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STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL 
PLANNING APPLICATIONS COMMITTEE 

 

8th September 2022 
 

Application 
No: 

SMD/2021/0672 

Location The Caravan, Cheadle Road, Alton 
Proposal Change of use of land to provide for 14 touring caravans 

pitches with separate camping/open space; facilities building 

and reception and associated works. 

Applicant Mr Finney 
Agent Sammons Architectural Ltd 
Parish/Ward Alton Parish / Alton Ward Date registered 19/10/2021  
If you have a question about this report please contact: Mr. B. Hurst 

benjamin.hurst@staffsmoorlands.gov.uk  

 
REFERRAL 

 

The application is before committee because there have been numerous 

objections to the proposal and the development would be locally contentious.    
 
SUMMARY OF RECOMMENDATION  
 
 
APPROVE SUBJECT TO CONDITIONS 
 

 
 
1. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS 
 

1.1 Located around 1.5 miles from the village of Alton, the site is a narrow 
field that runs parallel with Cheadle Road in a rural countryside area, known 

as the Churnet Valley. The site is on a rural road between Alton and Cheadle. 
Along this road, there is a rural settlement pattern with scattered farmsteads 

and cottages, woodlands and grazing fields over undulating land. Adjacent to 
the east is the Peakstone’s Inn, a public house with some caravan lodgings. 
The land is relatively level where the development is proposed, although it 

drops steeply at the back of the site to both an ancient woodland, known as 
Moss Bank, and semi-natural ancient woodland, which is included in 

Dimmings Dale and the Ranger Site of Special Scientific Interest (SSSI). 
Opposite the site is a farm and associated outbuildings that rise from the 
roadside. 
 
2. DESCRIPTION OF THE PROPOSAL 

 

2.1 The proposal is to use the land for touring caravans and tents, and 

provide an amenities block, reception building and gas storage. Hardstanding 
would be laid for the 14 proposed caravan pitches along with an internal 

access road and additional parking. Access would be from the current access 
point, with widening and upgrades to the visibility splays proposed. 
 

mailto:benjamin.hurst@staffsmoorlands.gov.uk
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2.2 The proposal is presented with this repeat attempt application after a 
previous proposal (SMD/2019/0459) was refused and dismissed at appeal, 

13th August 2020. In summary, the Inspector found that the proposal would be 
compliant with the Council’s tourism strategy and would have an acceptable 

impact on the character and appearance of the area. However, they found 
that there was insufficient information relative to the effects of the proposal on 
the natural environment and protected species.   This application attempts to 

address the Inspector’s comments with improved survey information and 
mitigation measures.  
 

2.3  The application, the details attached to it, including the plans, any 

comments made by residents and the responses of consultees can be found 
on the Council’s website at:- 
 
http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?
PKID=151986  
 
 
3. RELEVANT PLANNING HISTORY  

SMD/2016/0171 Caravan Site. Refused.  
SMD/2017/0819 Caravan Site. Refused. 

SMD/2019/0459 Caravan Site. Refused and Dismissed at Appeal.  
 
4. PLANNING POLICIES RELEVANT TO THE DECISION 
 

4.1 The following Staffordshire Moorlands Local Plan policies are relevant to 
the application:- 
 

Local Plan Development Plan Document (Adopted 2020) 

S01  Spatial Objectives 
SS1  Development Principles 
SS10 Other Rural Area Strategy 

SS11 Churnet Valley Tourism Strategy  
E4 Tourism and Cultural Development 

DC1  Design Considerations 
DC3 Landscape Character  
NE1 Biodiversity 

T1 Development and Sustainable Transport 
 

4.2 The National Planning Policy Framework is relevant in the consideration 

of the application, including sections; 
 
Section 2:   Achieving sustainable development 

Section 4:   Decision making 
Section 6:   Building a strong, competitive economy 

Section 9:  Promoting sustainable transport 
Section 15:   Conserving and Enhancing the Natural Environment 
 
 
 
 

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=151986
http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=151986
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5. CONSULTATIONS CARRIED OUT 

 

5.1 A Site notice has been displayed, neighbouring properties notified and 
any additional, relevant parties. 

 
Site notice – Consultation period expired 22/12/21.  
 

Neighbour notification – Consultation period expired 22/12/21.  
  

 
Public Comments  
 

20 Objectors have submitted comments. Key points are summarised below:  

 Increase the use of a dangerous access arrangement 

 Adverse visual appearance and harm to the character of the landscape 

 Harm to wildlife, the adjacent SSSI and ancient woodland 

 Remote from shops and facilities 
 

Town / Parish Comments 

 
Alton Parish Council: Object. Use of dangerous access would jeopardise road 

safety. Also the ecological and environmental impact is not clear. 
 
 

Staffordshire County Council Highways 
 
No objection subject to conditions requiring access improvements to be made 

with specified visibility splays, bound surfacing rear of the carriageway edge, 
and provision of on site parking.  
 

Environmental Health 
 

No objection subject to conditions seeking to control: 

 

 Noise from campers – voice and music 

 Floodlighting 

 Surface water / sewage 

 Health and safety (occupier)  
 

Forestry Commission 
 

Ancient woodlands are irreplaceable. They have great value because they 
have a long history of woodland cover, with many features remaining 
undisturbed. This applies equally to Ancient Semi Natural Woodland (ASNW) 

and Plantations on Ancient Woodland Sites (PAWS). 
 

It is Government policy to refuse development that will result in the loss or 
deterioration of irreplaceable habitats including ancient woodland, unless 
“there are wholly exceptional reasons and a suitable compensation strategy 

exists” (National Planning Policy Framework paragraph 180c). 
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We suggest that you take regard of any points provided by Natural England 

about the biodiversity of the woodland. 
 

Staffordshire Wildlife Trust 
 

No objection subject to conditions.  
 

Natural England 

 
No objection subject to appropriate mitigation being secured. They consider 
that without appropriate mitigation the application would damage or destroy 

the interest features of the Dimmings Dale & The Ranger Site of Special 
Scientific Interest. 

 
In order to mitigate these adverse effects and make the development 
acceptable, the following mitigation measures are required / or the following 

mitigation options should be secured: 
• The measures set out in the planning proposal site plan submitted to the 

LPA by the Applicant’s agent in an emailed dated the 9 March 2022 namely 
the buffer zone, stockproof fence and foul drainage proposals. 
• Detailed habitat and landscape plan for the buffer zone. 

• Detailed surface water drainage 
 

Severn Trent Water 
 

No objections to the application. As the proposal has minimal impact on the 
public sewerage system there are no objections to the proposals and no 

drainage condition needs to be applied. 
 
6. OFFICER COMMENT AND PLANNING BALANCE  
 
Policy Context and Principle of Development 
 

6.1  The Planning Inspector, in consideration of the appeal, assessed the 

scheme against the Core Strategy (the adopted development plan at the 
time). However, the Local Plan was emerging and had been found sound by 

the examining inspector and therefore, the appeal Inspector placed 
substantial weight on those emerging Local Plan policies that are now 
adopted. With consideration for both, therefore, the appeal inspector did not 

identify any material difference between the relevant development plan 
policies adopted at the time and the equivalent Local Plan policies.    

 
6.2 The Inspector noted that in the countryside outside the villages and 
towns the ‘other rural area’ strategy in the development plan (SS6c of the CS 

and SS10 of the LP) promotes sustainable tourism - tourist opportunities to be 
enhanced by supporting sustainable tourism developments in the Churnet 
Valley, in accordance with the Churnet Valley Strategy (SS7 of the CS and 

SS11 of the LP).  The Churnet Valley strategy identifies the Churnet Valley as 
an area for sustainable tourism and rural regeneration, supported by the SPD. 

Policy SS11 sets out that support will be given to short stay and long stay 
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visitor accommodation. In these respects, the Inspector noted the accessibility 
of the location, and this policy support for the proposal. They considered that, 

furthermore, people staying in an area for tourism purposes are likely to 
spend time and money in that area, irrespective of where they choose to 

accommodate themselves. They considered the site to be close to both Alton 
and Cheadle and in the Churnet Valley, which has numerous attractions such 
as Alton Towers, as detailed in the SPD. 

 
6.3 Additionally, the Inspector noted a specific provision in the old Core 

Strategy policy E3, Tourism and Cultural Development, which stated that 
permission will be granted for sites for camping and touring caravans provided 
they are well screened, sited and designed and have good access. While the 

equivalent Local Plan Policy (E4) does not have that specific provision 
relevant to caravan sites, its support for new tourist accommodation is more 

general in its scope, overall the intent, provisions and caveats of the adopted 
policy are broadly the same. The replacement policy does not impose any 
new restriction or limitation that would fundamentally place the proposal at 

odds with the development plan.  
 

6.4 The Council has previously offered counter arguments on these points 
of principle, all considered by the appeal Inspector. Since the appeal was 
determined circumstances have not materially changed and there are no new 

considerations that obviously require redetermination or might clearly 
outweigh the conclusions and findings of the appeal Inspector in these 

regards.    
 

Impact on the Character and Appearance of the Area 

 
6.5 The proposal would result in a permanent change to the site owing to 
the erection of the amenity and reception buildings along with the access road 

and pitch hardstanding. The layout of the site, the proposals to supplement 
landscaping and the extent to which structures would be provided or would be 

transient on the site, and ultimately the development’s impact on the 
landscape and the character and appearance of the area, would be materially 
the same as that which was previously proposed and considered by the 

Planning Inspector.  
 

6.6 The Inspector noted that the buildings would be timber clad, low level 
and set considerably back from the road. They concluded that, given the 
modest size and design, they would not appear incongruous or unusual in this 

rural setting and would cause no unacceptable level of harm, respecting the 
site and its surroundings.  

 
6.7 The Inspector thought that the hardstanding and access road within the 
site would not cause any significant effect given the existing and proposed 

planting and the nature of this development, noting a proposed 
comprehensive landscaping scheme for the boundary with the road and to the 

rear of the site that would ameliorate the effect.  
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6.8 Acknowledging the roadside location and the general visual 
prominence of caravans and tents, the Inspector felt that the effect of a visible 

change from the roadside and other vantage points would reduce over time as 
the landscaping proposed matures, and that existing roadside planting was 

moderately mature and offered an existing level of screening. 
 
6.9 They additionally noted that, caravans and tents would be transient and 

seasonal in nature and though clearly more popular in summer months, the 
visual effect of them would be ever changing. They reasoned that it is also not 

unusual to find tourism facilities such as this proposal in rural areas, and the 
caravans and tents would not appear alien, particularly as the scale of the 
development is small.  

 
6.10 Therefore, the Inspector concluded, whilst the visual effect of the 

caravans and tents would be noticeable from the roadside, with the 
landscaping proposed, the transient and seasonal nature of the use and small 
scale of development; the effect would not be detrimental to the special 

quality, unique character and amenity value of the local and wider landscape. 
 

6.11 The proposed access changes – widening of the access is proposed to 
enable suitable visibility splays. Although there would be a change to the rural 
verges and roadside edge, the Inspector did not consider that this would be 

overly harmful given that low level planting could take place once complete. 
Furthermore, removal of the existing landscaping to facilitate the access 

would not take place across the entire frontage of the site and could be 
replaced following completion with mature specimens outside the visibility 
splay. The inspector noted other wider access points on Cheadle Road and 

concluded that upgrading of the access point would not result in an overly 
urban or harmful change to the area. 

 
6.12 Consequently, in the Inspector’s conclusion the proposal would have 
an acceptable effect on the character and appearance of the area. This would 

be compliant with Policies DC1, DC3, SS10, SS11, and E4 of the Local Plan. 
Together, these policies seek to ensure well designed development that 

protects local landscapes, promoting new sustainable tourism. In these 
regards the Inspector also found that the proposal would also be compliant 
with the Churnet Valley Masterplan Supplementary Planning Document 

(March 2014) (SPD), which seeks to identify opportunities and measures to 
help regenerate and manage the important rural area based around 

sustainable tourism. 
 

Ecology and Biodiversity 

 
6.13 Preliminary Ecological Appraisals detailed that the habitats present 
onsite offer suitable great crested newt (GCN) terrestrial habitat. There are 2 

ponds located within 250m of the site boundary, and the PEAs sets out that 
additional surveys would be required. These include a Habitat Suitability Index 

assessment of a pond located around 125m to the west and a 
presence/absence survey of a pond located about 160m to the south. 
Furthermore, the PEA detailed that the habitats onsite are generally 



 7 

considered suitable for reptile species; grass snake, common lizard and slow 
worm in particular. The site is well connected to the wider landscape via the 

woodland and SSSI to the north, hedgerows, dry stone walls and tree lines, all 
features which have the potential to facilitate commuting reptile species. All 

matters which were acknowledged by the Planning Inspector and they 
reasoned that it is essential that the presence or otherwise of protected 
species, and the extent that they may be affected by the development, must 

be established before the planning permission is granted, otherwise all 
relevant material considerations may not have been addressed in making the 

decision.  
 
6.14 The previous application offered very limited information on the effect of 

the proposal on the ancient woodland and the SSSI. SSSIs are protected 
under the Wildlife and Countryside Act 1981 from damaging operations, 

including development proposals. It was not clear therefore whether a 
proposed buffer zone with planting and fencing would be appropriate to 
mitigate the effect of development. In the absence of additional surveys and 

information, the Inspector applied the precautionary principle and found that 
the proposal would cause harm to GCNs and reptiles and the Ancient 

woodland and the SSSI.   
 
6.15 With this repeat application, that addresses the Inspector’s concerns in 

these regards, the submission includes a full reptile survey, an updated 
appraisal and detailed mitigation measures which include an appropriately 

landscaped buffer zone. Staffordshire Wildlife Trust and Natural England have 
both been consulted and have been able to respond without objection subject 
to conditions that secure the appropriate mitigation and further detail and 

specification relevant to the proposed buffer zone as a means of mitigating for 
a loss of, and enhancing opportunity for, biodiversity.     

 
6.16 Therefore, the proposal can now be assessed to have an acceptable 
effect upon the natural environment and protected species. Staffordshire 

Wildlife Trust have withdrawn an objection and consultation with Natural 
England and the Forestry Commission confirm that, with consideration of 

additional surveys and a scheme of mitigation, they do not object. In this 
regard, the proposal would not conflict with Policy NE1 of the Staffordshire 
Moorlands Local Plan Development Plan Document; which aims to produce a 

net gain in biodiversity, protecting and enhancing habitats and species of 
principal importance, and to conserve and enhance any SSSIs. There would 

not be any conflict with the Framework which seeks to conserve and enhance 
the natural environment minimising impacts on and providing net gains for 
biodiversity, including by establishing coherent ecological networks that are 

more resilient to current and future pressures. 
 
Highways/Access 

 

6.17 The proposed changes to the access would achieve suitable visibility 
splays and the local highways authority do not object. Removal or relocation 

of the telegraph pole would be at the expense and investigation of the 
developer, and this would not warrant withholding planning permission. 
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Amenity  

 
6.18 Some of the objections have raised concerns over disturbance from 

noise and potential littering. However, the development would not be 
obviously harmful in these respects. The site does not have an immediate or 
close proximity to existing residential properties. The Environmental Health 

Officer suggests conditions to control lighting schemes and to prevent 
amplified sound/music from being audible beyond the site boundary.  Under 

normal use camping and caravan sites are generally quite successfully self-
policed under strict site rules, and this of course is primarily out of respect for 
other campers on the site. Similarly, rubbish and waste is normally collected 

and disposed of diligently to maintain a pleasant on site environment. Impacts 
in these regards were not identified as reasons to reject the scheme by the 

Planning Inspector.  
 
Conclusion and Planning Balance  

 
6.19 An appeals Planning Inspector has already determined, in spite of the 
Council’s objection and counter argument, that the proposal would have an 

acceptable effect upon the character and appearance of the area, supporting 
sustainable rural tourism and having an economic benefit; and, with access 

improvements there would not be a danger imposed on road users.  
 
6.20 It is considered that on site management would provide the reasonable 

protection for the living conditions and amenity of nearby residents beyond the 
site boundary.   
 

6.21 With this application, that includes additional survey and details of 

mitigation, further consultation with Staffordshire Wildlife Trust, Natural 
England and The Forestry Commission, has confirmed that an objection 

based on harm to ecology and biodiversity could no longer be sustained.   
 
 

7. OFFICER RECOMMENDATION 

 
A. That Full Planning Permission is APPROVED subject to the 

following conditions and advisory notes. 

 
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 site shall only be used seasonally each year between April 1st and 
September 30th. The use of the land as a caravan site shall only be limited to 

that of no more than 14 transient touring caravans at any one time, occupied 
only by persons who are on holiday and have their main or sole residence 
elsewhere. No touring caravan shall remain on the application site for a period 

in excess of 3 weeks and once a caravan is removed from the application site 
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it will not return to it for a period of at least 4 weeks. 
 
 

Reason:- To ensure that the use is seasonal and the presence of caravans is 
transient in the interests of minimising the visual impact of the site within the 
landscape.   

 
3. Before the site is brought into use, the site and all works and 

landscaping shall be set and carried out in accordance with the revised plans 
referrenced and numbered LOCATION PLAN 2013-1910-03 Rev. B, SITE 
PLAN 2013-1910-02 Rev. D, and AMENITY BUILDING + RECEPTION 2013-

1910-04 Rev. C that were first submitted on the 9th March 2022. The site 
works and all landscape planting shall therefafter be retained and maintained 

in accordance with that plan throughout the life of the development. The 
facilities and reception buildings shall only be provided in accordance with 
drawing numbered 2013-1910-04C and shall be treated in a dark natural 

wood stain. 
 

Reason:- To ensure a satisfactory appearance.   
 
4. Before the site is brought into use, the visibility splays and access 

improvements shown on SITE PLAN numbered 2013-1910-02 Rev. D shall be 
provided and thereafter maintained throughout the life of the develeopment 

with nothing planted, erected and/or allowed to grow within the splay that 
exceeds 0.6 metres in height above the adjacent carriageway level. 
 

Reason:- To comply with NPPF Paragraph 111; to comply with SMDC Local 
Plan Policy DC1; in the interests of highway safety. 
 

5. Before the site is brought into use the access shall be improved and 
the drive rear of the public highway shall be surfaced and thereafter 

maintained in a bound and porous material for a minimum distance of 30m 
back from the carriageway edge in accordance with the approved plan 2013-

1910-02 D. 
 

Reason:- To comply with NPPF Paragraph 111; to comply with SMDC Local 

Plan Policy DC1; in the interests of highway safety. 
 

6. Before any works associated with the development are carried out and 
the site is brought into use, a detailed landscaping/ habitat creation scheme 
showing adequate buffer to ancient woodland and tree root protection areas, 

with the proposed buffer marked from the edge of the ancient woodland, and 
the detail of roadside hedgerow planting, shall be submitted to and approved 

in writing by the Local Planning Authority. The scheme shall include details of 
tree planting in scattered patterns and small groups in an appropriate mix of 
oak, birch and rowan to reflect those present on the ancient woodland. The 

scheme shall thereafter, be planted, implemented and managed in 
accordance with timescales and long-term management plans to be included 

as part of that scheme and as approved by the Local Planning Authority.       
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Reason:- To protect and enhance ecology and biodiversity   
 

7.  Before any works associated with the development are carried out and 
the site is brought into use, a badger walkover survey prior to works 

commencing shall be carried out, and an Ecological Construction 
Management Plan (ECMP), to include Reasonable Avoidance Measures 
(RAMs) for: 

 badgers and other mammals; 

 reptiles; 

 great crested newts; 

 nesting birds; and 

 Pollution prevention  

Shall be submitted to an approved in writing by the Local Planning Authority. 

The approved ECMP shall be implemented and observed with works only 

carried out in full accordance with that ECMP.  

Reason:- To protect and enhance ecology and biodiversity   
 

8. Before any works associated with the development are carried out and 

the site is brought into use, a Habitat Management and Monitoring Plan, to 
include an updated Biodiversity Impact Assessment and baseline/post 
intervention habitat plans, to deliver a net gain in biodiversity proportionate to 

the size and scale of the development. The supplied Biodiversity Impact 
Assessment should show a comfortable net gain of over 20% for habitats and 

100% for hedgerows. The approved Habitat Management and Monitoring 
Plan shall thereafter be implemented, carried out and observed accordingly.  
 

Reason:- To protect and enhance ecology and biodiversity   
 

9. No light source, lamp or system of lighting shall be installed anywhere 

on the ground or attached to any tree, post or other structure, unless it forms 

part of a ‘sensitive lighting scheme’, designed to avoid light spill onto the 

woodland edge, that has been first submitted to and approved in writing by 

the Local Planning Authority.  Thereafter the lighting shall be installed in 

accordance with the approved details and retained in accordance with those 

details.  

Reason:- To protect and enhance ecology and biodiversity   
 

10. Before any works associated with the development are carried out and 

the site is brought into use, a drainage plan using open SuDs infiltration 
features and minimising impacts within buffer zone shall be submitted to and 

approved in writing by the Local Planning Authority. The drainage scheme 
shall be implemented accordingly before the site is brought into use.  
 

Reason:- To minimize impacts on the buffer zone 
 

11. There shall at no time be any campfire, charcoal BBQ, or any other fire 

lit or burning on the site at any time.  
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Reason:- To protect and enhance ecology and biodiversity   

 
12. The site shall only operate and be used under rules and regulations 

that are set out in a site management plan (to include measures to control 
noise, litter and disposal of waste) that shall first be submitted to and 
approved in writing by the Local Planning Authority. Compliance with the 

approved management plan shall be monitored and enforced by site 
management on a daily basis throughout the life of the development.  

 
Reason:- To protect the amenity and living conditions of site users and 
nearby residents.   

 
13.  The development hereby permitted shall be carried out in accordance 

with the following approved plans: tbc 
 
Reason:- For the avoidance of doubt and in the interests of proper planning, 

in accordance with the National Planning Policy Framework.  
 

Informative    

The proposed development is judged to be of suitable design and meets the 
tests of sustainability in planning.  There are not judged to be any adverse 

implications for neighbours or wider public amenity and street scene.  As the 
application was considered acceptable there was no need for any negotiation 

or amendment as would otherwise be advocated within the National Planning 
Policy Framework paragraph 38. 
 

The proposal to construct the bell mouth shall require a Highway Works 
Agreement with Staffordshire County Council. The applicant is requested to 

contact Staffordshire County Council in order to secure the Agreement. The 
link below is to the Highway Works Information Pack including an application 
form. Please complete and send to the address indicated on the application 

form or email to (road.adoptions@staffordshire.gov.uk). The applicant is 
advised to begin this process well in advance of any works taking place in 

order to meet any potential timescales. 
https://www.staffordshire.gov.uk/Highways/highwayscontrol/HighwaysWorkAg
reements.aspx 

Highways Agreements - Staffordshire County Council 
 

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/in 
formatives/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. 
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Site Plan  

 

 


