
Planning Policy / Covering Letter 

Staffordshire Moorlands District Council (SMDC) 

Planning Department  

<By Planning Portal> 

17th August 2022 

Dear Sir / Madam, 

22-28: Proposal to subdivide existing agricultural paddock & 'change of use' of the land to a dog

exercise area with access / parking at Knypersley Mill Farm (PP-11473759) 

1.0 Description of the Proposals & Analysis 

1.1 This Full Planning submission has been prepared by Bruce Johnson of ‘b3rchitectural’ and it is submitted on 

behalf of Mr M Hall who lives and works at the site; ‘Knypersley Mill Farm’.  

1.2 The applicant is the sole owner of all land at Knypersley Mill Farm and the agricultural land in the blue edged 

boundary line on Drawing Reference ‘22-28-b3-04-XX-DR-A-0107’. This equates to 142,695m2/35.26 Acres. 

There are no agricultural tenants. For clarity, Mr Hall is owner of both access tracks to the farmhouse and into 

the campsite area, both of which come from Judgefield Lane; however, he also permits the owners of 

Knypersley Mill a ‘right of way’ to use his trackwhich leads to the farmhouse and adjacent mill.  

1.3 The application site is within designated ‘Green Belt’, outside of the development boundary of ‘Brown Edge’, 

‘Knypersley’, which is part of Biddulph town and ‘Kidsgrove’ town. A suggestion has been made by previous 

planning applications that the site is not a sustainable location and that any use requires vehicular dependence. 

At present, the site is a working farm which survives thanks to diversification; there is a Camping and Caravan 

Club use which operates all year round, a Holiday Let and Caravan Storage on site; a farming income alone is 

not sufficient. 

 1.4 The proposals look to subdivide and ‘change the use’ of an existing agricultural paddock to allow a 'Dog 

Exercise Area’ to be created. This is fully reversible, the boundary division could be removed, and the land 

could then return to 'agricultural use'. The existing access to the 'campsite' will be shared/utilised to gain access 

to dog area with 3 No. of Car parking spaces provided. Measures are proposed to limit noise through opening 

hours, occupancy restriction and boundary treatments. Dog waste collection bins will be provided on site and 

emptied by a registered waste collector. Bookings will be taken in advance using an online system for security, 

to limit occupancy, and protect the residential amenity of nearby noise receptors. In this way, the design has 

been well considered, see the Design & Access Statement and Noise Management Strategy for further details.  

1.5  The site is nearby to Knypersley Reservoir and Greenway Bank Country Park; both locations operate a “dogs 

on leads” policy. These locations receive a high level of footfall with many people bringing dogs for exercise. 

The purpose of the ‘dog exercise area’ would be to allow dogs that might have poor recall to be allowed off the 

lead for training purposes, or simply ‘run and play’ without interruptions or hazards. The area can also be used 

for dog socialisation (within small groups) and dog agility training. At present there appears to be a gap in the 

market for this. There are no similar facilities within a ten-mile radius of the application site. 



1.6 Mr Hall’s farming business and the camping/caravan side of the business have both been adversely impacted by 

the pandemic. The installation of this dog paddock is a long-term investment to provide a new source of 

income that should be able to continue. 

1.7 With regard to planning history this is the first application for a ‘dog exercise area’ at Knypersley Mill Farm, it is 

also the first application made on this area of land. In terms of previous planning history, the most similar 

application to reference at the site would be SMD/2021/0335 for the campsite extensions, like this application 

the exercise area is in a similar location, it shares the same access, and it will involve the movement of vehicles 

to the site for recreation purposes. The reasons for refusal of the campsite extension were the effect on the 

‘Green Belt’. In comparison, the proposal is a minor ‘change of use’ to the land, fences are anticipated, a small 

area of permeable hardstanding, bins, and low-level access gates. The proposal is reversible, fences will stand 

at approximately 1.8m from the ground level. This is a minor development, and it is essential ‘diversification’ for 

the farmstead. 

1.8 Given that the site is outside of the settlement boundaries in the ‘Green Belt’ policy will expect that the location 

of the site is assessed to ensure that it is ‘sustainable’.  Less than 200m from the site is Knypersley Reservoir 

and further along Judgefield Lane (onto Greenway Bank) there is Greenway Bank Country Park. Both sites 

receive considerable daily footfall, well exceeding their carpark capacity and over-spilling onto the road. These 

are excellent community facilities, and they should be celebrated; however, the ‘intensity’ of use at these sites 

means a minor proposal at Knypersley Mill Farm will be imperceptible from a Highways/traffic perspective. The 

nearby Local Authority Recycling/Waste facilities are also in the Greenbelt outside of the development 

boundaries, by road the distance from this facility is approximately 1mile. This facility also receives high levels 

of daily use and requires the use of vehicles. 

2.0 Planning Policy Background & Discussion 

2.0.1 Section 38(6) of The Planning and Compulsory Purchase Act 2004 (the 2004 Act) requires that planning 

applications be determined in accordance with the development plan unless material circumstances indicate 

otherwise.  

2.0.2 In Staffordshire Moorlands, ‘The Local Plan’ was adopted on 9th September 2020 and sets out the council's 

vision and strategy for the district until 2033. 

2.0.3 National guidance in the form of the National Planning Policy Framework 2021 (NPPF) underpin the general 

strategy for development with which all development plans must be in broad conformity. 

2.0.4 The following policies are relevant to the proposals, and these will be appraised in the following section of this 

report: 

2.1 Local Plan 

2.1.1 In the Adopted Local Plan the ‘portrait of Staffordshire Moorlands’ describes the district as an area dominated 

by micro and small businesses of between 1 and 10 employees which collectively accounted for over 92% of all 

businesses in 2016. (2.11) It is also noted that the area is moving away from the traditional industries of 

agriculture, textiles/manufacturing, and coal mining towards service sector businesses such as finance, 

retailing, tourism, leisure as is much of the country (2.12). The Staffordshire Moorlands also has some of the 

highest levels of physical inactivity among the Staffordshire districts, 65% of all adults having excess weight, 



24.4% of children aged 5 also have excess weight, and 30% of children aged 10. (2.16). This demonstrates 

that as an area there is a need for recreation and exercise opportunities.  

2.1.2 The Local Plan sets out how SMDC would like to see the district develop by 2033. Section 5 sets out Spatial 

Aims and Spatial Objectives.  

• Spatial Aim SA1 has the aspiration to create “distinctive, sustainable, self-supporting settlements”.  

• Spatial Aim SA2 outlines policy should meet “the needs of our communities.”  

• Spatial Aim SA3 aims to encourage “a strong, prosperous and diverse economy”.  

• SO7 looks to “To protect, provide and enhance the tourism, cultural, sport and recreation and leisure 

opportunities for the district’s residents and visitors.”  

• Spatial Objective SO8 looks to “To promote local distinctiveness by means of good design and the conservation, 

protection and enhancement of historic, environmental and cultural assets throughout the district.”  

• Spatial Objective SO9 looks to “To conserve and improve the character and distinctiveness of the countryside 

and its landscape, heritage, biodiversity and geological resources.”  

 

2.1.3 Policy SS10 relates to ‘Other Rural Areas Strategy’, and Section 2 states that policy supports “the diversification 

of existing farm enterprises”. Section 5 will also look to establish “strong linkages between recreational and 

tourist resources” which is possible at Knypersley Mill Farm given the recreation proposals alongside the 

existing tourism opportunities would mean the caravan site became a unique and ideal site for tourists which 

needed dog friendly facilities.  

 

2.1.4 Policy E4 relates to ‘Tourism and Cultural Development’, the proposals are not for new tourism: rather, a 

recreational and leisure/visitor use. E4 will “support the provision and expansion of tourist, visitor and cultural 

facilities in the rural areas where needs are not met by existing facilities” provided that it is an “appropriate 

quality, scale and character compatible with the local area.” 

2.1.5 Policy C2 relates to ‘Sport, Recreation and Open Space’, regarding new proposals this should meet the 

following: 

a) be located in accessible locations and supported by the local transport infrastructure;  

b) protect the residential amenity of the area;  

c) be of an appropriate quality, scale and form compatible with the local area, especially if the site is located 

outside the settlement boundary in the open countryside;  

d) not harm interests of acknowledged importance; and  

e) be designed so that they are fit for purpose. 

 

2.1.6 Policy C3 relates to ‘Green Infrastructure’, the council should (a) “support and improve the provision of open 

space, sport and recreational facilities for local communities and enhance the settings of neighbourhoods” and 

support proposals which (f) “contribute to the diversification of the local economy and tourist development 

through the enhancement of existing, and provision of new facilities.” 

2.1.7 Policy DC3 relates to ‘Landscape and Settlement Setting’ policy states the council will resist proposals which 

have a “prominent intrusion into the countryside”. Policy will also support “opportunities to positively manage 

the landscape and use sustainable building techniques and materials which are sympathetic to the landscape”. 



2.2 National Planning Policy Framework 2021 (NPPF) 

2.2.1 Chapter 2 of the NPPF relates to ‘Achieving sustainable development’: 

2.2.2 Paragraph 7 defines ‘sustainable development’ and states: “the objective of sustainable development can be 

summarised as meeting the needs of the present without compromising the ability of future generations to 

meet their own needs”.  

To elaborate on this, a proposal in the Green Belt which reduced the openness or caused loss of the area’s 

status (made the site brownfield) would affect the future generation’s ability to enjoy this open land. However, 

a proposal that uses the land in a reversible manner; particularly when the use itself relies on open land for the 

recreational activity itself, would be sustainable development that met the current needs of the applicant and 

site user without long term influence.  

2.2.3 Paragraph 8 describes how forms of ‘sustainable development’ can have an ‘economic objective’, ‘a social 

objective’ or an ‘environmental objective’. The proposals have an influence over each objective, they strengthen 

the rural economy, provide the community with a facility for leisure and in doing so, the proposals retain an 

open green space with no environmental harm. 

2.2.4 As result of the above two paragraphs, the proposals are thought to be ‘sustainable development’. The NPPF 

Paragraph 11 states that local authorities should have a ‘presumption in favour of sustainable development’ as 

the proposals do not conflict any area of the development plan. 

2.3.1 Chapter 6 of the NPPF relates to ‘Building a strong, competitive economy’: 

2.3.2 Paragraph 84 states Planning policies and decisions should enable: 

(b) The development and diversification of agricultural and other land-based rural businesses.

(c) Sustainable rural tourism and leisure developments which respect the character of the countryside.

2.3.3 Paragraph 85 states: “Planning policies and decisions should recognise that sites to meet local business and 

community needs in rural areas may have to be found adjacent to or beyond existing settlements, and in 

locations that are not well served by public transport. In these circumstances it will be important to ensure that 

development is sensitive to its surroundings, does not have an unacceptable impact on local roads and exploits 

any opportunities to make a location more sustainable”. 

The Design & Access Statement has discussed transport methods and the business management strategy will 

promote car sharing, or other forms of more sustainable transport, with less emphasis on drivers. Excess car 

use will not be permitted through the booking system. 

2.4.1 Chapter 8 of the NPPF relates to ‘Promoting healthy and safe communities’: 

2.4.2 Paragraph 92 states policies and decisions should aim to achieve healthy, inclusive, and safe places which: 

(a) Promote social interaction, including opportunities for meetings between people who might not otherwise

meet each other. 

(b) Are safe and accessible and public space, which encourage the active and continual use.



(c) Enable and support healthy lifestyles, especially where this would address identified local health and well-

being needs – for example through the provision of safe and accessible green infrastructure, sports facilities, 

local shops, access to healthier food, allotments and layouts that encourage walking and cycling. 

2.5.1 Chapter 13 of the NPPF relates to ‘Protecting Green Belt land’: 

2.5.2 Paragraph 137 states the “government attaches great importance to Green Belts. The fundamental aim of 

Green Belt policy is to prevent urban sprawl by keeping land permanently open; the essential characteristics of 

Green Belts are their openness and their permanence.” 

2.5.3  Paragraph 138 states “Green Belt serves 5 purposes: 

(a) to check the unrestricted sprawl of large built-up areas;

(b) to prevent neighbouring towns merging into one another;

(c) to assist in safeguarding the countryside from encroachment;

(d) to preserve the setting and special character of historic towns; and

(e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban land.”

The proposals are not thought to cause any of the above issues. The land will remain permanently open and 

the boundary treatments could easily be reversed.  

2.5.4 Paragraph 149 lists some of the ‘exceptions’ to policy in Green Belt, that would be acceptable, this includes: 

“(b) the provision of appropriate facilities (in connection with the existing use of land or a change of use) for 

outdoor sport, outdoor recreation, cemeteries and burial grounds and allotments; as long as the facilities 

preserve the openness of the Green Belt and do not conflict with the purposes of including land within it.” 

The proposals are therefore considered an ‘exception’ use which complies with Paragraph 149. 



3.1 Conclusion 

3.2 The proposals at Knypersley Mill Farm are modest in scale and size. The recreation use, with no reduction in 

‘openness’ means that the proposals fully comply with NPPF Paragraph 149 (b) and this in turn, meets the 

‘fundamental aims’ of Paragraph 137.  

3.3 By allowing this additional diversification at Knypersley Mill Farm, the needs of the community are being met, 

this complies with NPPF Paragraph 92. In doing so, this will provide the applicant with a sustainable income, 

this meets NPPF Paragraph 84 and 85 which recognise that rural businesses need support to remain 

sustainable. 

3.3 Given that it is demonstrated that there is a need for the proposed use, and that this will not affect the future 

generation’s ability to perceive the land as open space, the proposals meet Paragraph 7 of the NPPF. The 

proposals can benefit the applicant economically whilst providing a social benefit for communities; given that 

there is no environmental harm, the proposals can be demonstrated to be ‘sustainable development’. The NPPF 

would therefore have a ‘presumption in favour’ of the proposals.  

3.4 For all the above reasons, it is the opinion of the agent that the proposals are worthy of the Council’s support 

and should be granted planning permission, this would be subject to such planning conditions that the local 

planning authority may consider necessary. 

Yours Faithfully, 

Bruce Johnson BSc (Hons), MSc

on behalf of applicant: Mr M Hall 


