system of strict
protection for protected species and their habitats. The Directive only allows
disturbance, or deterioration or destruction of breeding sites or resting places
(a)in the interests of public health and public safety, or for other imperative
reasons of overriding public interest, including those of a social or economic
nature and beneficial consequences of primary importance for the
environment, and provided that there is
(b) no satisfactory alternative and
(c) no detriment to the maintenance of the species population at favourable
conservation status in their natural range
6.30 The UK has implemented the Directive in the Conservation (Natural Habitats
etc) Regulations 2010 (as amended) which contain two layers of protection (i) a
requirement on Local Planning Authorities (“LPAs”) to have regard to the Directive`s
requirements above, and (ii) a licensing system administered by Natural England
and supported by criminal sanctions.
6.31 The conservation and enhancement of the natural environment is a core
principle of the NPPF where planning policies should promote the preservation,
restoration and re-creation of priority habitats and ecological networks.
In
determining planning applications, permission should be refused if significant harm
resulting from development cannot be avoided, adequately mitigated or, as a last
resort, compensated for. Similarly, CS Policy DC1 promotes the maintenance,
enhancement, restoration and re-creation of biodiversity and geological heritage,
where appropriate, in accordance with CS Policy NE1 'Biodiversity and Geological
Resources'.
6.33 Amongst other matters, Policy NE1 requires that development, where it is
appropriate, produces a net gain in biodiversity and ensures that any unavoidable
impacts are appropriately mitigated for whilst promoting the appropriate

maintenance, enhancement, restoration and/or re-creation of biodiversity through its
proposed nature, scale, location and design.
6.34 Circular 6/2005 advises LPAs to give due weight to the presence of protected
species on a development site to reflect EC requirements. “This may potentially
justify a refusal of planning permission.”
6.35 The NPPF advises LPAs to conserve and enhance biodiversity: if significant
harm resulting from a development cannot be avoided (through locating on an
alternative site with less harmful impacts) or adequately mitigated, or as a last resort,
compensated for, planning permission should be refused.
6.36 Natural England`s standing advice is that, if a (conditioned) development
appears to fail the three tests in the Habitats Directive, then LPAs should consider
whether Natural England is likely to grant a licence: if unlikely, then the LPA should
refuse permission: if likely, then the LPA can conclude that no impediment to
planning permission arises under the Directive and Regulations.
6.37 In this case the site is adjacent to a Site of Biological Importance (SBI) and a
Site of Special Scientific Interest (SSSI) lies a short distance to the south. There
would be no proposed development directly adjacent to these areas. Planning
policies require mitigation and protection measures but also ecological
enhancements. The comments of Staffordshire Wildlife Trust, Natural England and
Environment Agency are summarised in this report above. The applicants are
proposing reed beds/wetlands to help control drainage and this would lead to a
biodiversity enhancement measure. The survey work revealed bat roost to be
present in some of the buildings but conditions can be added requiring measured to
provide these elsewhere as appropriate mitigation and further measures as
enhancement. These measures can be achieved by way of planning conditions
7.38 It is therefore considered that the proposals would result in disturbance and
destruction of breeding sites / resting places for bats. With regard to the 3 tests,
public benefit would be limited to economic benefits associated with the business.
However, in the light of Green Belt policy which restricts development to a limited
range of development including redevelopment of previously developed land it is
considered that there is no satisfactory alternative to the demolition of the buildings
in question. In the light of the Natural England and Wildlife Trust comments that the
bat roosts can be catered for elsewhere it is considered that there would be no
detriment to the maintenance of the species population at favourable conservation
status and that there is a reasonable prospect that the necessary licenses would be
granted. On this basis it is considered that the proposals comply with Local Plan
policy NE1 and the requirements of the Habitat Regulations.
The impact on flood risk
7.39 The site is in Flood Zone 1, the lowest probability of flooding. However,
flooding could be potentially caused by surface water run-off affecting the site only.
Significant problems are avoided with appropriate drainage schemes which can be
controlled by conditions. There is no objection from SCC Flood Team (on the basis

of the applicant’s Flood Risk Assessment), Environment Agency or Severn Trent
Water in terms of flood risk and the drainage strategy.
The impact on ground stability caused by historical coal mining
7.40 The Coal Authority raised an objection in response to the Coal Mining Risk
Assessment. This has been revised, taking in the re-positioning of two of the lodges
on the latest plans. The revised report has been sent to Coal Authority and their
comments will be reported to the meeting. If the objection is upheld, the application
would be recommended for refusal in the interests of ensuring the development does
not disturb the stability of ground affected by historical coal mining.
Other Points
7.41 The current foul drainage is dealt with by septic tanks. These would be
replaced by a water treatment plant before being drainage into one of the pools.
Surface water drainage would be directed to soakaways and into pools. There is
no objection to the drainage strategy from Staffordshire Wildlife Trust, Environment
Agency, SCC Flood Team, Natural England or Severn Trent Water. The drainage
strategy is outlined in the application details and can be secured by way of planning
conditions before the development or lodges are brought into use.
7.42 A Green Energy scheme comprising air-source heat pumps and existing solar
panels can also be achieved by way of planning conditions.
8.

CONCLUSION AND PLANNING BALANCE

8.1
The site is in the Green Belt and whilst the redevelopment of the wedding
venue, replacement of Consall Hall and the provision of shepherd hut style
accommodation would not amount to inappropriate development in the Green Belt,
the provision of 15 lodge buildings and 21 wedding accommodation pods would be
deemed to be inappropriate development in the NPPF and thus by definition would
be harmful to the Green Belt. These can be allowed if very special circumstances
are demonstrated.
It is considered that as the scheme would deliver the
development strategy for the Consall Hall & Gardens site, achieving the aims of
sustainable tourist development for the Churnet Valley in the interests of the local
economy and employment, in compliance with the Churnet Valley Masterplan, this
would amount to considerable weight in the planning balance, outweighing the
particular level of harm to the openness of this part of the Green Belt.
8.2
The NPPF identifies three dimensions to sustainable development; economic,
social and environmental. For this particular scheme there are significant economic
gains. There are some social gains via a visitor attraction in the form of restored
gardens and leisure opportunities and no adverse harms to the local community in
relation to the current established use of a wedding venue i.e. noise levels or vehicle
movements would not increase with the safeguard of conditions. There would be
some slight environmental harms including harm to Green Belt openness (although
not adverse) but appropriate mitigation can be achieved in the form of ecological
enhancements, appropriate drainage, green energy, replacement planting and of
course the restoration and upkeep of gardens.

8.3
Overall, the scheme would constitute sustainable development in line with the
overarching aims of the NPPF despite the conflict with Green Belt policy and would
comply with the Council’s Core Strategy as well as achieving the aims of the Churnet
Valley Masterplan and accordingly, having regard to all other matters raised, the
application is recommended for approval.
9. RECOMMENDATION
A. That, subject to the outstanding final consultation response from the Coal
Authority, planning permisison be granted subject to the following 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 hereby approved shall only be carried out in complete
accordance with the amended application details and drawings, as follows:
1824 AL01 Location Plan
1824 AL50E Site Plan
AL51B Site Block Plan
AL52B Site Access Routes
AL53C Site Service Routes (Below Ground Electric, Gas, Water, Data)
AL54F Drainage Site Plan (Foul Drainage, Sewage Treatment Plants, Reed
Bed/Ditch Drain, Surface Water Rain Garden, Surface Water Drains)
AL57B Garden Maintenance Plan
AL100E Hub Site Plan
AL101B Hub Ground Floor Plan
AL102B Hub First Floor Plan
AL103B Hub Roof Plan
AL104B Hub Elevations
AL120D Wedding Venue Site Plan
AL121D Wedding Venue Ground Floor Plan
AL122B Wedding Venue Roof Plan
AL123B Wedding Venue Elevations
AL131D Wedding Reception Building Ground Floor Plan
AL132 Reception First Floor Plan
AL133 Reception Roof Plan
AL134B Reception Elevations
AL150E Treehouses Site Plan
AL151 Treehouse Single
AL152 Treehouse Double
AL160E Spa Lodges Site Plan
AL161 Spa Single
AL162A Spa Lodge Double
AL170E Lake Lodges Site Plan
AL171 Lake Single

AL172A Lake Lodge Double
AL176 Lake Lodge Double
AL180D Garden/Treehouse Lodge Site Plan
AL184A Garden Lodge Double
AL190D Wedding Pods Site Plan
AL191 Wedding Pod Single
AL192 Wedding Pod Double
AL193 Wedding Pod Bridal
AL194 Wedding Pod Family
AL201 Shepherd Hut Single
AL202 Shepherd Hut Double
Matrerials Schedule Rev B
Reason:- For the avoidance of doubt and in the interests of proper planning, in
accordance with the National Planning Policy Framework.
3. The number of guests for weddings or events shall not exceed 150no. and
no more than one event/wedding shall take place at any one time.
Reason:In order to limit the number of vehicles visiting the site, in the interests of
highway safety and sustainability and also to minimise noise in the interests of
residential amenity.
4. All visiting vehicles including service and staff vehicles shall use only the
west access as shown in the application drawings and the east access shall be
blocked off before the development is first brought into use in accordance
with details to be submitted to and approved by the Local Planning Authority.
Reason:To control traffic in the interests of highway safety and to minimise noise in
the interests of residential amenity.
5. The occupation of the wedding pods shown in drawing AL190D shall be
restricted solely to the guests of the wedding/events taking place at the site
and no pod shall be occupied by the same guest(s) for more than one night.
Reason:In order to limit the number of vehicles visiting the site and to control traffic, in
the interests of highway safety and sustainability.
6. The lodges and shepherd huts hereby approved as shown on the site plan
shall not be occupied by any person(s) for a period of longer than 2 calendar
months and no person(s) who has occupied any of the lodges or shepherd
huts shall occupy any of the lodges or shepherd huts again at any time within
six months of the day of the last occupation of the lodges/shepherd huts.
Reason:In order to prevent the use of any of the lodges or shepherd huts as a
permanent unit of accommodation/dwelling which would be harmful to the
character of the rural area.

7. Day visitors to the site to use the restaurant or spa facilities or visit the
gardens who are not overnight guests shall not be allowed access to the site
unless the lodges or shepherd huts are not fully occupied and the number of
visitors shall equate to the number of person(s) capacity of the vacant
lodges/huts on the particular day of the day guests visiting the site and shall
visit only via prior appointment with the site operators.
Reason:In order to limit the number of vehicles visiting the site and to control traffic, in
the interests of highway safety and sustainability.
8. Before the commencement of development (including any demolition,
construction, provision or improvement of access, site clearance, site
stripping, site establishment or installation of services) further details of the
following tree protection measures shall be submitted to and approved by the
local planning authority:
- Confirmation of arrangements for on-site professional arboricultural
supervision for implementation of all pre-construction tree safety works
and construction access accommodation tree works, and for advising
on and ensuring implementation of and adherence to all tree protection
measures during the full duration of the construction period of the
development hereby approved;
- Full details of all special tree protection measures for the construction
of any new vehicle access road or track or vehicle hardstanding, or realignment or improvement of any existing vehicle access road or track
or vehicle hardstanding, within the Root Protection Area of any tree to
be retained, such as the use of no-dig cellular confinement load support
system or similar provision. Such details shall include comprehensive
construction specification, together with detailed arboricultural method
statement and construction method statement for the implementation of
these special tree protection measures;
- Full details of all temporary ground protection measures within the Root
Protection Area of any tree to be retained, suitable for the level and
duration of pedestrian and/or vehicular construction access or
temporary construction materials storage required at any time during
the construction period of the development hereby approved;
- Full details of all proposed spiked foundation supports or other means
of foundation for the siting, installation and fixing of accommodation
lodges and pods within the Root Protection Area of any tree to be
retained. Such details shall include comprehensive construction
specification, together with detailed arboricultural method statement
and construction method statement for the installation of the foundation
supports.
Thereafter, the development shall be constructed only in full accordance
with details approved under this condition.
Reason:In the interests of protecting trees which contribute positively to the character
and appearance of the area

9. The development hereby approved shall be constructed only in full
accordance and compliance with the Tree Heritage Ltd Arboricultural Method
Statement reference THL-R18/132AMS-2 dated 27th November 2019 submitted
in support of the planning application, and with details approved in
accordance with Condition 2 of this planning permission. In particular but not
exclusively, such compliance shall include:
- Provision for on-site arboricultural monitoring and supervision;
- Provision and maintenance of all temporary tree protection barriers and
temporary ground protection measures in advance of and for the
duration of any development (including any demolition, construction,
provision or improvement of access, site clearance, site stripping, site
establishment or installation of services) in any area containing or close
to trees to be retained, in accordance with guidance in British Standard
5837:2012 Trees in Relation to Design, Demolition and Construction –
Recommendations and as set out in the Tree Heritage Ltd Arboricultural
Report reference THR18-132-2 dated 27th November 2019 submitted in
support of the planning application, providing that such temporary tree
and ground protection measures need only be provided on a phased
basis in association with the phased progress of implementation across
different areas of the overall site;
- As far as reasonably possible locating all underground services outside
the Root Protection Area of any tree to be retained, and otherwise where
this is not reasonably possible any installation within the Root
Protection Areas shall only be carried out either by hand in accordance
with the National Joint Utilities Group Publication 10 Guidelines for the
Planning, Installation and Maintenance of Utility Apparatus in Proximity
to Trees or by the use of trenchless technology such as impact moling;
- Siting, installing and fixing of accommodation lodges and pods within
the Root Protection Area of any tree to be retained using only such
spiked foundations or other means of foundation as may be approved
under Condition 2 of this planning permission.
- during the construction period of the development hereby approved;
Reason:In the interests of protecting trees which contribute positively to the character
and appearance of the area
10. Within 12 months of the first use or occupation of the development hereby
approved, a comprehensive site-wide Garden, Landscape and Habitat
Restoration, Management and Development Plan (“the Plan”) shall be
submitted to and approved by the local planning authority. Such a plan shall
include:
- Objectives and outline proposals including proposed timescales and
delivery mechanisms, across the full range of landscape and habitat
types, garden features and structures as detailed below, for the first 20
years following approval of the Plan;
- More detailed specific proposals and work programme including
proposed timescales and delivery mechanisms, across the full range of
landscape and habitat types, garden features and structures as detailed
below, for the first 5 years following approval of the Plan;

A scheme of replacement tree planting, with proposed timescales, to
reflect, address and mitigate for the initial tree felling required in order
to directly accommodate the development hereby approved or remove
trees identified as posing unacceptable potential risk to buildings,
structures, vehicles, guests, visitors and staff;
- The broad principles and objectives set out in the Tree Heritage Ltd
Woodland and Landscape Management Plan Overview Statement dated
January 2019 and submitted in support of the planning application;
- Provision for an initial tree and woodland survey to identify existing
stock and short, medium and long term management objectives;
- Provision for appropriate on-going tree safety inspections and
monitoring, and implementation of associated tree safety works;
- Provision for the restoration or replacement where required, and ongoing maintenance and development, of all ornamental planting areas,
formal lawns and amenity grass areas, including proposed timescales
and delivery mechanisms
- Provision for the survey, inspection, restoration and maintenance as
appropriate of the various follies, garden structures and access roads,
paths and tracks;
- Provision for the survey, identification, management and enhancement
of existing ecological habitats and, where appropriate opportunities may
exist, creation and management of new ecological habitats (including
establishment and aftercare management prescriptions), together with
timescales and delivery mechanisms;
- Provision for 5-yearly monitoring, review and update of the Plan to
include detailed proposals and work programme for the following 5
years.
Following approval of the Plan, it shall be fully implemented in accordance
with the objectives, details and timescales set out within it, unless otherwise
agreed by the local planning authority.
-

Reason:In the interests of ensuring the long-term future and maintenance of the
gardens as an asset of the area and in the interests of the character and
appearance of the area.
11. Before the commencement of any demolition or tree removal works, a
Natural England EPS Bat Licence shall be obtained for works and details
provided to the Local Planning Authority. The bat mitigation/compensation
measures, as set out in BiOME Bat Survey Report Version 3 28.1.19 shall be
undertaken before the development is first brought into use and in accordance
with specific details to be submitted to and approved by the Local Planning
Authority. This shall in include the lighting mitigation strategy.
Reason:In the interests of the ecological value of the site.
12. The habitat loss mitigation provisions, as outlined in additional information
document 25/11/19 and Figures 2.1 & 2.2 by BiOME Consulting shall be
undertaken before the development is first brought into use.
Reason:-

In the interests of the ecological value of the site.
13. Before the development is first brought into use, an Ecological
Management Plan (EMP), which includes an appropriate monitoring regime,
shall be submitted to and approved by the Local Planning Authority and the
approved EMP shall be adhered to throughout the life of the development.
Reason:In the interests of the ecological value of the site.
14. Before the development is first brought into use, plans for the monitoring
and control of water quality and pollution spill incidents shall be submitted to
and approved by the Local Planning Authority and the approved plans shall be
adhered to throughout the life of the development.
Reason:In the interests of the ecological value of the site.
15. Before the landscaping of the site is undertaken, details of any planting of
non- native invasive species of planting shall be submitted to and approved by
the Local Planning Authority.
Reason:In the interests of the ecological value of the site.
16. The parking and turning areas for all vehicles shall be provided and
maintained in exact accordance with the drawings outlined in Condition 2 of
the Planning Permission for the life of the development and these areas shall
not be obstructed at any time.
Reason:In the interests of highway safety.
17. The development permitted by this planning permission shall only be
carried out in accordance with the approved Flood Risk Assessment (FRA)
and Drainage Strategy dated April 2019 report no. ST17361 V1.0 complied by
Wardell Armstrong, and the following mitigation measures detailed within the
FRA:
- The finished floor levels of buildings adjacent to the ponds will be set to a
minimum 300mm freeboard allowance above the water levels of the ponds
taking into account a ‘worst case’ estimate in the increase in water level as a
result of the proposed development in a 1 in 100 year storm event (including a
40% allowance for climate change).
- Flood risk management measures will be put in place before the development
is first brought into use to ensure that the risk of flooding to other areas of the
site and areas downstream of the site is not increased as a result of the
proposed development including the use of ‘precautionary’ SuDS features
such as bio-retention rain gardens and swales to intercept and retain runoff
during storm events to slow down its rate of flow and progression to the pond
network.
Reason:- To reduce the risk of flooding to the proposed development and
future occupants and to prevent flooding by ensuring the satisfactory storage
and disposal of surface water from the site.

18.No phase of the development hereby permitted shall take place until a
Demolition and Construction and Environmental Method Statement has been
submitted to and approved in writing by the Local Planning Authority, which
shall include the following details:I.

the hours of work, which shall not exceed the following: Construction
and associated deliveries to the site shall not take place outside 08:00 to
18:00 hours Mondays to Fridays, and 08:00 to 13:00 hours on Saturdays,
nor at any time on Sundays or Bank Holiday;

II.

the arrangements for prior notification to the occupiers of potentially
affected properties;

III.

the responsible person (e.g. site manager / office) who could be
contacted in the event of complaint;

IV.

a scheme to minimise dust emissions arising from construction
activities on the site. The scheme shall include details of all dust
suppression measures and the methods to monitor emissions of dust
arising from the development.
The approved dust suppression
measures shall be maintained in a fully functional condition for the
duration of the construction phase;

V.

a scheme for recycling/disposal of waste resulting from the construction
works; Any waste material associated with the demolition or
construction shall not be burnt on site but shall be kept securely for
removal to prevent escape into the environment.

VI.

the parking of vehicles of site operatives and visitors;

VII.

the loading and unloading of plant and materials;

VIII.

the storage of
development;

plant

and

materials

used

in

constructing

the

IX.

the erection and maintenance of security hoarding including decorative
displays and facilities for public viewing, where appropriate;

X.

details of measures to protect the public footpaths and amenity of users
of the pubic footpaths crossing the site during the construction works.

All works shall be carried out in accordance with the approved details. Any
alteration to this Plan shall be approved in writing by the Local Planning
Authority prior to commencement of the alteration.
Reason: To protect the amenities of the area including residential amenity.
19. (i) Any amplified sound system used in connection with this permission
shall be installed with a suitably calibrated noise limiter so as to prevent the
transmission of noise and vibration into any neighbouring premises. The
details of the noise limiter should be submitted to and approved by the Local
Planning Authority before the wedding venue building is first brought into use.
This noise limiter should be maintained in accordance with manufacturer’s
instructions.

(ii) No amplified music shall be played outside buildings or residential
accommodation as set out in the application.
(iii) No music and/or any amplified sound shall be audible inside any
residential property in the vicinity of the development at the time of permission
being granted.
Reason:To ensure that the reasonable residential amenities of adjoining properties are
adequately protected from noise pollution.
20. The design and construction criteria for development of the relevant
buildings/premises shall have due regard for sound insulation and breakout
noise. The design criteria shall achieve sufficient sound reduction of 50db Rw
to ensure that the noise from the activities generated inside the fabric of the
relevant does not adversely impact the amenity of the area as set out in 6.12 of
Noise impact assessment(Technical report ref.31544R2 Sound Solution
Consultants).
Reason:To protect the local amenities from noise.
21. The machinery, plant or equipment including installed or operated in
connection with the carrying out of this permission shall be so enclosed
and/or attenuated that the noise generated by the operation of the machinery
shall not increase the background noise levels during day time expressed as
LA90 [1hour] (day time 07:00-23:00 hours) and/or (b) LA90 [15 mins] during
night time (night time 23:00-07:00 hours) at any adjoining noise sensitive
locations or premises in separate occupation above that prevailing when the
machinery is not operating. Noise measurements for the purpose of this
condition shall be pursuant to BS 4142:2014. The details and location of any
plant or machinery to be installed under this permission should be submitted
to and approved of in writing by the Local Planning Authority.
Reason:To safeguard the amenity of local residents and that of the surrounding area
from noise disturbance.
22. In the event that contamination is found at any time when carrying out the
approved development it must be reported in writing immediately to the Local
Planning Authority. Development should not commence further until an initial
investigation and risk assessment has been completed in accordance with a
scheme to be agreed by the Local Planning Authority to assess the nature and
extent of any contamination on the site. If the initial site risk assessment
indicates that potential risks exists to any identified receptors, development
shall not commence until a detailed remediation scheme to bring the site to a
condition suitable for the intended use by removing unacceptable risks to
human health, buildings and other property and the natural and historical
environment has been prepared, and is subject to the approval in writing of the
Local Planning Authority.
Reason:-

To ensure that risks from land contamination to the future users of the land
and neighbouring land are minimised, together with those to controlled
waters, property and ecological systems, and to ensure that the development
can be carried out safely without unacceptable risks to workers, neighbours
and other offsite receptors
23. No top soil/fill material is to be imported to the site until it has been tested
for contamination and assessed for its suitability for the proposed
development, a suitable methodology for testing this material should be
submitted to and agreed by the Local Planning Authority prior to the soils
being imported onto site. The methodology should include the sampling
frequency, testing schedules, criteria against which the analytical results will
be assessed (as determined by the risk assessment) and source material
information. The analysis shall then be carried out and validatory evidence
submitted to and approved in writing to by the Local Planning Authority.
Reason:-

To ensure that the proposed development meets the requirements of the
National Planning Policy Framework in that all potential risks to human health,
controlled waters and wider environment are known and where necessary
dealt with via remediation and or management of those risks.
24. The artificial lighting incorporated into this site in connection to this
application shall not increase the pre-existing illuminance at the adjoining light
sensitive locations when the light (s) is (are) in operation.
Reason:To protect the local amenities of the local residents by reason of excess of
illuminance.
25. Suitable ventilation and filtration equipment shall be installed to suppress and
disperse fumes and/or smell created from cooking activities on the premises. (The
equipment shall be effectively operated and maintained in accordance with
manufacturer's instructions for as long as the proposed use continues). Details of
the equipment shall be submitted to and approved by the Local Planning Authority
in writing prior to commencement of this development. Equipment shall be
installed and in full working order to the satisfaction of the Local Planning
Authority prior to the commencement of use.
Reason: To ensure that unsatisfactory cooking odours outside the premises are minimised,
in the interest of the amenity of occupiers of nearby properties.
26. There shall be no deliveries between the hours of 20.00 hours and 08.00
hours Monday to Saturday inclusive, and not between the hours of 20.00 hours
and 10.00 hours on Sundays and Public or Bank Holidays.
Reason:To safeguard the amenity of neighbouring residential occupiers.
27. The wedding venue buildings shall not be occupied by guests/visitors and
shall not be in operation outside the hours of 0900 to 0000.

Reason:To safeguard the amenity of neighbouring residential occupiers.
28. The hub and spa buildings shall not be occupied or be in operation outside
the hours of 0700 to 0000.
Reason:To safeguard the amenity of neighbouring residential occupiers.
29. No bonfires or fire pits shall be formed at any time anywhere within the site.
Reason:To protect the visual and residential amenities of the area
30. Prior to the commencement of the development hereby permitted, a written
scheme of archaeological investigation (‘the Scheme’) shall be submitted for
the written approval of the Local Planning Authority. The Scheme shall
provide details of the programme of archaeological works to be carried out
within the site, including post-fieldwork reporting and appropriate publication.
The archaeological site work shall thereafter be implemented in full in
accordance with the written scheme of archaeological investigation approved.
The development shall not be occupied until the site investigation and postfieldwork assessment has been completed in accordance with the written
scheme of archaeological investigation approved as part of the condition and
the provision made for analysis, publication and dissemination of the results
and archive deposition has been secured.
Reason:In the interests of the historical value of the site.
31. Before any part of the development is brought into use, ground source
heat pumps and solar/PV panels shall be provided in accordance with details
to be submitted to and approved by the Local Planning Authority.
Reason:In the interests of energy efficiency and the environment.
32. Any conditions recommended by the Coal Authority in the event that the
Coal Authority objection is removed.
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.
C. In the event that Coal Authority uphold their objection in response to the
revised Coal Risk Assessment Report sent to the Coal Authority on 28.11.19,
then the application is recommended for REFUSAL for the following reason:
1.It has not been fully demonstrated that all parts of the development would
not lead to any exacerbation of ground instability caused by historical coal

mining that could cause risk to public safety and harm the appearance and
amenities of the site and therefore the proposal would not comply with policy
SD1 of the Council’s adopted Core Strategy Development Plan Document or
Section 15 of the government planning guidance contained in the National
Planning Policy Framework (NPPF).
Informatives
1.The Council has sought (negotiated), via amendments to the scheme, a
sustainable form of development which complies with the provisions of paragraphs
186-187 of the NPPF.
2. The applicant is advised to take into account the comments of the Staffordshire
Police Crime Prevention Design Advisor which recommends crime prevention
measures to be undertaken as part of the development to minimise the opportunities
for crime to protect the development and its guests, visitors and other occupants of
the site.

