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1 INTRODUCTION 

1.1 This Statement of Common Ground (“SoCG”) has been prepared in respect of an appeal 

by Laver Leisure (Oakamoor) Ltd (“the Appellant”) against Staffordshire Moorlands 

District Council’s (“the Council’s”) decision to refuse reserved matters permission 

(Application Reference: SMD/2019/0646) for Phase 1 of the leisure development at 

Moneystone Quarry (“the Appeal Site”) ("the Reserved Matters Application”). 

1.2 This SoCG deals with planning matters and details areas of agreement and disagreement 

between the Appellant and the Council to help the Inquiry focus on the key issues. 
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2 DESCRIPTION OF THE SITE AND AREA 

2.1 The following is agreed between the Appellant and the Council as being a description of 

the site, its setting and the wider context. Further detail can be found in both the 

Appellant’s Statement of Case and the officer report to committee, and it is agreed that in 

both cases the Appeal Site’s description is accurate.  

Appeal Site Setting 

2.2 The former Moneystone Quarry is irregular in shape and extends to 48.425 hectares 

(119.66 acres) in area. It is located approximately 1.6km south east of Whiston, 2km north 

west of Oakamoor, and 11km south of Leek and is accessible via Eaves Lane that 

connects to the A52 and the wider highways network. 

2.3 The Appeal Site’s wider landscape context is rural in nature, consisting of rolling 

moorland, with a few scattered farms and residential properties. The predominant land 

use is as grazing land, although there are some areas of woodland (mixed and 

broadleaved). The quarry has been a feature of this landscape for over 70 years.  

2.4 The Appeal Site is within 5km of several other tourism and leisure designations including 

Whiston Hall Hotel and golf-course, the Churnet Valley Railway and Alton Towers theme 

park. The Foxfield Railway and Sudbury Hall (National Trust) are 11km and 16km away 

respectively. 

Appeal Site Description 

2.5 Eaves Lane (which runs roughly east to west) bisects the former quarry forming a northern 

and southern area. The southern area comprises quarries 1 and 3 (to which the Appeal 

scheme relates) and the northern area quarry 2 which is the subject of a separate 

application. Access to the Appeal Site is taken from a drive that runs south from Eaves 

Lane between quarries 1 and 3. A number of footpaths and bridleways either cross or 

pass close to the Appeal Site.  

2.6 C/D Ref 1.3 (‘Character Areas Plan’) shown below indicates the location of Quarry 1, 2 and 

3. 
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2.7 Quarry 1 ‘The Hub’ is located to the south of Eaves Lane. It comprises the former 

processing and production area of the quarry, two lagoons and woodland. The plant within 

the former ‘production area’ has now been dismantled and removed from the site. The 

remaining buildings on site include vacant former laboratories; vacant former offices and 

an electricity substation. Further south from this area, the existing road leads down as the 

ground drops away to the old Churnet Valley Railway line at the bottom of the valley. This 

area of the site contains areas of woodland and existing water pools. 

2.8 Quarry 3 ‘The Lake’ is located to the south of Eaves Lane. It comprises a former mineral 

extraction area. It is characterised by a lake with surrounding areas of scrub and mature 

tree plantings. A track leads down into the quarry from the existing access road. The 

quarry walls drop at a steep gradient to the lake.  

2.9 C/D Ref: 2.56 (Footpath, Cycle path and Bridleway plan) indicates the location of the 

existing Public Right of Way (PRoW) network as shown in the extract below. 

Figure 1: Extract of Character Areas Plan 
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Figure 2: Extract from Footpath, Cycle path and Bridleway Plan 
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3 PLANNING HISTORY OF THE SITE 

3.1 The Appellant and the Council agree that the Appeal Site has a long planning history which 

is fully detailed within the Appellant’s Statement of Case (Chapter 3).  

Wider Site Planning History 

3.2 This site was first used as a quarry for sand and gravel extraction in 1948 and expanded 

a number of times during the next 60 years. The use of site as a quarry ceased in 2011. 

3.3 It is agreed that the part of the wider former quarry site was granted full planning 

permission (LPA ref. SMD/2015/0220) (C/D Ref: 9.5) in December 2015 for a solar farm 

on 14.3 hectares of the former quarry. This development has now been completed and is 

operational. It is agreed that this is not tied into the appeal proposal.  

Quarry Restoration Plan 

3.4 In 1998 a comprehensive planning permission was granted by Staffordshire County 

Council (“SCC”) (LPA ref. SM.96/935) (C/D Ref: 6.11) which included an extension to the 

quarry south of Eaves Lane (known as Quarry 3). The planning permission included a S106 

legal agreement which covered a number of matters including the relinquishment of old 

mineral working permissions, highway improvements to Eaves Lane and a 10 year 

aftercare and groundwater management plan. Condition 35 of the permission required 

the restoration of the quarry to be completed within 2 years of the cessation of operations 

with a 5 year aftercare period. 

3.5 Condition 35 on planning permission LPA ref. SM.96/935 (See Decision Notice at C/D Ref: 

6.11 for full wording) required a detailed restoration and aftercare scheme for the whole 

site to bring the site into agriculture and nature conservation use to be submitted to the 

Mineral Planning Authority for its written approval. 

3.6 A restoration scheme to discharge condition 35 of planning permission SM.96/935 was 

submitted to SCC in November 1999 and was subsequently approved by SCC in January 

2001 (Ref: SM.96/00935 D1)/ (C/D Ref: 6.12). Amendments to the approved restoration 

scheme were submitted by Sibelco UK to SCC in 2009. The amended restoration scheme 

for the site was approved with conditions by delegated decision on the 16 October 2009 

(Ref: SM.96/935/122 M D3)/ (C/D Ref: 6.13). This approval required the submission of an 

updated restoration plan to satisfy points raised in the approval letter.  

3.7 To address the conditions of the delegated 2009 approval, a revised Restoration 

Masterplan (C/D Ref: 6.14) was submitted to SCC by Laver Leisure and was approved at 
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SCC’s Planning Committee on 6 March 2014 (LPA ref. SM.96/935/122 M D4) (Committee 

Report at C/D Ref: 6.15). 

3.8 Enforcement Notices relating to the restoration of the quarry in accordance with condition 

35 on the quarry permission, were first issued on 30th September 2021 by SCC, comprising 

‘EN1 – Lab Building’ (C/D Ref 8.1) and ‘EN2 - Restoration Plan’ (C/D Ref: 8.2).  

3.9 These enforcement notices have since been varied by SCC in September 2022 (CD8.6 and 

CD8.7) & December 2023 (CD8.8 and CD8.9). Following the submission of the appeal, 

both Enforcement Notices were varied further on 29th May 2024 to come into effect on 

31st May 2025. 

3.10 EN1 relates to an existing lab building which is not located within the red line boundary of 

the appeal site.  In the event that the leisure scheme which is the subject of this Appeal 

does not progress then the requirement to restore the site in accordance with the 

approved scheme and in accordance with EN2 remains. Accordingly, it comprises the 

baseline against which the environmental effects of the proposals are to be judged. 

Outline Planning Permission 

3.11 It is agreed that outline planning permission for the use of this site as a leisure park / 

village was formally granted permission on 26th October 2016 under application 

SMD/2016/0378. All matters were reserved except for access. 

Appeal Scheme Timeline 

3.12 The Appellant and the Council agree that the following timeline accurately reflects the 

consideration of the Appeal scheme to date: 

i. Prior to the submission of the reserved matters application, the Appellant carried out 

extensive pre-application consultation with SMDC. Several pre-application meetings 

were held between November 2018 and July 2019 between Laver Leisure, SMDC and 

the project team.  

ii. The Appellant submitted the application for the reserved matters of Layout, Scale, 

Appearance and Landscaping for Phase 1 of the leisure development at the Appeal Site 

on 21st October 2019.   

iii. The Council’s Planning Officers presented the Reserved Matters Application to the 

Council’s Planning Application Committee on 26th October 2023 with a 

recommendation for approval subject to conditions.   
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iv. The Officer’s Report recorded the consultation responses from consultee 

organisations. There were 3 objections from Oakamoor, Cotton and Kingsley Parish 

Councils and the Churnet Valley Conservation Society, there  were no objections from 

other statutory consultees.  There were also 330 objections from members of the 

public, 43 neutral responses and 5 supporters of the scheme.  

v. The Planning Applications Committee at Staffordshire Moorlands resolved to refuse  

the application on 26th October 2023. A formal planning decision which refused 

permission was issued on 14th November 2023.  

vi. The single reason for refusal is recorded on the decision notice. 
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4 THE OUTLINE PLANNING PERMISSION 

4.1 The Council and the Appellant agree that: 

4.2 The Reserved Matters Application which is the subject of the Appeal was submitted 

pursuant to outline planning permission ref. SMD/2016/0378, which was approved on 

26th October 2016 for the following development: 

“Outline application with some matters reserved for the erection of a high quality leisure 

development comprising holiday lodges; a new central hub building (providing swimming 

pool, restaurant, bowling alley, spa, gym, informal screen/cinema room, children's soft play 

area, cafe, shop and sports hall); cafe; visitor centre with farm shop; administration building; 

maintenance building; archery centre; watersports centra; equipped play areas; mutli-sports 

area; ropewalks; car parking; and managed footpaths, cycleways and bridleways set in 

attractive landscaping and ecological enhancements (re-submission of Planning Application 

SMD/2014/0682).” 

Main Issues Addressed at the Outline Stage 

4.3 The main issues that were considered by the Council in the determination of this outline 

planning application, and the comprehensive conclusions reached (as outlined within the 

Officer Report), were as follows: 

i. Principle of the proposed development: the Council confirmed that the proposed 

use of the Appeal Site for a leisure development subject to conditions imposed on 

the outline consent and section 106 agreement is acceptable in principle (N.B. it 

is agreed that the Appeal Scheme accords with the Parameters Plan that was 

approved at the outline application stage (Dwg Ref: PL1088.M.110 rev 6) (C/D Ref 

1.2) which reflects the principle of development that was approved). 

ii. Traffic and access: following consideration of the submitted Transport 

Assessment and Travel Plan, the Council concluded subject to conditions that the 

development could be satisfactorily accommodated on the local highway network 

and that there would be no unacceptable highway safety or capacity impacts. (N.B. 

it is agreed that the Appeal Scheme accords with the access plans that were 

approved at the outline application stage, namely the Eaves Lane Access Plan 

(Dwg Ref: PB5196-0100 rev C) (C/D Ref: 1.4) and the Proposed Layout of A52 

Whiston Eaves Lane Junction Plan (Dwg Ref: PB1608/SK001 rev C) (C/D Ref: 1.6)). 
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iii. Landscape and visual impact: having regard to the submitted Landscape and 

Visual Impact Assessment, the Council concluded that the proposed scheme 

could, subject to reserved matters, be delivered without unacceptable landscape 

or visual impact in accordance with the maximum building heights set out within 

the approved Parameters Plan (C/D Ref 1.2). 

iv. Ecology: following consideration of the submitted Ecology Assessment, the 

Council concluded that, with appropriate conditions, the proposed development 

would be acceptable in terms of its impact on matters of biodiversity and would in 

fact achieve a significant biodiversity enhancement. 

v. Archaeology: following consideration of the Archaeological Desk-Based 

Assessment, the County Archaeologist raised no objection to the proposed 

development, subject to conditions that were imposed on the outline consent. 

vi. Built Heritage: the Council concluded that the development could be implemented 

without causing more than  “less than substantial” harm to the setting of the Grade 

II Listed Little Eaves Farm, which would be outweighed by the public benefits of 

the scheme. 

vii. Flood Risk: following consideration of the submitted Flood Risk Assessment, the 

Council concluded that, subject to appropriate conditions imposed on the outline 

consent, the development would be in compliance with both national and local 

planning policy with regard to flood risk. 

viii. Ground conditions / contamination: following a review of the submitted 

Contaminated Risk Assessment, the Council’s Pollution Officer concluded that it 

was unlikely that any identified contamination would be prohibitive to the 

Development, but that full and detailed intrusive ground investigations will be 

required to investigate (and remediate) the identified possible pollution linkages, 

which were secured by condition on the outline consent. 

ix. Air quality: the Council’s Pollution Officer accepted the conclusions of the 

submitted Air Quality Assessment, which demonstrated that any air quality impact 

caused by increases in vehicular traffic flows at sensitive receptors would be 

negligible.  

x. Minerals: the County Minerals Officer considered the submitted material in 

respect of mineral sterilisation and raised no objection to the application.  
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xi. Waste management: The County Waste Officer and Environmental Health Officer 

raised no objection to the application, subject to a condition ensuring sufficient 

provision is made for the management of wastes within the site which was 

imposed on the outline consent. 

xii. Residential Amenity / Noise: following a review of the submitted Noise and 

Vibration Assessment, the Council’s Environmental Health Officer raised no 

objection and concluded that, subject to conditions to mitigate and control noise 

levels both during construction and operation, the development was acceptable in 

terms of noise and amenity.  Those conditions were imposed on the outline 

consent. 

xiii. Public Rights of Way: the Council concluded that the development had the 

potential to enhance the local network and increase the connectivity and 

accessibility of the site for pedestrians, cyclists and horse riders, and that the 

detail and delivery of these routes could be secured by condition which was 

imposed on the outline consent. No objection was raised on this issue by the 

Highways Authority. 

4.4 The Council and the Appellant agree that all of the above issues were addressed at the 

outline application stage, such that they are not relevant to the consideration of the 

Appeal, apart from where they were the subject of a planning condition attached to the 

outline consent which specifically required the submission of additional information for 

determination at the reserved matters stage (as listed below in the sub-section headed 

“Matters Requiring the Submission of Further Information at the Reserved Matters 

Stage”). 

Matters Reserved for Future Approval at the Outline Stage 

4.5 The Council and the Appellant agree that means of access (covering accessibility and 

capacity for all routes to and within the Appeal Site, as well as the way they link up to other 

roads and pathways outside the Site) was approved at the outline planning application 

stage and that the only detailed matters to be determined through the Reserved Matters 

Application, which are therefore relevant to the Appeal, are as follows: 

a) Layout  

b) Scale 

c) Appearance 
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d) Landscaping  

Plans, Drawings and Documents Approved at the Outline Stage 

4.6 The Council and the Appellant agree that the following plans and documents were 

approved as part of the outline planning permission, as listed by planning condition no. 4: 

i. Red Line Location Plan (Dwg Ref: DPL1088.M.106 rev 3) (C/D Ref: 1.1.): defining the 

outline application boundary. 

ii. Parameters Plan (Dwg Ref: PL1088.M.110 rev 6) (C/D Ref 1.2): defining the 

boundaries of the various activity zones to be created within the site as part of the 

Development (including areas of retained landscaping and woodland), maximum 

building heights within these zones, buildings to be retained and vehicular access 

points. 

iii. Character Areas Plan (Dwg Ref: PL1088.M.113 rev 3) (C/D Ref: 1.3): defining the 

boundaries of the various character areas within the site, namely the Hub Area, Quarry 

1 – 3 lodge areas and the activity landscape area.  

iv. Eaves Lane Access Plan (Dwg Ref: PB5196-0100 rev C) (C/D Ref: 1.4): showing the 

approved arrangements for accessing the Site, including a “no right turn” junction that 

has been designed to prevent visitors from exiting the scheme onto Carr Bank and 

ensuring traffic would be directed to and from the site via the A52 to the north. 

v. Proposed Layout of A52/Whiston Eaves Lane Junction (Dwg Ref: PB1608/SK001 rev 

C)(C/D Ref: 1.5): showing the approved details of the off-site highway works required 

at the junction of Whiston Eaves Lane and the A52. 

vi. Existing and Restored Landscape Plan (Dwg Ref: PL1088.M116 Rev 1) (C/D Ref: 1.6): 

defining the areas of existing and restoration broadleaved woodland within and 

outside of the application site that will be managed in accordance with a Restoration 

Plan. 

vii. Environmental Statement (Moneystone Park) (June 2016) (C/D Ref: 1.29 to 1.78): 

assessing the likely significant environmental impacts of the development and where 

necessary proposing mitigation measures to protect the environment or to reduce and 

significant adverse impacts. An Environmental Statement Addendum has been 

prepared by The Appellant in accordance with the Regulation 25 Request for Further 

Information pursuant to the 2017 Environmental Impact Assessment Regulations (as 
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amended). The Environmental Statement Addendum was submitted to PIN’s on 27 

August 2024.  

viii. Design and Access Statement (Moneystone Quarry) (June 2016) (C/D Ref: 1.22) which 

sets out that all future reserved matters applications should be in accordance design 

principles contained within that document.  

4.7 The Council and the Appellant agree that the Reserved Matters Application is in 

accordance with these approved plans, drawings and documents save for The Council 

disputes the compliance of the Appeal Scheme with the design principles contained 

within the Design and Access Statement. 

Illustrative Plans and Drawings submitted at the Outline Stage 

4.8 A number of illustrative plans and drawings were submitted in support of the outline 

planning application including an overall illustrative masterplan, illustrative site sections, 

illustrative detail plans or the various proposed areas and illustrative proposed 

landscaping. 

4.9 These illustrative plans and drawings were submitted on a ”not for approval” basis to 

provide an indication of how the Development might be brought forward at the reserved 

matters stage, in accordance with the approved outline parameters. 

4.10 No illustrative plans and drawings were approved at the outline application stage (with 

the exception of the illustrative Footpath Connection Plan PL 1088 M004 Rev 3 [C/D Ref: 

1.20] which is referenced by planning condition 12) and the Appellant and the Council 

therefore agree that they are not to be taken as binding in the determination of the 

Reserved Matters Application.  

Other Matters Approved at the Outline Stage 

4.11 The Council and the Appellant agree that the following other matters were approved at 

the outline planning application stage: 

i. The total gross external floorspace of the uses permitted within the buildings and 

maximum areas of other uses to be located within the Multi Activity Hub Area (as 

defined by condition no. 6). 

ii. The total gross floorspace of the uses permitted within the buildings located within 

the area identified as Water Sport Hub Area (as defined by condition 7). 

iii. The maximum number of lodges (up to 250 lodges) (as defined by condition 8). 
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iv. The minimum height of any floor level above ground level (as defined by condition 30) 

4.12 The Council and the Appellant agree that the Reserved Matters Application is in 

accordance with these parameters. 

Matters Requiring the Submission of Further Information at the Reserved 
Matters Stage 

4.13 Several conditions were attached to the outline planning permission which required the 

submission of further information at the reserved matters stage for consideration as part 

of the reserved matters application. These conditions were as follows: 

i. Condition 1: requiring the submission and approval of reserved matters relating to the 

layout, scale, appearance and landscaping of the Development. 

ii. Condition 9: requiring the submission of an Ecological and Arboricultural Assessment 

of any development proposed in any of the “Areas of Retained Landscape”. 

iii. Condition 11: requiring submission of detailed site and ridge levels (existing and 

proposed), details of all engineering works and details of volumes of material to be 

disposed of off-site. 

iv. Condition 14: requiring all reserved matters applications to be in accordance with the 

principles contained within the Design and Access Statement, submitted in support of 

the outline planning application and incorporating the mitigation measures from table 

8.9 of the LVIA presented within the Environmental Statement. 

v. Condition 27: requiring the first reserved matters application to include a statement of 

general principles for the disposal of foul and surface water. 

vi. Condition 41: requiring a full Arboricultural Impact Assessment to accompany the first 

reserved matters application. 

vii. Condition 44: requiring the first reserved matters application to be accompanied by a 

comprehensive Structural Landscape Strategy. 

4.14 The Appellant and the Council agree that all the relevant information required by the above 

conditions was submitted in support of the Reserved Matters Application save for The 

Council disputes the compliance of the Appeal Scheme with the design principles 

contained within the Design and Access Statement. 
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5 DEVELOPMENT PROPOSALS 

5.1 The Appellant and the Council agree that: 

5.2 The Appeal Scheme seeks approval of the reserved matters of Layout, Scale, Appearance 

and Landscaping for Phase 1 of the leisure development at Moneystone Park. 

5.3 The Appeal Scheme proposes the erection of a leisure development comprising 190 

lodges, a new central hub building, children’s play areas, multi-use games area, quarry 

park, parking facilities, site infrastructure and associated landscaping. The Appeal 

Scheme Masterplan is shown at C/D Ref: 2.7. 

Quarry 1 

5.4 Quarry 1 encompasses the eastern and western lagoon and seeks to provide a total of 

122 lodges. New roads, car parking with each lodge, footpaths and cycleways will also be 

constructed.  

5.5 This area will also provide a Quarry Park and 4no. natural areas of play. High quality 

landscaping is proposed including extensive enhanced planting to the site’s eastern 

boundary. 

5.6 The Masterplan for Quarry 1 West is shown at C/D Ref: 2.10. The Masterplan for Quarry 1 

East is shown at C/D Ref: 2.11 

Quarry 3 

5.7 Quarry 3 will consist of 68 lodges embedded in high quality landscaping. New roads, car 

parking with each lodge, footpaths and cycleways will also be provided. 

5.8 A bridge to the south-western corner of the lagoon is also proposed. 

5.9 The Masterplan for Quarry 3 is shown at C/D Ref: 2.9. 

Hub Area 

5.10 The proposed hub area will consist of a central hub building including a swimming pool, 

restaurant/bar, gym, spa and treatment rooms, cafes, external terrace and seating areas, 

a farm shop, visitor centre and games area. The hub building will also accommodate a 

reception area with associated hub management area, toilets, plant rooms and service 

area. The hub area would also accommodate a 110-space car park and 24-space check 

in car park. 
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5.11 The hub area would also to seek to retain and make external alterations to the existing 

administration building and storage building on site. The administration building will 

include offices, staff meeting rooms, laundry and housekeeping rooms and storage 

facilities. The storage building to the south of the administration building would 

accommodate storage and maintenance facilities. 

5.12 The hub area also seeks to provide a Multi-Use Games Area (‘MUGA’), children’s play area 

and adventure play area, roads, footpaths, and cycleways and high-quality landscaping 

features. 

5.13 The Hub Area Masterplan is shown at C/D Ref: 2.8. 
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6 DEVELOPMENT PLAN AND KEY RELEVANT POLICIES 

The Development Plan 

6.1 The Development Plan comprises:  

i. Staffordshire Moorlands Local Plan (Adopted September 2020);  

ii. Minerals Local Plan for Staffordshire 2015-2030 (Adopted February 2017); and  

iii. Staffordshire and Stoke-on-Trent Waste Local Plan 2010 to 2026 (adopted March 

2013).  

6.2 Whilst these documents form part of the Development Plan, the policies of the Minerals 

and Waste Local Plans (documents i and ii) are not relevant to the determination of this 

appeal. 

Most Relevant Local Plan Policies 

6.3 The Appellant and the Council agree that the Local Plan policies which are of most 

relevant to this application, and as referenced in the reason for refusal, are: 

i. SS1 – Development principles 

ii. SS11 – Churnet Valley Strategy 

iii. DC1 – Design considerations 

iv. EC4 – Tourism and cultural development 

6.4 The Appellant and the Council agree that the appeal scheme with the imposition of 

relevant conditions as set out in this statement of common ground accords with all other 

policies in the Development Plan and are therefore not relevant to this appeal. 
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7 OTHER NATIONAL AND LOCAL PLANNING POLICY AND GUIDANCE 

National Planning Policy and Guidance 

7.1 It is agreed that the national policy and guidance relevant to this appeal are set out in: 

i. The National Planning Policy Framework (NPPF) (2023) 

ii. National Planning Practice Guidance (NPPG) 

7.2 The Appellant and the Council agree that the relevant national policies for consideration 

in this appeal are predominantly provided in chapter 12 (Achieving well-design and 

beautiful places) of the NPPF.  

7.3 It is agreed that whilst the draft NPPF (July 2024) carries some weight due to the strong 

links to the Written Ministerial Statement (dated 30 July 2024) there is no need to consider 

ir as part of this appeal.  

Churnet Valley Masterplan SPD (2014) 

7.4 The Appellant and the Council agree that the Churnet Valley masterplan (CVM) SPD (2014) 

is a material consideration in this application. It is directly linked to policy SS11 of the 

Local Plan. 

7.5 It is agreed that the CVM was the subject of community consultation over a period of three 

years and identifies Moneystone Quarry as a key opportunity site to create a high-quality 

leisure venue to complement other recreational and leisure attractions in the area.  

7.6 It is agreed that the CVM includes detailed guidance for the Moneystone Quarry site (in 

section 7.6.5), which is directly relevant to the scheme.  

7.7 Section 8.7 of the CVM is also considered relevant to this appeal as it sets out the criteria 

that will be used to assess design quality proposals within the CVM area.  

Tourism Strategy 2022-27 (2022) 

7.8 The Appellant and the Council agree that the Staffordshire Moorlands tourism strategy 

(adopted 2022) is a material consideration in the determination of this appeal scheme.  

7.9 It is agreed between the Council and the Appellant that the redevelopment of the Appeal 

Site to provide additional visitor accommodation is, in principle, consistent with the aims 

of this strategy.  
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7.10 It is agreed that the provision of new facilities to facilitate overnight and longer stays in 

the area is a key goal of this strategy. It is agreed that these matters weighed in favour of 

the scheme when approved in principle at outline stage.  

Design Guidance Documents 

7.11 The Appellant and the Council agree that the following design guidance documents are 

relevant to the consideration of the appeal scheme: 

i. The National Design Guide (2021) 

ii. The Staffordshire Moorlands Design Guide SPD (2017) 

Other Regulatory Requirements 

7.12 The Council and The Appellant agree that there are a number of matters that remain 

outside of the purview of the planning system and will be matter addressed through other 

regulatory requirements and should not form part of the consideration of this appeal. 

These include: 

i. Building regulations:  

ii. Site licencing: 

iii. Fire risk assessment: 

iv. Reservoirs Act 

v. Proper and fit persons register. 
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8 MATTERS OF AGREEMENT BETWEEN THE COUNCIL AND THE 
APPELLANT 

8.1 It is agreed between the Appellant and Council that the only matter of dispute is whether 

the design of the lodge buildings can be considered high-quality when measured against 

the policies in the Development Plan and other material considerations, in particular the 

CVM and the design guide Documents. 

8.2 As a result, there are a wide range of other matters that are agreed between the Appellant 

and the Council. The following matters are agreed as being acceptable when measured 

against the policy objectives and the outline planning permission and are not disputed. 

They include:  

i. The principle of the proposed leisure development at the site is entirely acceptable 

and has been considered most recently in the preparation and adoption of the 

SMDC Local Plan in 2020 and Policy SS 11 ‘Churnet Valley Strategy’.  The scheme 

is approved in outline and subject to condtions. 

ii. The provision of 190 new lodges will provide new short-stay and long-stay 

accommodation in the Churnet Valley. 

iii. The accommodation for overnight stays is acceptable and in accordance with 

local policy. Permanent residence at the site is prohibited by the outline planning 

permission and S106 Agreement. 

iv. Timber cladding for the lodges is considered to be reflective of the wider wooded 

landscape and therefore can be seen as acceptable as part of the design solution. 

v. Community access to the public areas of the site will be provided. 

vi. That the Appeal Scheme will deliver a range of indoor and outdoor tourism and 

leisure opportunities. 

vii. The Appeal Scheme is in accordance with the approved Parameters Plan (C/D Ref: 

1.2). 

viii. The quantum of development, including the overall number of lodges is 

acceptable, including the split of the number of lodges between each component 

of the scheme (Quarry 1 and Quarry 3). 
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ix. The wider landscape strategy for the site, which has no wider landscape or visual 

impacts. 

x. The layout of the site, its circulation spaces and spatial distribution of elements. 

xi. The design of the hub building, house-keeping building and the conversion of the 

laboratory building (which has full planning permission). 

xii. There are no material ecological or biodiversity adverse impacts, subject to the 

mitigation proposed. 

8.3 The Appellant and the Council agree that the reason for refusal does not relate to any 

other technical matter including highways, air quality, noise, flood risk, drainage, ground 

conditions, ecology, heritage, ground stability, waste and trees. 

Landscaping Matters 

8.4 The Appellant and the Council agree that in relation to landscaping matters: 

i. It is agreed that the landscape masterplan (1088.4-PLA-00-XX-DR-L-0001) has 

been developed in accordance with the approved Parameters Plan (PL1088.M110) 

submitted in 2016. 

ii. It is agreed that the proposed tree, shrub and grass species specified as part for 

the proposals and located on the Landscape Masterplan are appropriate to the 

site and local area and have been agreed with the Council and SWT. 

iii. It is agreed that an appropriate, palette of hard materials has been selected for the 

hard landscaping works as part of the landscape masterplan, Footpaths, steps and 

parking areas to provide access to the lodges are matters that to be controlled by 

condition . 

iv. It is agreed that along with the hard and soft landscape elements the detailing of 

the proposed furniture, such as signage and boundary features are appropriate. 

v. It is agreed that the landscape proposals (both blue and green infrastructure), 

subject to conditions will ensure that the ecological value of the site is conserved 

and enhanced by maintaining biodiversity and protecting existing natural habitats. 

The existing landscape features of value have been retained and enhanced with 

new native tree and scrub planting to create strong wildlife corridors and network 

of green infrastructure across the site and connecting to the surrounding area. 
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vi. It is agreed that the proposals will improve connectivity and accessibility of the 

site by upgrading the current PRoW and the provision of a new 

bridleway/cycleway/footpath and a number of new woodland footpaths. The 

upgraded surface treatment of routes and management of woodland will further 

promote sustainable travel. 

vii. It is agreed that where possible accessible routes have been designed to promote 

access for all. Where possible step free routes have been provided, provision of 

wide paths, legible routes with signage and way finding. 

viii. It is agreed that a LVIA has been completed and included in chapter 8 of the 

Environmental Statement that supported the consented outline application.  

ix. It is agreed that the LVIA has demonstrated that the development is not visible 

from the viewpoint locations and lodge development is unlikely to have an impact 

on wider views 

x. It is agreed that the local landscape character was assessed as part of the LVIA in 

chapter 8 of the ES and demonstrated the proposals would have a minor beneficial 

effect.  

xi. It is agreed that the landscape character, the quarry at Moneystone, has been 

established for over 50 years and therefore differs from the surrounding 

characteristics of the landscape. The quarry restoration plan appears to have 

accepted the principle of this, including areas of bare open ground and cliffs faces 

within the restoration proposals. This landscape approach has been approved and 

accepted by SCC in approving the Restoration Plan. Furthermore, no objections 

were raised to the reserved matters application from the Councils Trees and 

Woodland Officer on landscape grounds. 

xii. It is agreed that subject to conditions there are no matters in dispute regarding 

landscaping considerations between the Appellant and the Council. 

Ecological Matters 

8.5 The Appellant and the Council agree that in relation to ecological matters: 

i. It is agreed that a ecological survey has been undertaken to cover sufficient scope 

and assessment has been completed. This has enabled sufficient identification of 

the key ecological features, mitigation requirements and enhancement measures 
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to ensure that the proposed Development will avoid causing significant harm to 

wildlife once appropriate mitigation has been implemented, in line with legal and 

policy requirements. Legal and policy compliance takes into consideration:  

a. the Conservation of Habitats and Species (Amendment) (EU Exit) Regulations 

(2019); the Wildlife and Countryside Act (1981, as amended) (WCA); and the 

Natural Environment and Rural Communities (NERC) Act (2006); and  

b. the National Planning Policy Framework (NPPF) (as revised at December 

2023); and the following of the Council’s development policy NE1 relating to 

Biological Resources including designated sites, other biodiversity 

conservation interests including habitats and species of Principal Importance 

for the conservation of biodiversity, mitigation, compensation and where 

possible the delivery of a biodiversity net gain.  

ii. It is agreed that the ecological assessment as reported in Chapter 9 of the 

Environmental Statement submitted in support of the approved outline application 

demonstrates that there will be no direct impacts to statutorily protected sites. 

iii. It is agreed that the Whiston Eaves SSSI is adjacent to Quarry 3. A SSSI is an 'area 

of land is of special interest by reason of any of its flora, fauna, or geological or 

physiographical features' . No impacts on the Whiston Eaves SSSI are anticipated 

as a result of the completed development. No impacts as a result of increasing 

visitor pressure are envisaged as the network of new and/existing footpaths divert 

around or away from the SSSI.  

iv. Granting of Application SMD/2022/0014 (the outfall structure for the water body 

in quarry 3) secures the restoration of hydrological conditions within Whiston 

Eaves SSSI. It is proposed to be tied to the appeal scheme through the use of a 

condition. 

v. It is agreed that non-statutory wildlife Sites of Biological Importance (SBI) and 

ancient woodlands will not be impacted by the Appeal Scheme. .  

vi. It is agreed that the Whiston Eaves SSSI and SBI sites will be a subject of the 

implementation of an integrated habitat management which is a condition of the 

outline planning permission that encompasses land outside of the leisure 

development. This will ensure long term wildlife benefits are delivered as a result 

of the development 
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vii. It is agreed that appropriate ecological surveys have been undertaken to ensure 

that legally protected species have been fully considered and appropriate 

mitigation measures identified. This information is detailed in Chapter 9 and 

Appendix 9.1 of the ES. 

viii. It is agreed that a sensitive approach to wider site design was adopted, and 

secured by way of the outline permission, following the review of existing 

information and extensive site surveys. This approach ensured that the proposed 

development locations were located within areas of low ecological value and 

valuable ecological features were avoided. 

ix. It is agreed that the ecological assessment, as detailed in Chapter 9 of the 

Environmental Statement, supporting the consented outline application concluded 

that the proposed development will impact upon habitats that have formed within 

the former quarry areas (Q1, Q2 and Q3) which predominantly comprise 

developing grassland, ephemeral habitats, scrub and areas of planting (trees, 

hydra seeding). In addition, the development will fragment the Approved 

Restoration Plan and introduce disturbance to the site which will also negatively 

affect the function of the proposed Approved Restoration Habitats. 

x. It is agreed that in order to mitigate and compensate for these impacts a strategic 

approach was adopted. The key elements of which are the 

enhancement/restoration of lowland grassland, planting new woodland and 

management and enhancement of existing woodlands. Further measures 

included planting of new hedgerow to enhance the ecological network value of the 

area (green infrastructure) and retention and management of the Approved 

Restoration Habitats within the application site. 

xi. It is agreed that with regards to fauna, the site is of interest for reptiles, amphibians 

including great crested newt, bird species and bats. Standard mitigation 

techniques can be implemented to avoid potential effects to species during 

construction and to avoid other potential impacts such as run off and lighting. 

Species interests would also be incorporated into the long term management 

objectives for the site. 

xii. It is agreed that the delivery of these benefits is secured via the implementation of 

the above controls and management plans are secured by Conditions 18, 19 and 

20 of SMD/2016/0378. 
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xiii. It is agreed that no objections were received from Natural England or Staffordshire 

Wildlife Trust following the proactive submission of additional information and 

clarification during the course of the determination of the application. The reason 

for refusal does not refer to any ecological harm, furthermore implementation of 

the outfall permission will provide ecological benefits to the SSSI. These benefits 

are in addition to those that would result from the leisure development 

(enhancement of grassland habitats adjacent to the SSSI and outside of the 

proposed leisure development). 

xiv. It is agreed that the ecological and scientific qualities of the SSSI are not negatively 

impacted by the design of the lodges. 

xv. It is agreed that the Reasons for Refusal relate only to design of lodges and not to 

any ecological matters including the SSSI. 

xvi. It is agreed that the application was recommended for approval by council officers 

and there are no matters in dispute regarding ecological considerations between 

the Appellant and the Council. 

Agreed Benefits 

8.6 It is agreed that there will be benefits to the local economy arising from this development 

including provision of additional jobs, additional tourism spend and support for other 

tourism and leisure venues in the area as set out in Paragraph 14.2 of the Appellant’s 

Statement of Case. 

8.7 It is agreed that there will be social benefits through allowing community access to a 

number of these facilities, and the opening of the site through new footpaths and 

cycleways as set out within Paragraph 14.3 of the Appellant’s Statement of Case. 

8.8 It is agreed that there will be some environmental benefits from the scheme through the 

retention, enhancement and management of new habitats and beneficial management for 

wildlife as set out within Paragraph 14.4 of the Appellant’s Statement of Case. 

8.9 These matters were all considered as part of approving the scheme in principle at the 

outline stage. 
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Environmental Statement Addendum 

8.10 The Council and the Appellant agree that the Environmental Statement Addendum being 

prepared by the Appellant is intended as an update to assist the Inspector and should not 

be open for discussion during the Public Inquiry.  

Other matters 

8.11 In addition to the matters agreed between The Appellant and The Council in this SoCG, a 

number of other matters of concern have been raised by third parties relating to the 

application as follows, which include: 

• That the development will dwarf the area in its size and numbers of visitors. It is out 

of scale and out of place in this rural location. 

• That the travel plan is adequate because it doesn’t take into account staff numbers or 

was drawn up in 2011. 

• Water pollution or land contamination linked to industrial past. 

• No need for Moneystone as Alton Towers now provides accommodation. 

• No annual report since 2016 on the restoration of the quarry. 

• Dumping of waste in Quarry 2 or illegal use of the quarry for a scrap metal business. 

• If it was a residential scheme of the same size it would be considered inappropriate 

development in the green belt. 

• The proportion of the proposed lodges that will be available “for sale” and “for rent”. 

• Landscape and visual impact of the Appeal Scheme. 

• The heritage impact of the Appeal Scheme. 

• The impact the Appeal Scheme will have on the Ancient Woodland. 

• The impact the Appeal Scheme will have in terms of air quality and noise.  

• The impact the Appeal Scheme will have on land stability. 

• The impact the Appeal Scheme will have on fire risk. 

• The impact the Appeal Scheme will have on drainage and flood risk impacts. 
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8.12 The Appellant and The Council agree that these matters are not relevant to the Appeal 

Scheme because the quarry is identified in policy for a leisure scheme and as such the 

use of this site for this use is acceptable in policy terms.  It has also been granted outline 

planning consent for a development compliant with that policy that subject to condition 

approves the principle of a leisure use  

8.13 Other matters as set out above including the previous use of the site, need for the 

development, the size of the proposed development, number of people accessing the site, 

or comparison to green belt land (it is agreed that the appeal site is not within Green Belt) 

are simply not relevant to the reserved matters the subject of this appeal. 
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9 MATTERS OF DISAGREEMENT BETWEEN THE COUNCIL AND THE 
APPELLANT 

9.1 As noted, the key matter of disagreement relates to whether the 190 lodge buildings can 

be considered “high-quality design”.  

9.2 The Appellant and the Council agree that this is the only matter raised by the reason for 

refusal.   

9.3 The matters of disagreement can be summarised as follows: 

1. Whether the lodges are, or are not, just ‘caravans with cladding’, and therefore not of 

high-quality design, as a result of their scale, form and design rationale. 

2. Whether the materials used, and the design details and lack of creativity and green 

roofs means that the lodges are not high-quality.  

3. Whether the design is out of keeping with the sensitivity of the site and its 

surroundings and fails to add value to the area and create a sense of place. 

4. Whether as a result there is conflict with policies SS1, SS11, DC1 and E4 of the adopted 

local plan as well as the NPPF with respect to design quality. 

9.4 The appellant has submitted an energy strategy for the site, including the lodges, however, 

as of yet does not include specific details for each lodge or plot. The weight to be given 

to this strategy may be a matter of disagreement.  
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10 LIST OF POSSIBLE CONDITIONS (AND REASONS) 

10.1 In the event of the Appeal being allowed by the Inspector, the Appellant and the Council 

agree that the list of conditions provided at Appendix 1 is acceptable. The conditions in 

this list have largely been taken from the Officer Report to Committee, but incorporate 

revisions to two conditions and three additional conditions recommended by the 

Appellant based on their submissions to the appeal. 

Amended Conditions 

10.2 The agreed list of conditions incorporates the following two amendments proposed by 

the Appellant: 

1. The Appellant has proposed that the wording to proposed Condition 4 is amended to 

reference the latest site-wide masterplans. The Layout Plans submitted with the 

Reserved Matters Application have been amended to show the location of the 4 lodge 

types across the Appeal Site. The Layout Plans are provided at Appendix 8 of Mr Jon 

Suckley’s Planning Proof of Evidence. To reflect this amendment, The Appellant and 

the Council agree that it would be acceptable for condition 4 to be amended as 

follows: 

“Any lodge including its decked area (and all subsequent replacement lodges and their 

associated replacement decked area) shall only be sited in accordance with the siting 

as specified and in drawing numbers 1733-MS-010 Rev E; 1733-MS-022 Rev F; 1733-MS-

023 Rev E and 1733-MS-024 Rev D hereby approved. The development shall be carried 

out strictly in accordance with the agreed details. There shall be no variation to any of 

these details without the prior consent of the Local Planning Authority”. 

5. The Appellant has proposed that the wording to proposed Condition 5 (relating to the 

elevational treatment of the lodges) is amended to reference the latest coloured 

elevational plans of the lodges, provided at Appendix 8 of Mr Jon Suckley’s Planning 

Proof of Evidence. No other changes to the wording of this condition are proposed. 

The Council does not consider that this is necessary or appropriate, on the grounds 

that it considers that the additional material presented on these drawings is either 

descriptive or illustrative, and any finishes and materials are the subject of a 

subsequent condition on materials and as such the colour elevations simply are 

illustrative to help articulate the appellant’s case. If however the Inspector is minded 

to accept the revised drawings in making his final determination of the appeal, the 

Council is happy to agree that these should form part of this condition.     
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Additional Conditions Agreed 

10.3 The Appellant has recommended that two additional conditions be attached to any 

reserved matters approval granted, relating to the siting of the lodges, external materials 

for the lodges and an energy strategy (for the hub and lodges), which the Council agrees 

to. These are detailed below. 

Materials Palette (for Lodges) 

10.4 The Appellant and the Council agree that it would be acceptable for a condition to be 

attached to any reserved matters approval granted relating to the final materials, finishes 

and installation of the external materials for the lodges, including agreeing specification 

of the glazed balustrade, in accordance with the Materials Palette prepared by NBDA 

Architects provided at Appendix 12 of Mr Jon Suckley’s Planning Proof of Evidence. The 

Appellant and Council agree that the following wording for this additional condition would 

be acceptable: 

“No lodges shall be constructed until samples of the materials to be used in the external 

surfaces of the lodges hereby permitted have been submitted to and approved in writing by 

the Local Planning Authority. The sample materials shall be in accordance with the Materials 

Palette (dated August 2024) and shall include finishes, installation methods and the 

specification of the glazed balustrade. The development shall be carried out in accordance 

with the approved details.” 

Energy Statement 

10.5 The Appellant proposes that an additional condition be attached to any reserved matters 

approval granted requiring the submission of a detailed energy statement for the 

development (covering the lodges and the hub building). The Council agrees that this 

would be a reasonable condition in line with policy objectives aimed at ensuring that new 

developments are sustainable and would also allow for design, visual and amenity 

impacts arising from the preferred strategy to be effectively considered. It is therefore 

common ground that a condition should be applied. The Appellant and Council agree that 

the following wording for this additional condition would be acceptable: 

“No development shall commence until a detailed Energy Statement has been submitted to 

and approved in writing by the Local Planning Authority. The detailed Energy Statement shall 

be in accordance with the Energy Statement prepared by Futureserv (Document Ref: P7700-

FS-XX-XX-RP-M-003-P02) received by Staffordshire Moorlands Council on 2nd September 
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2024. The development shall be constructed and operated in accordance with the approved 

detailed Energy Statement.” 
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11 AGREED DRAWING PACKAGE 

11.1 The Appellant and the Council have agreed the list of drawings provided at Appendix 2. 
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12 CONCLUSION 

12.1 This SoCG deals with planning matters and details areas of agreement and disagreement 

between the Appellant and the Council to assist the appeal and help the Inspector. 

 

 

 

 

Signed:    

Print Name: Mr Jon Suckley of Asteer Planning LLP on behalf of the Appellant 

Date: 11 September 2024 

 

Signed:    

Print Name: Mr Bob Phillips of Urban Imprint on behalf of Staffordshire Moorlands District 

Council 

Date: 11 September 2024 

 

 

 



APPENDIX 1 – AGREED PLANNING CONDITIONS 



Appendix 1 – Agreed Planning Conditions 
 

General matters 

1) The development hereby permitted shall be carried out in strictly 

accordance with the following approved plans, documents, method 

statements: [list of approved plans and documents to be inserted 

here] 

Reason:- For the avoidance of doubt and in the interests of proper 

planning. 

2) There shall be no more than 190 lodges on the site in Phase 1  

Reason:- To define the permission and in the interests of the 

character and appearance of the area and highway safety 

3) There shall be no touring caravans on the site at any time  

Reason:- To define the permission and in the interests of the 

character and appearance of the area and highway safety. 

4) “Any lodge including its decked area (and all subsequent 

replacement lodges and their associated replacement decked area) 

shall only be sited in accordance with the siting as specified and in 

drawing numbers 1733-MS-010 Rev E; 1733-MS-022 Rev F; 1733-

MS-023 Rev E and 1733-MS-024 Rev D hereby approved. The 

development shall be carried out strictly in accordance with the 

agreed details. There shall be no variation to any of these details 

without the prior consent of the Local Planning Authority”. 

Reason:- In the interests of the character and appearance of the 

area, land stability and the setting of nearby Listed buildings 

Materials and finishes 

5) Any lodge including its decked area (and all subsequent 

replacement lodges and their associated replacement decked area) 

shall only be constructed in accordance with the design and 



elevational treatment and using the external facing and roofing 

material as specified and described in drawing numbers 1733 LV-

020 Rev E, 1733 LV-021 Rev E, 1733 LV-022 Rev E and 1733 LV-

023 Rev E hereby approved. There shall be no variation to any of 

these details without the prior consent in writing of the Local 

Planning Authority. For the avoidance of doubt any glazing 

proposed to decked areas should be non-reflective/anti glare.  

Reason:- In the interests of the external finish of the development 

and to protect the character and appearance of the area and the 

setting of nearby Listed buildings 

*N.B. Please refer to Chapter 10 of the Main Statement of 

Common Ground document, which sets out the Council’s 

position in respect of this condition (5). 

6) No lodges shall be constructed until samples of the materials to be 

used in the external surfaces of the lodges hereby permitted have 

been submitted to and approved in writing by the Local Planning 

Authority. The sample materials shall be in accordance with the 

Materials Palette (dated August 2024) and shall include finishes, 

installation methods and the specification of the glazed balustrade. 

The development shall be carried out in accordance with the 

approved details. 

Reason: In the interests of the external finish of the development, 

and the character and appearance of the area  

7) Notwithstanding the submitted plans, no construction of the Hub 

building or external facing works to the Housekeeping building 

shall commence until samples of the following have been 

submitted to and approved in writing by the Local Planning 

Authority.  

• Walling material (timber cladding, stone, brick, metal 

cladding, etc)  

• Roof material  



• Windows and doors – style, materials, recess depth in 

aperture, finish and colour  

• Eaves and fascias  

• Sedum roof (Hub building) which should also include 

measures to secure its future maintenance and management  

The development shall thereafter be carried out strictly in 

accordance with the agreed details.  

Reason: In the interests of the external finish of the development, 

the character and appearance of the area and the setting of 

nearby Listed buildings 

8) No development of the Hub building shall commence until such a 

time that full details of any proposed extraction/ventilation/air con 

units or ducts have been submitted to and approved in writing by 

the Local Planning Authority. The intent must be to ensure as far 

as possible that any such equipment does not break the outline of 

the hub building. The development should proceed thereafter in 

accordance with the approved details  

Reason:- To ensure an acceptable external appearance and in the 

interests of the setting of nearby Listed buildings 

Play and activity areas 

9) The natural play, junior play, adventure play areas and the MUGA 

shown on approved drawings 1088.4-PLA-00-XX-DR-L-8006 Rev 

P01, 1088.4-PLA-00-XX-DR-L-8007 Rev P01, 1088.4-PLA-00-XX-

DR-L-8008 Rev P01 and 1088.4-PLA-00-XX-DR-L-8009 Rev P01 

shall be made available for use prior to first occupation of any of 

the lodges within that phase of the development agreed under 

Condition 5 in which the play area and/or MUGA is situated  

Reason:- To ensure an acceptable external appearance in the 

interests of the character and appearance of the area. 

 



Woodland paths and tree protection 

10) Whilst retaining flexibility over the precise siting and alignment in 

order to minimise removal of or impact on existing trees and to 

respond to specific ground conditions and localised ground levels 

changes encountered as construction progresses, the new 

woodland paths and cycle tracks in the southern part of the site 

leading into and through the woodlands down into the Churnet 

Valley shall avoid any encroachment within the extent of Frame 

Wood included in the Inventory of Ancient Woodland for 

Staffordshire, and shall be constructed only and strictly in 

accordance with the specification and methods set out on the 

Planit I E “Southern Woodland Pathways” Drg. No. 1088.4-PLA-00-

XX-DR-L-0006 Rev P02 and the Urban Green “Arboricultural 

Statement – Condition 9” reference 11874 Rev A submitted with 

the application hereby approved.  

Reason:- To protect Ancient Woodland and trees/woodland which 

contributes positively to the character and appearance of the area 

and in the interests of biodiversity 

Landscape implementation 

11) The planting and landscaping scheme shown on the following 

drawings:-  

• Landscape masterplan 1088.4-PLA-00-XX-DR-L- 0002 Rev P06  

• Planting Plan Quarry 3 1088.4-PLA-00-XX-DR-L-2002 Rev P05  

• Planting Plan Quarry 1 North 1088.4-PLA-00-XX-DR-L-2003 

Rev P04  

• Planting Plan Quarry 1 South 1088.4-PLA-00-XX-DR-L-2004 

Rev P03  

• Planting schedule 1088.4-PLA-00-XX-DR-L-2005 Rev P04  

• Soiling Plan 1088.4-PLA-00-XX-DR-L-2006 Rev P05  

• Typical Softworks Details 1088.4-PLA-00-XX-DR-L-6000 Rev 

P02  

• Landscape Masterplan Q3 1088.4-PLA-00-XX-DR-L-0002 Rev 



P06  

• Landscape Masterplan Q1 North 1088.4-PLA-00-XX-DR-L-0003 

Rev P04  

• Landscape masterplan Q1 South 1088.4-PLA-00-XX-DR-L-

0004 Rev P03  

shall be fully implemented before the end of the first available 

suitable planting or seeding season following completion of each 

phase of the development agreed under Condition 5. The trees, 

shrubs, herbaceous and aquatic plants and grass planted in 

accordance with this landscaping scheme shall be properly 

maintained for a period of 5 years following planting to ensure 

successful establishment. Any plants which within this period are 

damaged, become diseased, die, are removed or otherwise fail to 

establish shall be replaced during the next suitable season. At all 

times, during the initial 5 year establishment period and 

thereafter, the landscaping shall be managed and maintained in 

accordance with the Habitat Management Plan to be approved 

under Conditions 19 of the outline planning permission 

SMD/2016/0378 and the approved Structural Landscape Strategy, 

Planet-IE dated October 2019  

Reason:- To ensure an acceptable external appearance in the 

interests of the character and appearance of the area, biodiversity 

enhancement and the setting of nearby Listed buildings 

Gabion walls – hub area 

12) No construction of the proposed gabion wall within the delivery 

area of the Hub building shown on the Site wide hardworks plan, 

drawing 1088.4-PLA-00-XX-DR-L-1001 Rev P08 shall commence 

until details have been submitted to and approved in writing by the 

LPA. Such detail shall include full design, construction, details of 

filling material, planting plans and timescale for planting. The 

development shall subsequently be carried out fully in accordance 

with the approved details.  



Reason:- To ensure an acceptable finish in the interests of the 

character and appearance of the area. 

Tree protection 

13) The development hereby permitted shall be carried out strictly in 

accordance with the Arboricultural Impact Assessment (Urban 

Green October 2019) and the Arboricultural Statement, Condition 

9 (Urban Green October 2019)  

Reason:- To ensure the protection of trees in the interests of the 

character and appearance of the area, protected woodland and 

biodiversity  

Site stability 

14) Prior to the erection of any lodges, the construction of their 

foundation bases, the internal site roads, buildings and 

infrastructure hereby approved the recontouring of the site in 

accordance with the Moneystone Earthworks Proposed Phase 1 

(Table 3a Earthworks Sequence) shall be completed and 

documented in an Earthworks Validation Report prepared by a 

Chartered Geologist, Registered Ground Engineering Professional 

or other appropriately experienced Chartered Engineer and 

submitted to and approved in writing by the Local Planning 

Authority.  

Reason:- To ensure that the lodges, buildings, roads and other 

infrastructure are constructed on stable land prepared in 

accordance with the earthworks proposals.  

15) Prior to the erection of any lodges, the construction of their 

foundation bases, the internal site roads, buildings and 

infrastructure hereby approved, the Design stage of the slope 

stability mitigation identified in the submitted Schedule of 

Mitigation reference 4492- 1/Schedule and Schedule of Mitigation 

Flowchart reference 4492-2/Flow Chart shall be completed and 



documented in a Slope Stabilisation Design Report prepared under 

the direction of a Chartered Geologist, Registered Ground 

Engineering Professional or other appropriately experienced and 

Chartered Engineer and submitted to and approved in writing by 

the Local Planning Authority. The detailed design of lodge 

foundations should be prepared under the direction of an 

appropriately experienced and Chartered Engineer.  

Reason:- To ensure that the final recontoured slopes at the site 

are adequately investigated; that the slope stability hazards and 

risks are geotechnically assessed; and that mitigation design, 

proportionate to the level of geotechnical risk is documented in a 

geotechnical report.  

16) Prior to the erection of any lodges, the construction of their 

foundation bases, the internal site roads, buildings and 

infrastructure hereby approved the slope stabilisation mitigation 

shall be implemented in full and in accordance with the 

requirements of the Slope Stabilisation Design Report and 

documented within an As-Built Validation Report on completion of 

the Construction stage of the agreed Schedule of Mitigation 

reference 4492-1/Schedule. The As-Built Validation Report should 

be prepared under the direction of a Chartered Geologist, 

Registered Ground Engineering Professional or other appropriately 

experienced and Chartered Engineer and shall be submitted to and 

approved in writing by the Local Planning Authority prior to the 

erection of any lodges, the construction of their foundation bases, 

the internal site roads, buildings and infrastructure hereby 

approved  

Reason:- To ensure that the slope stabilisation mitigation is fully 

implemented in accordance with the slope stabilisation design.  

17) Prior to first occupation of any of the development hereby 

approved and following the implementation of the slope 

stabilisation mitigation, a development-wide Monitoring and 



Maintenance Plan, in accordance with In Service stage of the 

agreed Schedule of Mitigation reference 4492-1/Schedule shall be 

prepared under the direction of a Chartered Geologist, Registered 

Ground Engineering Professional or other appropriately 

experienced and Chartered Engineer, and shall be submitted to the 

Local Planning Authority for its written approval. The development 

shall thereafter be carried out strictly in accordance with the 

approval Monitoring and Maintenance Plan.  

Reason:- To ensure a long-term plan for monitoring and 

maintaining all the slopes at the development is in place.  

18) No development shall take place within Quarry 3 beyond written 

approval of the Earthworks Report under Condition 13 until details 

of the steps and paths to the upper lodges in the west of Quarry 3 

as shown on the Quarry 3 Masterplan drawing 1733/MS-022 Rev U 

have been submitted to and approved in writing by the Local 

Planning Authority. Such detail to include nature of construction, 

levels and materials. The development shall subsequently be 

carried out in accordance with the approved details and made 

available before occupation of any lodges to which the steps and 

paths provide access  

Reason:- To ensure an acceptable external appearance in the 

interests of the character and appearance of the area  

Refuse collection 

19) No development shall commence until such time that full details of 

the proposed litter bins, bin stores and the main refuse collection 

point have been submitted to and approved in writing by the Local 

Planning Authority. The detail shall be in general accordance with 

that shown indicatively on drawing no 1088.4-PLA-00-XX-DR-L-

4003 Rev P02. The agreed litter bins, bin stores and collection area 

shall subsequently be installed as agreed and made available for 

use prior to first occupation of any of the development hereby 

approved  



Reason:- As full details are not provided and in the interests of 

the external appearance of the development  

Signage and street furniture 

20) No permission is hereby given or implied for the large totem 

signage referred to on indicative drawing Furniture and Signage 

Strategy 1088.4-PLA-00-XX-DR-L-4000 Rev P02  

Reason:- This sign would need to be submitted for authorisation 

under the separate Advertisement Regulations  

21) No development shall commence until such time that full details of 

all proposed signage and street furniture have been submitted to 

and approved in writing by the Local Planning Authority. The detail 

shall be in general accordance with that shown indicatively on 

drawing no 1088.4-PLA-00-XX-DR-L-4000 Rev P02. The agreed 

signage and street furniture shall be installed as agreed and made 

available for use prior to first occupation of any of the 

development hereby approved  

Reason:- As full details are not provided and in the interests of 

the external appearance of the development  

Conditions directed towards Quarry 3 

22) No development within Quarry 3 shall be commenced until such 

time that full details of any exposed or potentially exposed 

foundation structures for the lodges in this part of the site 

including (but not restricted to) gabion baskets, stilted supports 

have been submitted to and approved in writing by the Local 

Planning Authority. Such detail to include materials, finish and 

where deemed necessary by the LPA additonal planting and an 

implementation timescale for such planting. The development shall 

thereafter proceed in accordance with the approved details and 

timescale  

Reason:- To ensure an acceptable external appearance in the 



interests of the character and appearance of the area  

23) No development shall take place in Quarry 3 until measures to 

ensure the operation of a one way system in this part of the site 

together with an implementation timetable have been submitted to 

and approved in writing by the Local Planning Authority. The 

development shall thereafter proceed in accordance with the 

approved details and timescale and retained for the life of the 

development  

Reason:- In the interests of providing safe and suitable access for 

all users  

Designing out crime 

24) Prior to any part of the development hereby approved coming into 

first use, a Scheme of measures to prevent crime and provide a 

safe environment (as generally described in letters dated 26th 

November 2019 and 3rd February 2022 from Staffordshire Police) 

has been submitted to and approved in writing by the Local 

Planning Authority. Such Scheme shall include implementation 

timescale. The development shall subsequently be carried out 

strictly in accordance with the approved Scheme and timescale  

Reason:- In the interests of providing a safe and secure 

environment for visitors and deter criminal opportunity  

Links to other approved schemes 

25) No part of the development hereby approved shall be brought into 

use until such time that the new surface water outfall approved 

under SMD/2022/0014 has been constructed and brought into use  

Reason:- Layout of the roads, foundations, lodges and other 

infrastructure in Quarry 3 is dependent upon the water level in 

Quarry 3 being maintained at 156m  

26) No part of the development hereby approved shall be brought into 



use until such time that the change of use of the former laboratory 

building approved under SMD/2019/0716 has been completed as 

approved and made available for first use  

Reason:- To ensure that all of the uses consented under Condition 

6 of SMD/2016/0378 are delivered in the interests of delivering a 

sustainable development  

Bridge 

27) Notwithstanding the submitted plans, no development shall take 

place in Quarry 3 until such time that full details of the bridge 

shown on drawing 1733/MS-815 have been submitted to and 

approved in writing by the Local Planning Authority. Such detail to 

include means of construction and samples of the finishing 

materials which shall be timber and vertically clad.  

Reason:- To ensure an acceptable external appearance in the 

interests of the character and appearance of the area 

Energy 

28) No development shall commence until a detailed Energy 

Statement has been submitted to and approved in writing by the 

Local Planning Authority. The detailed Energy Statement shall be in 

accordance with the Energy Statement prepared by Futureserv 

(Document Ref: P7700-FS-XX-XX-RP-M-003-P02) received by 

Staffordshire Moorlands Council on 2nd September 2024. The 

development shall be constructed and operated in accordance with 

the approved detailed Energy Statement. 
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Appendix 2  – Agreed Drawing Package 
 

Structural Landscape Strategy, Planet-IE dated January 2022 

Foul and Surface Water Drainage Strategy, JPG, 24th September 2019 

Site Location Plan     1733/MS-020 Rev 1  

 

Existing plans  

 

Existing Site Plan     1733/MS-002  

Existing Q3 Area Plan    1733/MS-003  

Existing Q1W Area Plan   1733/MS-004  

Existing Q1E Area Plan   1733/MS-005  

Existing Hub Area Plan   1733/MS-006  

 

Masterplan for whole site and each character area 

 

Site Masterplan    1733/MS-019 Rev W  

Site Masterplan – Hub Building Area  1733/MS-010 Rev L  

Quarry 3 Masterplan    1733/MS-022 Rev U 

Quarry 1 West Masterplan    1733/MS-023 Rev J 

Quarry 1 East Masterplan    1733/MS-024 Rev F  

 

Site sections Quarry 3 

 

GA Site Sections-Q3-AA   1733/MP-115 Rev B  

GA Site Sections-Q3-BB   1733/MP-116 Rev B  

GA Site Sections-Q3-CC   1733/MP-117 Rev C  

GA Site Sections-Q3-DD   1733/MP-118 Rev C  

GA Site Sections-Q3-EE   1733/MP-119 Rev C  

GA Site Sections-Q3-FF   1733/MP-120 Rev B  

GA Site Sections-Q3-GG   1733-MP-121 Rev C  

GA Site Sections-Q3-HH   1733/MP-122 Rev B  

GA Site Sections-Q3-II    1733/MP-123 Rev C  

GA Site Sections-Q3-JJ   1733/MP-124 Rev B  

GA Site Sections-Q3-KK   1733/MP-125 Rev B  

 

 



 
 

 

Site sections Quarry 1 West 

 

GA Site Sections-Q1W-AA   1733/MP-126 Rev C  

GA Site Sections-Q1W-BB   1733/MP-127 Rev E  

GA Site Sections-Q1W-CC   1733/MP-128 Rev C  

GA Site Sections-Q1W-DD   1733/MP-129 Rev C    

GA Site Sections Q1W-EE   1733/MP-130 Rev C  

GA Site Sections Q1W-FF   1733/MP-131 Rev C 

GA Site Sections Q1W KK   1733/MP-139 Rev B 

 

Site sections Quarry 1 East   

 

GA Site Sections -Q1E-GG   1733/MP-132  Rev A   

GA Site Sections -Q1E-HH   1733/MP-133 Rev  B  

GA Site Sections -Q1E-II   1733/MP-134 Rev C 

GA Site Sections -Q1E-JJ   1733/MP-135 Rev A 

GA Site Section    Q3-MM   1733/MP-141 Rev 2  

 

Site sections Hub  

 

Hub Area Section DD     1733/MP-136 Rev 1  

Hub Area Section EE     1733/MP-137 Rev 2  

Hub Building-GA Cross Sections AA BB and CC 1733-HB-015 Rev A  

Hub Building-GA Long Sections AA BB and CC 1733-HB-016 Rev 1 

Hub building GA Section DD    1733-HB-017  

 

Hub floor plans and elevations  

 

Hub Building Lower Level GA Plan   1733-HB-010 Rev A  

Hub Building-Upper Level GA Plan   1733-HB-011 Rev B   

Hub Building Roof Plan    1733-HB-012 Rev A  

Hub Building-GA Elevation    1733-HB-014 Rev A  

 

Housekeeping building, existing and proposed  

Housekeeping Building -Existing Floor Plan  1733-HK-004  

Housekeeping Building -Existing Elevations  1733-HK-005  

Housekeeping Building -Proposed Floor Plan 1733-HK-010  

Housekeeping Building -Proposed Elevations 1733-HK-014  



 
 

 

 

Lodge design  

 

Double Lodge Rear Decking – GA Plans and Elevations 1733 LV-020 Rev C 

Single Lodge Rear Decking – GA Plans and Elevations 1733 LV-021 Rec C 

Double Lodge Side Decking – GA Plans and Elevations 1733 LV-022 Rev C 

Single Lodge Side Decking – GA Plans and Elevations 1733 LV-023 Rev C 

 

*N.B. Please refer to Chapter 10 of the Main Statement of Common Ground document, which sets 

out the Council’s position in respect of the plans being listed here. 

  

Landscape plans hard and soft  

 

Sitewide Landscape Masterplan   1088.4-PLA-00-XX-DR-L-0001 Rev P10  

Landscape Masterplan Q3    1088.4-PLA-00-XX-DR-L-0002 Rev P07  

Landscape Masterplan Q1 North   1088.4-PLA-00-XX-DR-L-0003 Rev P07  

Landscape masterplan Q1 South   1088.4-PLA-00-XX-DR-L-0004 Rev P06  

Footpath, Cycle path and bridleway plan       1088.4-PLA-00-XX-DR-L-0005 Rev P02  

Landscape Masterplan - 

(Southern Woodland Pathways)  1088.4-PLA-00-XX-DR-L-0006 Rev P02  

Site Wide Hard works     1088.4-PLA-00-XX-DR-L-1001 Rev P08  

Planting Plan Quarry 3   1088.4-PLA-00-XX-DR-L-2002 Rev P05  

Planting Plan Quarry 1 North    1088.4-PLA-00-XX-DR-L-2003 Rev P05  

Planting Plan Quarry 1 South    1088.4-PLA-00-XX-DR-L-2004 Rev P04  

Planting Schedule    1088.4-PLA-00-XX-DR-L-2005 Rev P04  

Soiling Plan     1088.4-PLA-00-XX-DR-L-2006 Rev P06    

Typical Softworks Details   1088.4-PLA-00-XX-DR-L-6000 Rev P02 

 

Miscellaneous 

 

Boundaries Plan    1088.4-PLA-00-XX-DR-L-4001 Rev P03  

Phasing Plan     1733/MS-021 Rev 5  

 

Gas compound  

 

Gas Compound Site Section AA  1733/MP-140 

Gas compound Plan     1733 MP 965 

Gas compound Elevation   1733 MP 967  



 
 

 

 

Bridge 

 

Proposed Q3 Bridge    1733/MS-815  

  

Detailed area plans  

 

Detail Area 1 The Hub    1088.4-PLA-00-XX-DR-L-8001 Rev P06  

Detail Area 3 Q3 Lodges-  

(Water's Edge)     1088.4-PLA-00-XX-DR-L-8003 Rev P04 

Detail Area 4 - Q3 Lodges  

(Within Woodland)    1088.4-PLA-00-XX-DR-L-8004 Rev P05  

Detail Area 5 – Q1 West      1088.4-PLA-00-XX-DR-L-8005 Rev P04 

Detail Area 6 - MUGA    1088.4-PLA-00-XX-DR-L-8006 Rev P01  

Detail Area 7 – Natural Play   1088.4-PLA-00-XX-DR-L-8007 Rev P01  

Detail Area 8 – Junior Play   1088.4-PLA-00-XX-DR-L-8008 Rev P01  

Detail Area 9 – Adventure Play  1088.4-PLA-00-XX-DR-L-8009 Rev P01 

 

 

 

 
 
  

 

 

 
 


