
STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL
PLANNING APPLICATIONS COMMITTEE

5th July 2018

Application 
No:

SMD/2018/0144

Location Croft House, Station Road, Alton
Proposal Change of Use from dwellinghouse (C3) to residential 

institution providing care for up to 3 children
Applicant Mrs Lesley Herne
Agent
Parish/ward Farley Parish Council Alton Ward
If you have a question about this report please contact: James Stannard  
tel: 01538 395400 ex 4298 james.stannard@highpeak.gov.uk

REFERRAL

1.0 The application has been referred to Planning Applications Committee by the 
Operations Manager for Development Services for consistency as a recent 
application similar to this one at Evergreen House, Dog Lane, Ipstones Edge 
(SMD/2018/0108) was considered by Committee in June.

1. SUMMARY OF RECOMMENDATION

Approve with Conditions

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site comprises an area of land east of Farley Lane, Alton. The 
site address is recorded on the Application Form as being on Station Road. 
However the Location Plan clearly shows the site lying adjacent to Farley 
Lane, approximately 1km north of the centre of Alton village, within the Alton 
Conservation Area.

2.2 The site contains a large three storey detached residential dwelling (C3 Use 
Class) named ‘Croft House’, with associated amenity garden area and is 
accessed from Farley Lane via a private access. 

2.3 The public highway runs in a north to south direction to the west of the site. 
The Old Mill building and old railway line lies to the north, whilst to the east 
are three smaller properties, the closest of which is ‘The Bungalow’ which 
shares its western boundary with the site. The other two properties are ‘Willow 
Cottage’ and ‘Diamond Villa’.  



3. DESCRIPTION OF THE PROPOSAL

3.1 The application submitted on behalf of Vitality Care, a registered Ofsted 
provider, which is seeking permission for a change of use from an existing 
residential dwelling (C3 Use Class) to a Residential Institution (C2 Use Class) 
which would provide care for up to 3 children. 

3.2 As set out within the submitted Statement of Purpose document, the home 
would care for children aged 8-18 years who present social, emotional, and 
behavioural difficulties, and for children will complex needs including 
sexualised behaviour and mental health. The home would provide an 
environment for children and young people to learn and grow in an 
environment that provides stability, security, structure, routine, and life 
experience.

3.3 The submitted plans show that the building would be converted resulting in a 
ground floor which comprises a resident bedroom; a staff bedroom; a sitting 
room; dining and kitchen area; with a first floor comprising a second residents 
bedroom and bathroom; and a third floor serving a third residents bedroom 
and second staffing bedroom. No external changes or alterations are 
proposed to the building.

3.4 The organisational and staffing structure is stated as being a minimum of 1:1 
and a ratio of 2:1 where necessary in order to meet the needs of the young 
people.

4. RELEVANT PLANNING HISTORY

4.1 The site has formed part of the following previous planning applications:

SMD/1991/0232 Extension to form Granny flat (Approved 18/12/91)

SMD/1993/0267 Section 63 application to retain boundary fence (Refused 
20/12/93)

5. PLANNING POLICIES RELEVANT TO THE DECISION

5.1 The Development Plan comprises of:

 Saved Local Plan Proposals Map / Settlement Boundaries (adopted 1998).
 Core Strategy Development Plan Document (adopted March 2014)

Staffordshire Moorlands Local Plan (1998)

5.2 Development boundaries within the 1998 Adopted Local Plan are still in force 
until such time as they are reviewed and adopted through the site allocations 
process.

Adopted Staffordshire Moorlands Core Strategy DPD (26th March 2014)



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

 SS1 Development Principles
 SS1a Presumption in Favour of Sustainable Development
 SS6c Other Rural Areas Strategy
 R1 Rural Diversification
 DC1 Design Considerations
 DC2 The Historic Environment
 SD4 Pollution and Flood Risk

National Planning Policy NPPF

5.4 The following parts of the National Planning Policy Framework are relevant to 
this application:- 

 Achieving Sustainable Development Paragraphs 1-17
 Requiring Good Design Chapter 7
 Conserving and enhancing the historic environment Chapter 12

6. CONSULTATIONS CARRIED OUT

Press Notice expiry date:    30th May 2018
Site Notice expiry date:      24th May 2018
Local residents have been notified by letter. 

SMDC Conservation Officer

No external alterations are suggested therefore I have no comments on the change 
of use. Please make the applicant aware that any external changes may require 
planning permission given the position within the Conservation Area and close 
proximity to Listed Buildings.

SCC Flood Risk Management Team

The site is not within the uFMfSW 1 in 100 year outline and there are no recorded 
flooding hotspots within 20m. There is an Ordinary Watercourses within 5m, 
however, there appears to be no building works planned which will affect the 
watercourse. As there will be no change to the impermeable area, there will be no 
change to the surface water runoff generated by the site.

The site is within the uFMfSW 1 in 1000 year outline, indicating low risk of surface 
water flooding. The applicant may therefore wish to consider flood resilience 
measures to the building. The Flood Team have no further comments to offer on this 
application.

The site is within the Environment Agency Flood Zone 3, indicating risk of fluvial 
flooding from the River Churnet (Main River). As the EA are statutory consultee upon 
all proposed developments within Flood Zones 2 and 3, it is envisaged that the 
Environment Agency will comment on the flood risk vulnerability, flood depths and 
suitability of the proposal in flood risk terms.



Staffordshire Police

Staffordshire Police have submitted a letter of objection to the proposal. The grounds 
of objection are summarised below:

- Children placed in these homes tend to present many issues for the immediate and 
wider community, especially with regards to anti-social behaviour. There have been 
notable spikes in incident reports in relation to particular individuals or homes

- Policing experience is one of frequent episodes of children absconding from LAC 
homes and being reported missing. For example, there were 15 such incidents 
recorded against one Staffs Moorlands home during a six week period last summer

- It is the contention of Staffordshire Police that there are already a sufficiently high 
concentration of such LAC homes in the Staffordshire Moorlands, some which can 
and do produce problems for the community and the policy. Increasing that 
concentration is therefore considered undesirable.

7. OFFICER COMMENT AND PLANNING BALANCE 

Key Issues

 Principle of Development
 Impact on Heritage Assets
 Flood Risk
 Design
 Amenity

Principle of Development

7.1 The proposed change of use would introduce a new care home facility for 
children with problematic backgrounds and is considered to bring with it 
positive social benefits.

7.2 The site is situated outside of the development boundary of Alton in the 
countryside and within the Alton Conservation Area. The site is also located 
within Flood Zone 3. As such, the application is subject to policies SS6c, R1, 
DC2 and SD4 of the Staffs Moorlands Core Strategy and restrictive policies 
relating to Flood Risk contained within Chapter 10 and heritage conservation 
contained within Chapter 12 of the NPPF.

7.3 Policy SS6c allows for the conversion of an existing rural building where it 
would meet an essential local need in accordance with policies R1 and R2. 
Policy R1 allows for the commercial use of a rural building providing it does 
not harm the rural character and environmental quality of the area.

7.4 Subject to the application demonstrating that there would be no increase in 
flood risk and that the proposed change of use would not result in any harm to 
the character and appearance of the building or wider conservation area, the 



principle of development is considered to be acceptable subject to all material 
considerations.

Impact upon Heritage Assets

7.4 Croft House is a large detached property that is relatively secluded from the 
public highway. No external extensions or alterations are proposed as part of 
this change of use to a residential institution. The Conservation Officer has no 
objections to the scheme, and has asked for it to be made clear that any 
external works are likely to require planning permission.

7.5 In light of the above, it is considered that the proposed change of use would 
not result in any adverse harm to the character and appearance of the 
building or Alton Conservation Area in compliance with policy DC2 of the Core 
Strategy and relevant policies within Chapter 12 of the NPPF.

Flood Risk

7.6 The site is located within Flood Zone 3 as referred to by the Staffordshire 
County Council Flood Risk Management Team. As the application consists of 
minor development and lies in excess of 20m from the bank of a main river, 
the Environment Agency have not been consulted on this application.

7.7 The proposed change of use does not include any increase in floor area and 
therefore there would be no further increase to flood risk either on site or 
elsewhere in the district. The application is therefore in accordance with policy 
SD4 of the Core Strategy and relevant policies within Chapter 10 of the 
NPPF.

Design

7.8 Policy R1 of the Core Strategy allows for the conversion of a rural building for 
commercial purposes providing it would not result in any detrimental harm to 
the rural character and environmental quality of the area. 

7.9 Policies SS1 and DC1 of the Core Strategy sets out the design principles for 
all new development proposals and requires development to be of a high 
quality design which contributes positively to an area, through its scale, 
density, layout, character and appearance.

7.10 The application does not include any external alterations to the existing 
building and as a result the character and appearance of the building and 
wider rural landscape will be retained, in line with policies SS1, R1 and DC1 
of the Core Strategy and Paragraph 56 of the NPPF. 

Amenity

7.11 Policy DC1 of the Core Strategy requires that all developments should protect 
the amenity of the area, including residential amenity, in terms of satisfactory 



daylight, sunlight, outlook, and privacy. Policy SD4 of the Core Strategy 
relates to amenity with regards to pollution, which includes noise.

7.12 As shown on the proposed plans, the proposed change of use would see up 
to 3 x children reside at the property with accommodation present for up to 2 x 
members of staff.  

7.13 No objections have been received from any neighbouring properties or 
members of the general public. In comparison to other institutions such as 
larger schools in built up residential areas, and the associated noise that 
would occur for example at playtimes, this proposed use is thought to result in 
negligible impacts.

7.14 Staffordshire Police have objected to the application on the grounds of 
cumulative impacts when taking into account other similar care homes in the 
district, and other related incidents which include anti-social behaviour and 
children absconding and being reported missing.

7.15 In response to this objection, the applicant has submitted a statement and 
accompanying information which sets out the policies and procedures that are 
in place to handle challenging circumstances and behaviours. 

7.16 The statement asks that for consideration to be given to the fact that not all 
children placed in residential homes are involved in such anti-social behaviour 
and that specific procedures and policies are in place in line with relevant 
government legislation to effectively manage such issues. The submission 
also states that al placements have an initial 28 day assessment which allows 
for the home to see how the young person has settled and identify any other 
risks that were previously unknown. The statement also highlights that Vitality 
Care would be managed and staffed with very experienced and qualified staff.

7.17 A C2 use is essentially a residential one which is not incompatible with other 
nearby residential uses or the rural area. Problems arising from the behaviour 
of children could occur as a result of any residential use and are essentially a 
management issue for staff / carers to deal with. Due to the low number of 
children which would be residing at this home, and in light of the further 
information provided by the applicant with regards to specific policies and 
procedures, it is not considered that the cumulative impacts of such care 
homes and potential anti-social behaviour are reasonable or sustainable 
grounds for an objection to this proposal, especially given that every individual 
is different. 

7.18 It is therefore considered that the application would not result in any 
significant adverse harm to the amenity of neighbouring properties or the 
wider community, in line with policy DC1 of the Core Strategy.

Planning Balance/Conclusion

7.19 The application seeks permission for the proposed change of use at Croft 
House, Station Road, Alton from a residential dwelling (C3 Use Class) to a 



residential institution (D2); a care home for children between the ages of 8 
and 18 with social, emotional and behavioural difficulties.

7.20 The introduction of such an institution will result in positive social benefits for 
the wider community, supporting the aims of Chapter 8 of the NPPF which 
highlights that the planning system can play an important role in creating 
healthy inclusive communities.

7.21 The site is located within the Alton Conservation Area and within Flood Zone 
3, and is therefore subject to relevant policies within the Staffs Moorlands 
Core Strategy and restrictive policies contained within Chapters 10 and 12 of 
the NPPF. The presumption in favour of sustainable development is not 
automatically engaged.

7.22 An assessment of the application has found that there would be no increase 
in footprint and no external alterations to the building, therefore not leading to 
any increase in Flood Risk, in accordance with policy SD4 of the Core 
Strategy and Chapter 10 of the NPPF, and not resulting in any adverse harm 
to the character and appearance of the building or wider conservation area, in 
line with policy DC2 of the Core Strategy and Chapter 12 of the NPPF.

7.23 The lack of external alterations will ensure that there are no adverse impacts 
to the character and appearance of the building, the wider street scene, and 
rural character of the area, in accordance with policies SS6c and R1 of the 
Core Strategy.

7.24 It has been concluded that in accommodating up to a maximum of 3 x children 
at any one time, there would not be any adverse harm by way of noise or any 
other aspect of residential amenity to neighbouring properties or the wider 
area, in line with policies DC1 and SD4 of the Core Strategy. Policies and 
procedures are in place to ensure that issues can be managed effectively.

7.25 In conclusion, the proposed use will deliver an residential institution which will 
bring with it positive social benefits, providing a facility for vulnerable 
members of society, aligning with one of the key aims of planning system set 
out at paragraph 17 of the NPPF.

7.26 There are no adverse impacts which significantly or demonstrably outweigh 
the social benefits of the application, and therefore in line with policy SS1a of 
the Core Strategy and paragraph 14 of the NPPF, it is recommended the 
application be approved subject to appropriate conditions.

8.  RECOMMENDATION

A. Approve subject to the following Conditions:

1. The development hereby permitted shall be begun either before the 
expiration of three years from the date of this permission, or before the 
expiration of two years from the date of approval of the last of the 
reserved matters to be approved.



Reason:- To comply with the provisions of Section 92 of the Town and 
Country Planning Act 1990 (As Amended).

2. The residential institution hereby approved shall be limited to that of a 
children’s residential care home which will accommodate a maximum of 
3 x children and 2 x members of staff at any one time. There shall not be 
at any time changes or variations to this use, including any changes to 
another use that might otherwise fall within Class C2 of the Use Classes 
Order 1987, unless otherwise agreed in writing by the local planning 
authority.  

Reason: For the avoidance of doubt and to ensure that full planning 
control over any subsequent change and potential amenity impact

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 Operations Manager – 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.




