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APPENDIX 11 - THE APPELLANTS RESPONSE TO MATTERS RAISED BY THIRD PARTIES 

Kingsley Parish Council Statement of Case  

Topic Location Issue The Appellants Response 
 

Design Page 2 “the 190 “lodges” are being placed at higher density in only two 
Quarry zones instead of 250 units 
well spaced out in three zones. 
-there is no development in Quarry 2 
… 
-the “lodges” turn out to be caravans. 
-the number of units to be sold has increased from 20% up to 
probably 60% and possibly more 
which invalidates all the assumptions about the hub facilities, the 
traffic flows and the potential 
employment used to justify the outline.” 
 

The number, distribution, scale and density 
of the lodges proposed accords with the 
parameters approved at the outline 
application stage. 
 
The proportion of the proposed lodges that 
will be available “for sale” and “for rent” is 
not relevant to the Appeal. 
 

Page 3 “Too many lodges squeezed into too small an area, less hub facilities, 
the visibility issues of the hub building and its impact nearby listed 
buildings; insufficient screening and protecting the ancient 
woodlands; too much tarmac for internal roads and parking; light 
pollution and noise, all of which amounts to an intensive urbanising 
of what was supposed to be a greenfield restoration ,with quote 
‘sensitively spaced lodges in an idyllic woodland setting.’” 
 

The number, distribution, scale and density 
of the lodges proposed accords with the 
parameters approved at the outline 
application stage. 
 
Landscape and visual impact was assessed 
at the outline application stage and the 
Council concluded that the proposed 
scheme could, subject to reserved matters, 
be delivered without unacceptable 
landscape or visual impact. Landscape and 
visual impact was therefore considered at 
the outline planning application stage. 
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Topic Location Issue The Appellants Response 
 
Heritage impact was assessed at the 
outline application stage and 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. Heritage impact 
was therefore considered at the outline 
planning application stage. 
 
There would be no adverse impact on 
ancient woodland, as acknowledged by The 
Council in the Committee Report for the 
Reserved Matters Application.  
 
Potential pollution impacts were assessed 
at the outline application stage. The 
Environmental Impact Assessment 
submitted in support of the outline 
application demonstrated that there would 
be no unacceptable environmental effects 
arising as a result of the Development. This 
was accepted by the Council’s Pollution 
Officer. Pollution impact is therefore not 
relevant to the Appeal. 
 

Page 4 “With more lodges squeezed into only two areas within the site, unlike 
the original plan granted by the outline permission, and more for sale 
rather than to let, this scheme will rapidly become a huge residential 
settlement with an almost permanent population larger than the 

The number, distribution, scale and density 
of the lodges proposed accords with the 
parameters approved at the outline 
application stage and are agreed between  
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Topic Location Issue The Appellants Response 
 

combined population of nearby villages, but with no doctors or 
additional medical facilities on site, thus stretching local resources.” 

The proportion of the proposed lodges that 
will be available “for sale” and “for rent” is 
not relevant to the Appeal. 
 

Pages 5 
– 6 

“What we have in this reserved matters application is caravans 
disguised as lodges, crammed together to achieve maximum density, 
with Quarry 1 now having over 50% more lodges than in the Outline 
application and parking at every lodge OPC would argue that, based 
on the lodge structures proposed, and their layout, a “high quality 
leisure scheme” is never going to happen.” 
 
“Another area of concern is the development around Q3, which the 
Masterplan identified as an area for limited sensitive  development. 
68 lodges in this area, with the majority located at the water’s edge, is 
neither limited nor sensitive. It certainly does not correspond with the 
DAS vision of “pockets of lodges nestled into the landscape” and 
because all lodges now have parking spaces, there is a road running 
around the entire area. Additionally, In order to accommodate this 
road, a bridge is proposed which the Planning Officer describes as 
“an unfortunate addition to the layout” that “owing to its very size, 
span and purpose ….. will be a substantial engineered structure”. As a 
result, we really cannot see how the design for Q3 can be considered 
limited or sensitive.” 
 

The number, distribution, scale and density 
of the lodges proposed accords with the 
parameters approved at the outline 
application stage and are agreed between  
 
The outline permission allows up to 250 
lodges to be developed on the site. The 
Reserved Matters Application proposes 190 
lodges, which does not result in this limit 
being exceeded. 
 
The Council confirmed in the Committee 
Report for the Reserved Matters Application 
that the proposed layout, scale, appearance 
and landscaping for the Development within 
Quarry 3 are acceptable and that the bridge 
would not dominate views or be so 
imposing as to be unacceptable. 
 

Pages 7 
- 9 

“This development will dwarf the Whiston Ward in its size and 
frequentation. It is out of scale and out of place in this rural 
location.” 
 
“This application does not actually set out the detail as required in 
reserved matters: 

The scale of the Development accords with 
the parameters approved at the outline 
application stage are agreed between The 
Appellant and The Council. 
 
The level of information submitted in 
support of Reserved Matters Application 
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Topic Location Issue The Appellants Response 
 

-this is allegedly a “high quality” leisure development but we find that 
the lodges are not the tasteful 
and varied solid structures implied in the outline, and previous 
publicity. They are, in fact, pretty 
much identical caravans, on wheels, variously bolted together. The 
caravans are more densely 
packed than previously shown with a negative impact on ecology. 
-the hub facility appears quite inadequate part new and part 
squeezed into the old laboratory 
buildings.” 
 

was appropriate for an application of this 
nature. 
 
The Council confirmed in the Committee 
Report for the Reserved Matters Application 
that the form, scale and appearance of the 
hub building is acceptable. 

Access Pages 2-
9 

• No change from 2014 application in the 2016 permission 
regarding the no right hand turn 

• Claim Condition 23 cannot be discharged because of traffic 
issues raised in 2014 app 

• Change in units to be sold impacts on traffic flows (i.e. 
different employment numbers) 

• Limited emergency services access 
• No updated traffic surveys completed – refer to report 

produced by Paul Mews Associates commissioned by 
Whiston residents 
 

Traffic and access issues were addressed 
at the outline application stage which 
sought permission for the access details to 
the Development. 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. This matter is not relevant to the 
Appeal. 
 

Alton Towers Page 3 • No need for Moneystone as Alton Towers now provides 
accommodation. 

The principle of the Development was 
addressed at the outline application stage 
and is acceptable. This principle of the 
Development at the Appal Site is therefore 
not relevant to the Appeal. 
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Topic Location Issue The Appellants Response 
 

Quarry / 
Safety and 
Stability 

Pages 2-
9 

• Q3 stability and safety  
• Water level and safety 
• Silica sand particles safety 
• Quicksand and safety 

 

Land stability was considered within the 
Committee Report for the Reserved Matters 
Application and it was assessed that there 
would be no land stability or safety issues 
arising as a result of the Development. This 
matter is therefore not relevant to the 
Appeal. 
 

Contamination Page 4 • Industrial contamination seepage from Q3 to Q2 Matters relating to contamination were 
addressed at the outline application stage. 
The Council’s Pollution Officer concluded 
that it was unlikely that any identified 
contamination would be prohibitive to the 
Development, but a condition was attached 
to the outline consent requiring the 
submission of further risk assessments 
prior to the commencement of the 
development. This matter is therefore not 
relevant to the Appeal. 
 

Climate 
Change 

Pages 3 
and 7-9 

• References the need to address climate change The Appeal Scheme is high quality in 
sustainability terms and Air Source Heat 
Pumps are proposed for each lodge to 
encourage energy efficiency and exceed the 
design standards for leisure developments.  
 
An additional planning condition is 
proposed by The Appellant should the 
Inspector be minded to allow the appeal, 
requiring the submission of a detailed 
energy statement for the development 
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Topic Location Issue The Appellants Response 
 
(covering the lodges), in order to ensure the 
Development is sustainable, in line with 
policy objectives. 
 

Fire Risk Page 4 • Fire risk associated within surrounding woodland This comment is not relevant to the Appeal. 
 

Ecology Pages 5-
6 

• No annual report since 2016 on the restoration of the quarry This comment is not relevant to the Appeal. 
 

Illegal 
Dumping 

Pages 5-
6 and 7-
9 

• Dumping of waste in Q2 This comment is not relevant to the Appeal. 
 

Legal Pages 5-
6 

• Applicant has illegally used quarry building for scrap metal 
business 

This comment is not relevant to the Appeal. 
 

Green Belt Pages 6-
7 

• Claim if it was a residential scheme of the same size it 
would be considered inappropriate development in the 
green belt 

The Appeal Site does not contain any Green 
Belt land nor is the Development a 
residential development. This comment is 
not relevant to the Appeal. 
 

Planning 
Policy 

Pages 7-
9 

• “It is contrary to the Adopted Local Plan Spatial Objectives 
2, 8, 9 and 11 together with its Policies SS1, SS11, DC1, DC3 
and T1.” 

 

 

The extent to which the Development 
complies with the relevant planning policies 
will be considered as part of the Appeal. 
The relevant planning policies for the 
Appeal are Policies SS1, SS11, DC1 and 
EC4. The Council does not allege any 
conflict with Adopted Local Plan Spatial 
Objectives 2, 8, 9 and 11 nor Policies DC3 
and T1. 
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Churnet Valley Conservation Society Statement of Case  

Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 

Layout 
and 
Design 

Design, 
Density 
and 
Size 

• Design, density and size of the development creates a modern 
settlement. 

• Latest materials are labelled as intensive urbanising  which 
does not conserve and locally distinctive. 

The number, distribution and density of the 
lodges proposed accords with the 
parameters approved at the outline 
application stage. 
 

Brownfi
eld Site 

• Quarries are considered greenfield sites, public misconception 
that old quarries are automatically brownfield sites. 

The principle of the Development was 
addressed at the outline application stage. 
This comment is therefore not relevant to the 
Appeal. 
 

Safety 
and 
Stability 

• Design and layout of the development have not taken into 
account the nature of the topography of the quarry. 

• Not factored in the allowance for less room because of the 
residual pit which is now flooded in quarry 3 and the lack of 
flat, stable, quarry floor space but have opted for intensity with 
less room between the units 

The number, distribution and density of the 
lodges proposed accords with the 
parameters approved at the outline 
application stage. 
 
Drainage and flood risk is a matter of 
principle that was considered at the outline 
application stage. No issues were raised by 
statutory consultees, subject to conditions. 
This matter is therefore not relevant to the 
Appeal. 
 

Sustain
able 
Touris
m 

• Scheme does not comply with CVMP sustainable tourism 
policy – which includes “…appropriate scale and design and 
compatible with the nature of the local area and enhances the 
heritage, landscape and ecology of the Churnet Valley” 

The number, distribution, scale and density of 
the lodges proposed accords with the 
parameters approved at the outline 
application stage. 
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Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 
Landscape and visual impact was assessed 
at the outline application stage and the 
Council concluded that the proposed scheme 
could, subject to reserved matters, be 
delivered without unacceptable landscape or 
visual impact. Landscape and visual impact 
was therefore considered at the outline 
planning application stage. 
 
Heritage impact was assessed at the outline 
application stage and 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. Heritage impact was therefore 
considered at the outline planning application 
stage. 
 
Ecology was assessed by the Council at the 
outline application stage and The Council 
concluded that, with appropriate conditions, 
the Development would be acceptable in 
terms of its impact on matters of biodiversity 
and would in fact achieve significant 
biodiversity enhancement overall. Ecological 
impact is not relevant to the Appeal. 
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Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 

Compar
ison to 
Rivenda
le 
exampl
e 

• Argue Moneystone and Rivendale cannot be compared due to 
differences between densities and type of quarry.  

Rivendale has been presented by The 
Appellant as an example of a high quality 
leisure development and used to compare 
with the Appeal Scheme. 
 

Access 
and 
Design 

• Refers back to Rivendale stating access is more viable in 
comparison Moneystone. 

• They state to fulfil the design and layout requirements of 
SMD/2019/0646, there will be a range of issues including 
intake of additional vehicles. 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
 

Alton 
Towers 

• Alton Towers have established a range of accommodation – 
less potential for synergy between the two sites  

This comment is not relevant to the Appeal. 
The principle of the Development was 
addressed at the outline application stage.  
 

Red 
Line 

• Legal grant of permission SMD/2016/0378, bound to the 
confines of the parameter plan which restricted the maximum 
development area. 

• It specifically restricted the boundary of the hub buildings to 
within that area. 

• However, since altering the design and layout of the hub 
buildings to fit within the red line boundary in keeping with the 

The Reserved Matters Application falls within 
the boundary of the outline permission. 
Furthermore, the Development is in 
accordance with the parameters approved at 
the outline application stage. 
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Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 

outline plan, at the same meeting as decided the refusal of 
SMD/2019/0646, a further application SMD/2019/ 0716 
(0716) was heard to extend the hub facilities beyond the red 
line boundary 

• CVCS claim the appellant to their own admission cannot meet 
the details for the appearance, scale, layout and landscaping 
which is the main issue of the application SMD/2019/0646 and 
this appeal, is crucial to the argument for refusal. 

 

At the Planning Committee in November 
2023, The Council granted full planning 
permission for the change of use and 
external alterations to the laboratory building 
to provide for some of the hub facilities. This 
matter is therefore not relevant to The 
Appeal. 

Transport 
and 
Access 

Highwa
ys 
Improve
ments 

• Refers to the core strategy in relation to measures to improve 
connectivity and accessibility, sustainable transport means 
and sensitive highways improvements are not supported 
within the Moneystone scheme 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
 

No 
Right 
Turn 

• SMDC have maintained that the outline permission 
SMD/2016/0378 was granted with access via the plan. But the 
plan was the identical plan that Judge Pilling had accepted as 
perfectly valid for the purposes of the submission of 
SMD/2016/0388 for the full no right turn provision which was 
refused 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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 
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Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 
highway network and that there would be no 
unacceptable highway safety or capacity 
impacts. This matter is not relevant to the 
Appeal. 
 

• The highway reasons for refusal in 0682 have not been 
addressed by the no right hand turn per se because the 
highways conditions in the refusal notice referred to wider 
issues of traffic impact. 

• The crucial issue will be whether the ‘no right turn’ will be 
effective, or result in awkward traffic manoeuvres, hazards, or 
longer journeys etc. 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
 

Conditi
on 23 

• In the approval notice for the outline permission issued by the 
Council, it is clearly that condition 23 cannot be discharged 
without written approval from the council that has to be 
obtained in advance, for the plan, the same plan already 
discounted by the refusal notice of SMD/2016/0388. 

• It is contended therefore that access permission has not been 
granted and as such the appeal application SMD/2019/0646 
has no validity upon which it can be based or considered. 
 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
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Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 

Travel 
Plan 
and TA 

• Inadequacy of travel plan strategy measures that the no right 
turn model has ignored the fact that the lane through the 
middle of the Oakamoor Conservation Area 

• Also raise how can is it possible to reduce the level of traffic 
visiting the site via the village of Oakamoor by putting in a ‘no 
right turn’ exit provision on the access junction at the entrance 
to the quarry from Eaves Lane 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
 

• Travel Plan and Traffic Flow Calculations includes an 
anticipated number for day visitors and holiday makers. It does 
not however, estimate the number of staff travelling to and 
from the proposed Moneystone site. 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
 

Car Use • Claim attitudes to car usage has changed since the travel plan 
was based upon 2011 figures – ”there are more cars on the 
road than ever before” 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. Following consideration of the 
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Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 

• Increases and impacts on quiet roads as opposed to busier 
ones, are interesting statistically - the impact will be far more 
severe or noticeable because of the previous quiet status of 
the roads in question. 

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. This matter is not relevant to the 
Appeal. 
 

Highwa
y Safety 

• Claim insufficient weight has not been applied to highway 
safety in regard to the large scale additional traffic generated 
by the Moneystone Park proposal and unaccounted for in the 
various applications. 

• CVCS refer to rising accident rate statistics in the local area.  

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
 

Reservoir 
Issues, 
Quarry 
Issues 
and 
Stability 

Safety • Refers to stability issues, quicksand, deep water and steep 
sides in relation to safety concerns. 

 

Land stability was considered within the 
Committee Report for the Reserved Matters 
Application and it was assessed that there 
would be no land stability or safety issues 
arising as a result of the Development. This 
matter is therefore not relevant to the Appeal. 
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Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 

• Large body of water in Q3 a concern for location o lodges and 
safety of the users. 

• Stability of Q3 a concern 
• Concerns about the stability and safety of the quarry sides and 

possible tsunami dangers 

The Environment Statement submitted in 
support of the outline application 
demonstrated that the Development would 
not give rise to any unacceptable impacts in 
relation to land stability.  This matter is not 
relevant to the Appeal. 
 

• The greatest risks from the reservoir is the depth and coldness 
of the water. We have long campaigned that this is a critical 
factor in the design and lodge location in quarry 3. 

• No bathymetric profiling has been carried out or are there any 
subsurface plans to show the profiles and conditions operating 
below the edges where the lodges and roads are to be placed. 

• Refers to health and safety, i.e. in relation to the quarry lake 
and provides examples of incidents in the UK 
 

The principle of the Development was 
addressed at the outline application stage. 
These comments are therefore not relevant 
to the Appeal. 

• Lack of escape routes in an emergency situation 
• No obvious emergency exit from the narrow confines of quarry 

3 with its one road access in the event of a fire, or a need for 
evacuation of the site and the narrowness of the roads leading 
upslope to reach those second tier lodges would be very 
difficult to navigate 
 

Land stability was considered within the 
Committee Report for the Reserved Matters 
Application and it was assessed that there 
would be no land stability or safety issues 
arising as a result of the Development. This 
matter is therefore not relevant to the Appeal. 
 
Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. Following consideration of the 
submitted Transport Assessment and Travel 
Plan, the Council concluded subject to 
conditions that the development could be 
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Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 
satisfactorily accommodated on the local 
highway network and that there would be no 
unacceptable highway safety or capacity 
impacts. This matter is not relevant to the 
Appeal. 
 

Quarrie
s Act 
and 
Reservo
ir Act 

• When the quarry ceased extraction circa 2009, the deep 
extraction pit at quarry 3 began to fill with water from quarry 2 
and other sources as Sibelco turned off their control pumps. 
As a result the former, dry pit filled up and a quarry lagoon was 
created, or a large, quarry tip under the Quarries Act as water is 
classed as such and should be subject legislation under that 
Act 

• Between 2016 and 2020 investigations by CVCS members into 
the capacity of the quarry 3 lagoon and whether it and the 
quarry itself had ever been inspected by the HSE since closure 
and the subsequent flooding, brought attention to the safety of 
the bund in the south west corner of quarry 3 and the 
possibility that quarry lagoon was not subject to the Quarry 
Safety Act after all, but in fact was an unclassified raised 
reservoir. 

• EA determined works to the quarry meant that there was no 
longer an impounding structure and that the quarry did not 
constitute a large raised reservoir 
 

These comments are not relevant to the 
Appeal and relate to different legislation 
outside of The Planning Act. 

Impact 
on SSSI 

• CVCS raised evidence with the EA to state seepage from the 
bund into the SSSI immediately adjacent was evident. 

Ecology was assessed by the Council at the 
outline application stage and The Council 
concluded that, with appropriate conditions, 
the Development would be acceptable in 
terms of its impact on matters of biodiversity 
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Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 
and would in fact achieve significant 
biodiversity enhancement overall. Ecological 
impact is not relevant to the Appeal. 
 
Matters relating to contamination were 
addressed at the outline application stage. 
The Council’s Pollution Officer concluded that 
it was unlikely that any identified 
contamination would be prohibitive to the 
Development, but a condition was attached to 
the outline consent requiring the submission 
of further risk assessments prior to the 
commencement of the development. This 
matter is therefore not relevant to the Appeal. 
 

Legal 
Issues 

• Instability concerns led to CVCS to raise Laver Leisure had 
been operating a large raised reservoir for the past ten years 
without a licence and appropriate safety checks. 

• Raised a conflict of interest between the EA agent Mr. Penman 
acting on EA instructions in a matter where Mr. Penman is part 
of Mott McDonald a firm which has acted already to advise the 
reservoir operators / owners in planning applications 

• Unlawful trenching activity which the EA enforcement officer 
denied 
 

These comments are not relevant to the 
Appeal and relate to different legislation 
outside of The Planning Act. 

Lack of 
Plans 

• Claim Abbeydale have insufficient evidence to show presence 
of bedrock – CVCS claim it is re-deposited material. 

• Refer to lack of plans of any sort in use or for guidance and 
scrutiny, no proper scale drawings of technical detail to show 
the levels and gradients required, no photos of surveyors poles 

Matters relating to contamination were 
addressed at the outline application stage. 
The Council’s Pollution Officer concluded that 
it was unlikely that any identified 
contamination would be prohibitive to the 
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Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 

or stakes, just a trench roughly hacked out for convenience and 
“of course without any planning permission” 
 

Development, but a condition was attached to 
the outline consent requiring the submission 
of further risk assessments prior to the 
commencement of the development. This 
matter is therefore not relevant to the Appeal. 
 
Land stability was considered within the 
Committee Report for the Reserved Matters 
Application and it was assessed that there 
would be no land stability or safety issues 
arising as a result of the Development. This 
matter is therefore not relevant to the Appeal. 
 

Contam
ination 

• Water pollution in Q3 linked to industrial past – risk to health Potential pollution impacts were assessed at 
the outline application stage. The 
Environmental Impact Assessment submitted 
in support of the outline application 
demonstrated that there would be no 
unacceptable environmental effects arising 
as a result of the Development. This was 
accepted by the Council’s Pollution Officer. 
Pollution impact is therefore not relevant to 
the Appeal. 
 

• Land contaminated where lodges will be situated. 
• Waterborne contaminants being mobilised by existing 

groundwater flows moving through the site and in particular 
being redeposited in areas where human contact is more likely 
i.e. in the quarry 3 lagoon /reservoir. 

Matters relating to contamination were 
addressed at the outline application stage. 
The Council’s Pollution Officer concluded that 
it was unlikely that any identified 
contamination would be prohibitive to the 
Development, but a condition was attached to 
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Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 

• Claim contamination has not been dealt within the past 8 
years, referencing the EA. 

• The hydrological connectivity between the Moneystone 
Quarries and in this instance that pollution pathway via quarry 
2 to the reservoir in quarry 3 

the outline consent requiring the submission 
of further risk assessments prior to the 
commencement of the development. This 
matter is therefore not relevant to the Appeal. 
 

Ecology • Site is described as inhospitable and rather sterile looking 
expanse of water with poor vegetation growing scantily on the 
mainly bare sides or exposures of the steep sided, sandstone 
cliffs surrounding it. It has also been noted that there is a lack 
of aquatic life within the reservoir lagoon. 

Ecology was assessed by the Council at the 
outline application stage and The Council 
concluded that, with appropriate conditions, 
the Development would be acceptable in 
terms of its impact on matters of biodiversity 
and would in fact achieve significant 
biodiversity enhancement overall. Ecological 
impact is not relevant to the Appeal. 
 

Stability • The layout of such development will need to be considered in 
relation to the stability of nearby slopes and the necessity for 
and feasibility of any necessary stabilisation measures 

• Development on back- filled workings and tips will also need to 
consider the potential effects of differential consolidation of 
the fill/tip material as well as any potential effects on slope 
stability. 

• All of these factors are present at Moneystone quarry 3 with 
the added problem of the presence of so much water. 
 

Land stability was considered within the 
Committee Report for the Reserved Matters 
Application and it was assessed that there 
would be no land stability or safety issues 
arising as a result of the Development. This 
matter is therefore not relevant to the Appeal. 

• No clear resolution to slope stability restoration 
• Saturation and its effects upon the stability of the quarry 3 

edges where piles will be driven into the subsurface of the 
lagoon in order to secure the location sites for lodges – 
covered by Abbeydale and Wardell Armstong 

Land stability was considered within the 
Committee Report for the Reserved Matters 
Application and it was assessed that there 
would be no land stability or safety issues 
arising as a result of the Development. This 
matter is therefore not relevant to the Appeal. 
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Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 

Heritage Oakam
oor 
Conser
vation 
Area 
(OCA) 

• Impact of traffic flows on the local road network and the 
Oakamoor conservation area. 

• It would appear therefore that as far as the roads were 
concerned, no consideration was given to the traffic impact 
upon the roads in the OCA by the appellant in the 
archaeological and heritage support documents 

Heritage impact was assessed at the outline 
application stage and 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. Heritage impact was therefore 
considered at the outline planning application 
stage. 
 
Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
 

Stable 
Block 
Listed 
Building 
Consen
t 

• CVCS contends that archaeological and heritage issues 
surrounding the former grade 2 listed stable block that remains 
within the development site, have not been properly addressed 
under the conditions of a Listed Building Consent (LBC) 
relating to the site and accordingly add to the weight of 

Heritage impact was assessed at the outline 
application stage and 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 
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Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 

evidence being brought forward in the appeal to uphold SMDC 
‘s original decision of refusal 

scheme. Heritage impact was therefore 
considered at the outline planning application 
stage. 
 

Climate 
Change 

General • General consideration of climate change in terms of emerging 
local policy, connectivity and accessibility, dependence on 
exiting road networks and reliance on increased car usage. 

 
 

The Appeal Scheme is high quality in 
sustainability terms and Air Source Heat 
Pumps are proposed for each lodge to 
encourage energy efficiency and exceed the 
design standards for leisure developments.  
 
An additional planning condition is proposed 
by The Appellant should the Inspector be 
minded to allow the appeal, requiring the 
submission of a detailed energy statement 
for the development (covering the lodges), in 
order to ensure the Development is 
sustainable, in line with policy objectives. 
 
Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
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Topic Sub-
Topic 

Issue Agreed Common Ground between The 
Council and The Appellant 
 

Stability 
and 
Saturati
on 

• CVCS relate to sinkholes and landslides due to saturation 
induced via climate change. 

Land stability was considered within the 
Committee Report for the Reserved Matters 
Application and it was assessed that there 
would be no land stability or safety issues 
arising as a result of the Development. This 
matter is therefore not relevant to the Appeal. 
 

Air Quality Traffic 
Induced 
Air 
Pollutio
n 

• Given the increase of traffic on smaller roads, the impacts are 
likely to be greater than those on a busier road, increase in air 
pollution was a factor used by PINS for 0682 decision – CMVC 
stated the PINS Inspector said “the presentation of evidence 
that aspect of traffic impact had not been fully explored or was 
overlooked” 

The outline planning application was 
supported by an Air Quality Assessment, 
which demonstrated that any air quality 
impact caused by increases in vehicular 
traffic flows at sensitive receptors would be 
negligible. the Council’s Pollution Officer 
accepted the conclusions of this 
assessment. This comment is therefore not 
relevant to the Appeal. 
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Interested Parties Representations 

Topic Issue Agreed Common Ground between The 
Council and The Appellant 
 

Layout and 
Design 

Not timber lodges but will be caravans which lacks sustainability and fails to 
meet the character of the local environment 

The appearance of the lodges is relevant to 
the Appeal and is the sole matter of 
disagreement between The Council and The 
Appellant. 
 

Development size, scale and appearance will overwhelm ecology and 
sensitivity of surrounding countryside. 

Landscape and visual impact was assessed 
at the outline application stage and the 
Council concluded that the proposed 
scheme could, subject to reserved matters, 
be delivered without unacceptable 
landscape or visual impact. Landscape and 
visual impact was therefore considered at 
the outline planning application stage. 
 
Ecology was assessed by the Council at the 
outline application stage and The Council 
concluded that, with appropriate conditions, 
the Development would be acceptable in 
terms of its impact on matters of 
biodiversity and would in fact achieve 
significant biodiversity enhancement overall. 
Ecological impact is not relevant to the 
Appeal. 
 

The design of caravans could be more eco friendly. The Appeal Scheme is high quality in 
sustainability terms and Air Source Heat 
Pumps are proposed for each lodge to 
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Topic Issue Agreed Common Ground between The 
Council and The Appellant 
 
encourage energy efficiency and exceed the 
design standards for leisure developments.  
 
An additional planning condition is 
proposed by The Appellant should the 
Inspector be minded to allow the appeal, 
requiring the submission of a detailed 
energy statement for the development 
(covering the lodges), in order to ensure the 
Development is sustainable, in line with 
policy objectives. 
 

The caravans design seem not to be luxury as suggested by the applicant and 
layout including access for essential emergencies services seems not to be 
considered. 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
 

Stability and 
safety 

Silica sand quarry cannot be regarded as secure for the placement of 
buildings 

Land stability was considered within the 
Committee Report for the Reserved Matters 
Application and it was assessed that there 
would be no land stability or safety issues 
arising as a result of the Development. This 
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Topic Issue Agreed Common Ground between The 
Council and The Appellant 
 
matter is therefore not relevant to the 
Appeal. 
 

Silicia sand quarry which is unstable  - requires extremely secure foundations Land stability was considered within the 
Committee Report for the Reserved Matters 
Application and it was assessed that there 
would be no land stability or safety issues 
arising as a result of the Development. This 
matter is therefore not relevant to the 
Appeal. 
 

In view of extensive adverse effects arising from global warming and the now 
evident changes in weather patterns locally and nationally I submit that no 
reliance should be placed upon reports now 12 & 6 years old. 
 

This comment is not relevant to the 
determination of the Appeal. 

The whole of the Moneystone Quarry site is known to be unstable Land stability was considered within the 
Committee Report for the Reserved Matters 
Application and it was assessed that there 
would be no land stability or safety issues 
arising as a result of the Development. This 
matter is therefore not relevant to the 
Appeal. 
 

The quarry is very deep and the water is very cold and evidently as it 
was a sand quarry has a history of slippage and sinking sand. 

Land stability was considered within the 
Committee Report for the Reserved Matters 
Application and it was assessed that there 
would be no land stability or safety issues 
arising as a result of the Development. This 
matter is therefore not relevant to the 
Appeal. 
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Topic Issue Agreed Common Ground between The 
Council and The Appellant 
 

Contamination Doubts over purity of water 
Quarry contains toxic, industrial waste 

Matters relating to contamination were 
addressed at the outline application stage. 
The Council’s Pollution Officer concluded 
that it was unlikely that any identified 
contamination would be prohibitive to the 
Development, but a condition was attached 
to the outline consent requiring the 
submission of further risk assessments 
prior to the commencement of the 
development. This matter is therefore not 
relevant to the Appeal. 
 

River Churnet Impacts on local salmon populations  Ecology was assessed by the Council at the 
outline application stage and The Council 
concluded that, with appropriate conditions, 
the Development would be acceptable in 
terms of its impact on matters of 
biodiversity and would in fact achieve 
significant biodiversity enhancement overall. 
Ecological impact is not relevant to the 
Appeal. 
 

Ecology Disturbance to mammals, birds. reptiles, amphibians and plant life in the 
quarry 

Ecology was assessed by the Council at the 
outline application stage and The Council 
concluded that, with appropriate conditions, 
the Development would be acceptable in 
terms of its impact on matters of 
biodiversity and would in fact achieve 
significant biodiversity enhancement overall. 
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Topic Issue Agreed Common Ground between The 
Council and The Appellant 
 
Ecological impact is not relevant to the 
Appeal. 
 

190 lodges in Phase 1 packed into one side of the road will act as a barrier to 
nature. 
Dispute the environmental statement that the impact will be “negligible” 

The number, distribution, scale and density 
of the lodges proposed accords with the 
parameters approved at the outline 
application stage. 
 
Ecology was assessed by the Council at the 
outline application stage and The Council 
concluded that, with appropriate conditions, 
the Development would be acceptable in 
terms of its impact on matters of 
biodiversity and would in fact achieve 
significant biodiversity enhancement overall. 
Ecological impact is not relevant to the 
Appeal. 
 

BNG is now a statutory requirement to have one to show a 10% improvement 
on the baseline unit value 

Ecology was assessed by the Council at the 
outline application stage and The Council 
concluded that, with appropriate conditions, 
the Development would be acceptable in 
terms of its impact on matters of 
biodiversity and would in fact achieve 
significant biodiversity enhancement overall. 
Ecological impact is not relevant to the 
Appeal. 
 

The proposed development will have a detrimental and significant effect on 
the wildlife and ecosystems which are long established. 

Ecology was assessed by the Council at the 
outline application stage and The Council 
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Topic Issue Agreed Common Ground between The 
Council and The Appellant 
 
concluded that, with appropriate conditions, 
the Development would be acceptable in 
terms of its impact on matters of 
biodiversity and would in fact achieve 
significant biodiversity enhancement overall. 
Ecological impact is not relevant to the 
Appeal. 
 

Transport and 
Access 

No bus services, reliance on private car use. 
Vehicle access to the site is by a narrow country lane. 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
 

Hundreds of car journeys all exiting from one side on unsuitable and 
dangerous village roads 
Farley Road from Oakamoor to Alton Towers is an accident blackspot with a 
series of traffic collisions 
Private Airbnb investors will be attracted meaning more short-term letting 
with the associated traffic. 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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 
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Topic Issue Agreed Common Ground between The 
Council and The Appellant 
 
unacceptable highway safety or capacity 
impacts. This matter is not relevant to the 
Appeal. 
 

CTMEP does not and should have all agreed transport route to site, there 
should really be off site highways reports, setting out routes to site, traffic 
statistics, surveys of the roads, swept path analysis for all anticipated 
construction associated traffic. 
Largest general vehicles to abnormal loads and how the developer will deal 
with these, any alterations to junctions, if any s278 works a required for 
highway improvements for keeping the public road users safe. 
Dilapidation survey for all roads, infrastructure impacts and a legal agreement 
to get these repaired.  
CTEMP should set out how the reduced energy associated to clean 
construction activities and detailed phasing plans. 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
 

There is single track access to get to the development which would impede 
emergency services thus putting lives at risk. 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
 



29 
 

Topic Issue Agreed Common Ground between The 
Council and The Appellant 
 

The road infrastructure is not suitable for the number of vehicles proposed to 
build the development and support the huge amount of visitors and 
employees required to make this development viable. 
Risk to the safety of us accessing our property, the structure of the building 
and the increased noise pollution 
Q1 and Q2 are connected under Eaves Lane by an unstable tunnel that would 
deny access by Fire Engines and Ambulances 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
 

Safety issues relating to the narrow lanes which regularly see lorries stranded 
on Froghall Bank and then excessive traffic on the minor roads trying to avoid 
this. 

Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 

Site Safety Potential falls into the quarry requiring West Midlands Ambulance Service and 
its Hazardous Area Response Team. 
 

This comment is not relevant to the Appeal. 

Since the PAC meeting, there has been an incident involving someone who 
had an accident at the quarry and fell. 

This comment is not relevant to the Appeal. 
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Topic Issue Agreed Common Ground between The 
Council and The Appellant 
 

A holiday park based on quick sand around a huge body of water is a recipe 
for disaster. 

Land stability was considered within the 
Committee Report for the Reserved Matters 
Application and it was assessed that there 
would be no land stability or safety issues 
arising as a result of the Development. This 
matter is therefore not relevant to the 
Appeal. 
 

When questioned in terms of health and safety, the representative talked 
about a first aid station and applying plasters nothing about risk assessment 
/ strategies to prevent fatalities. 
 

This comment is not relevant to the Appeal. 

Effect on local 
villages 

There will be a significant increase in population in the locality and there will 
be pollution by way of noise, light and vehicles 

The outline permission allows up to 250 
lodges to be developed on the site. The 
Reserved Matters Application proposes 190 
lodges, which does not result in this limit 
being exceeded. 
 
Potential pollution impacts were assessed 
at the outline application stage. The 
Environmental Impact Assessment 
submitted in support of the outline 
application demonstrated that there would 
be no unacceptable environmental effects 
arising as a result of the Development. This 
was accepted by the Council’s Pollution 
Officer. Pollution impact is therefore not 
relevant to the Appeal. 
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Topic Issue Agreed Common Ground between The 
Council and The Appellant 
 
Traffic and access issues were addressed at 
the outline application stage which sought 
permission for the access details to the 
Development. 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. This matter is not relevant to the 
Appeal. 
 

Construction The sheer scale of groundwork planned, and the intensity of building will 
make the area of wasteland for nature. 

Ecology was assessed by the Council at the 
outline application stage and The Council 
concluded that, with appropriate conditions, 
the Development would be acceptable in 
terms of its impact on matters of 
biodiversity and would in fact achieve 
significant biodiversity enhancement overall. 
Ecological impact is not relevant to the 
Appeal. 
 

Employment 
figures 

I question the statement the site will be generate 375 full & part time jobs & 
over a £1M PA in expenditure. With the move to private ownership & question 
marks about the Hub, I think these figures are wildly inaccurate and 
overstated. 

This comment relates to the principle of the 
Development, which was established at the 
outline application stage. It is not relevant to 
the Appeal. 
 

Drainage No calculations to prove the foul rate in relation to the maximum outfall or 
where STW will allow for a connection to their network 

Drainage and flood risk is a matter of 
principle that was considered at the outline 
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Topic Issue Agreed Common Ground between The 
Council and The Appellant 
 

 
Pre-commencement condition required for greenfield run-off rates,  
attenuation, storm events, flow control measures, flood exceedance plans and 
outfall rates. 
 

application stage. No issues were raised by 
statutory consultees, subject to conditions. 
This matter is therefore not relevant to the 
Appeal. 

Amongst many other health and safety flaws, the proposal in the Appeal 0646 
for the safe and lawful discharge of surface water fails to meet established 
requirements 

Drainage and flood risk is a matter of 
principle that was considered at the outline 
application stage. No issues were raised by 
statutory consultees, subject to conditions. 
This matter is therefore not relevant to the 
Appeal. 
 

Pressure on 
Local Amenity  

It has not been made entirely clear how many of these caravans will be sold - 
impact on GP, council tax, refuse and sewage 

The proportion of the proposed lodges that 
will be available “for sale” and “for rent” is 
not relevant to the Appeal. 
 

This development is likely to cause further demand on the medical facilities 
for local residents due to visitors requiring emergency help 

This comment relates to the principle of the 
Development, which was established at the 
outline application stage. It is not relevant to 
the Appeal. 
 

It is my understanding that the applicants may sell a number of the caravans 
as residential dwellings. 
In this area we don't currently have enough resources for its residents 

This comment relates to the principle of the 
Development, which was established at the 
outline application stage. It is not relevant to 
the Appeal. 
 

Climate 
Change 

There is a Climate Change Action Fund in Staffordshire, this goes against 
everything it stands for 

The Appeal Scheme is high quality in 
sustainability terms and Air Source Heat 
Pumps are proposed for each lodge to 
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Topic Issue Agreed Common Ground between The 
Council and The Appellant 
 
encourage energy efficiency and exceed the 
design standards for leisure developments.  
 
An additional planning condition is 
proposed by The Appellant should the 
Inspector be minded to allow the appeal, 
requiring the submission of a detailed 
energy statement for the development 
(covering the lodges), in order to ensure the 
Development is sustainable, in line with 
policy objectives. 
 

Potential 
Increased 
Crime Rates 

Potential for vandalism in the local area This comment relates to the principle of the 
Development, which was established at the 
outline application stage. It is not relevant to 
the Appeal. 
 

 


