
CH/17/022 

Holme, Kingsley Wood Road, Rugeley, WS152UG 

Remodelling of existing dwelling and erection of a detached triple garage 

(departure from development plan) 

No objections received  

 

ITEM NO. 6.17



Location Plan 

ITEM NO. 6.18



Proposed Elevations 

ITEM NO. 6.19



Proposed Floor Plans 

ITEM NO. 6.20



Existing Elevations 

ITEM NO. 6.21



Existing Floor Plans 

ITEM NO. 6.22



Proposed Garage Plans 

ITEM NO. 6.23



CGI Showing Proposed Alterations 

ITEM NO. 6.24



The Alternative Scheme Allowed Under  

Permitted Development Rights 

ITEM NO. 6.25



PAGE IN
TE

NTI
ONALL

Y B
LA

NK



Application No: CH/17/022 

Received: 19/01/2017 

Location: Holme, Kingsley Wood Road, Rugeley 

Parish: Brindley Heath 

Ward: Etching Hill and The Heath Ward 

Description: Remodelling of Existing Dwelling and the Erection of a Detached Triple 

Garage 

 

Application Type: Full 

 

Recommendation:  Approve subject to the attached conditions 

 

Reason for Granting Permission 

In accordance with paragraphs (186-187) of the National Planning Policy Framework the 

Local Planning Authority has worked with the applicant in a positive and proactive manner to 

approve the proposed development, which accords with the Local Plan and/ or the National 

Planning Policy Framework. 

 

1. Standard Time limit 

2. Materials to Match 

3. Removal of permitted development rights 

4. Approved Plans 

 

Reason for Committee Decision: 

The application is a departure from the provisions of the Development Plan but the 

recommendation is for approval. 

 

EXTERNAL CONSULTATIONS  

 

AONB Unit 

The site is within the AONB which is statutory designated area under the Countryside and 

Rights of Way act 2000 (CRoW).  This places a duty on all public bodies to "have regard to 

the purpose of conserving and enhancing the rural beauty of the area of outstanding natural 

beauty".  The AONB management plan, prepared in accordance with CRoW sets out the 

AONB will be conserved and enhanced.  The site is also in Green Belt. 

 

The policies of the adopted Local Plan, including CP1 (Strategy) and Policy CP14 

(Landscape Character and Cannock Chase AONB) are material considerations, as are Green 

Belt policy and SAC considerations. 

 

The National Planning Policy Framework (NPPF), in paragraphs 115 and 116, emphasises 

the importance of protecting the landscape and scenic beauty of AONBs.  The AONB 

Partnership has an agreed a Planning Protocol to include consideration of applications that 

are "likely to have an adverse impact  on either the character of the  local landscape and/ or 

nature conservation interests within the AONB or on its setting".  The AONB planning 

adviser has reviewed the application documents and I am familiar with the location and 

surroundings. 

 

As noted in the design and access statement, the property in its current form has a footprint of 

437m
2 

with an overall floor area of 629m
2
.  The ridge line at its highest point is 6.7metres.  
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The proposed re-modelling will decrease the ground floor footprint to 425m
2
 but increase the 

overall floor area to 703m
2
 by virtue of the space created within the roof.  The ridge height 

would increase to 7.6 metres, with feature gables varying between 8.5 and 9.5m high. 

 

The building is to be clad with a similar (red) brick to that used on other properties in the area 

and traditional clay pantiles will be used on the roof.  Windows are to be grey, with white 

fascias and rain water goods.  The proposed triple garage is to be constructed in the same 

materials as the main property. 

 

It is noted that the application contains a contention that substantial development could be 

carried out under permitted development rights.  However, that is not relevant to these 

comments and the application is considered on the merits of the submitted plans. 

 

Although the benefits of the improved living accommodation that would result from the 

proposal are acknowledged, we do not consider that the property in its current form, taken 

with the outbuildings and the grounds, is a particular discordant feature in the local area.  In 

particular, the 1.5 storey main structure is typical of many of the other properties on Kingsley 

Wood Road. 

 

There is a combination of factors which mean that great care needs to be taken in the design 

of new development in this location:  

 

It is in the AONB. 

It is in Green Belt. 

The adjoining land to the north is a Site of Special Scientific Interest (SSSI) a Special 

Area for Conservation (SAC) and is designated as Open Access Land under the 

Countryside and Right of Way Act (CRoW). 

 

We are concerned that the design approach adopted in this development does not reflect this 

context and would result in harm to the landscape and scenic beauty of the AONB.  Whilst 

the scale of the development, in terms of floor space is not a concern, we consider that the 

increase in overall height ridge height from 6.7 metres to 7.6 metres and especially, the 

incorporation of large (extensively glazed) gables at the front and rear, which increase the 

building height to 9.5 metres are discordant features taking into account the landscape and the 

character of other buildings in the area.  Essentially, the gables will be 2.8 metres higher than 

any part of the existing building.  As such they may well be more visible from Kingsley 

Wood Road, form other nearby dwellings and form the open access land.  We have no 

concerns over the new garage in the position that it is proposed. 

 

I can confirm that the AONB Joint Committee objects to this planning application.  However, 

as indicated above the objection relates to a specific concern over the height and over-

assertive nature of three gables.  We would be willing to reconsider the objection if an 

alternative design, with lower, more modestly glazed, gables or dormers can be adopted. 

 

Brindley Heath Parish Council 

 

INTERNAL CONSULTATIONS 

None consulted. 

 

RESPONSE TO PUBLICITY 
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The application was advertised by neighbour letter and site notice.  No letters of 

representation have been received. 

 

RELEVANT PLANNING HISTORY 

 

The most relevant planning history is as follows: - 

 

CH/03/0062: - Riding Manege. Granted 

 

CH/00/0328: - Projecting canopy and bay window to front elevation. Granted 

 

CH/94/0212: - Triple detached garage.  Granted (Subsequently not built). 

 

86/413:- Swimming pool, games room, bedroom extension 

 

253/83 Reconstruction of the house following fire damage.  Permitted 

development rights were not removed. 
 

1. SITE AND SURROUNDINGS 

 

1.1 The application site is a larger than average dormer bungalow, finished in an off- 

white render under a greyish tile roof with seven pitched dormers to front and rear, 

and set in spacious mature grounds to front, side and rear.   

 

  

1.2  The property has 4 main habitable rooms, swimming pool, utility room, sauna, wet 

room, boiler room and two toilets on the ground floor and five bedrooms, three with 

ensuite and a separate bathroom at first floor level.  That part of the building housing 

the swimming pool has a hipped roof design with a clerestory window providing a 

somewhat unusual feature.  The dwelling has a footprint of 437m
2
. 

 

1.4 The dwelling sits within a site of approximately 2ha, although not all of this will 

constitute curtilage to the dwelling.  Such is the side of the associated garden that the 

existing dwelling is set back 110metres north of Kingsley Wood Road which is 

accessed by a macadam drive through formal mature gardens   The garden slopes up 

towards the existing dwelling which sits on the top of a small rise and forms part of 

the skyline when viewed form the front of the property along Kingsley Wood Road 

 

1.5 The site fronts onto Kingsley Wood Road which is a residential street in an otherwise 

remote area within Cannock Chase.  The character of the road changes from east to 

west.  At its eastern end it is characterised by mid C20th semi-detached houses but as 

one moves west especially on the side of the road the houses become predominantly 

detached and set within very spacious grounds.  The application property is set 

perhaps in one of the largest plots on the road.  However it should also be noted that 

the site like many others on Kingsley Wood Road benefits from mature gardens set 

within a well wooded area which provide an excellent degree of screening of views 

both from near and from a distance. 
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1.6  The site is located in a predominantly rural area which is designated as an Area of 

Outstanding Natural Beauty (the application site being on the edge of) and Green Belt 

in the Cannock Chase Local Plan.  To the north of the site is a Special Area for 

Conservation, SSSI and an Open Access Area  

 

2. PROPOSAL 

 

2.1 The application seeks planning permission for the remodelling of the existing 

dwelling and the erection of a detached triple garage.  The Planning Statement states 

the remodelling of the dwelling would consist of: - 

 

1.   Minor internal conversion of corridor space, wet room, separate toilet and 

sauna into a gym with reconfigured wet room and sauna.  The existing 

conservatory and plant room would be demolished and a new smaller hipped 

roof conservatory built on part of the footprint of the existing.  The plant room 

would be relocated into the internal boiler room.  The overall footprint would 

be reduced to 425sqm. 

 

2. The first floor would be totally reconfigured to create three new enlarged 

gabled dormers to replace ten of the existing smaller dormers, with faces 

extending down to ground floor. 

 

3. Four small dormer windows would be constructed within the main roof which 

would retain an overall height of between 7.5 and 7.75m.  Two gabled 

dormers would have a width of 7.7m and an overall ridge height of 8.5m 

would form the western end of the building with a wall height of 5m.  

Windows contained within the gabled dormers would reflect their peaked 

shape and one of the rear facing ones would extend through to ground floor 

level.  The new first floor accommodation would comprise six bedrooms 

together with a home cinema and separate bathroom. 

 

4. The separate hipped roof topped with a clerestory window and mini-hip to a 

height of 7m above the swimming pool would be replaced by a continuation n 

of the main roof finished at the eastern end with a  half hip. 

 

5. The existing rendered walls would be replaced by facing brickwork containing 

string courses below the main dormer windows and below the main peaked 

dormers across both front and rear elevations. 

 

2.2 In addition to the above the application proposes the construction of a detached 

double garage at the western end of the access drive and to the left of the front 

elevation of the dwelling.  The proposed garage would have a footprint of 71sq m 

with a hipped roof to a height of 4.8m.  It would be constructed in brick and tile to 

match the materials proposed for the alterations to the dwelling 

  

3.  PLANNING POLICY 

 

3.1  Section 38 of the Planning and Compulsory Purchase Act 2004 requires planning 

applications to be determined in accordance with the provisions of the Development 

Plan, unless material considerations indicate otherwise.   
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3.2  The Development Plan currently comprises the Cannock Chase Local Plan (2014) 

 

3.3  Other material considerations relevant to assessing current planning applications 

include the National Planning Policy Framework (NPPF) and Supplementary 

Planning Guidance/Documents. 

 

3.4  Cannock Chase Local Plan (2014)  

 

3.5  CP1 - Strategy – the Strategic Approach 

Development proposals at locations within the Green Belt will be assessed against the 

NPPF and Policy CP14. 

 

3.6 CP3 - Chase Shaping – Design 

High quality design will be a requirement of all development. This policy states that 

all new development should be well-related within the development and to existing 

buildings and their surroundings. Development should also successfully integrate with 

existing trees and landscape features and protect the amenity enjoyed by existing 

properties. The Policy also seeks how proposals form appropriate development within 

the Green Belt to a design in keeping within its surroundings.  It also seeks new 

development to preserve and enhance the landscape, scenic beauty and character of 

the AONB and its setting through the careful design of new development.  

 

3.7 CP14- Landscape Character and Cannock Chase Area of Outstanding Natural Beauty 

(AONB) 

 The District’s landscape character will be protected, conserved and enhanced. 

Appropriate developments within the Green Belt and AONB must be sensitive to the 

distinctive landscape character and ensure they do not have an adverse impact upon 

their setting through design, layout and intensity.  

 

3.8 National Planning Policy Framework  

  

3.9 The NPPF sets out the Government’s position on the role of the planning system in 

both plan-making and decision-taking. It states that the purpose of the planning 

system is to contribute to the achievement of sustainable development, in economic, 

social and environmental terms, and it emphasises a “presumption in favour of 

sustainable development”. 

 

3.10  The NPPF confirms that a plan-led approach to the planning system and decisions 

must be made in accordance with the Development Plan unless material 

considerations indicate otherwise. In particular the following NPPF references are 

considered to be appropriate. 

 

3.11  All the core planning principles have been reviewed and those relevant in this case are 

that planning should:-  

 

    -   always seek to secure high quality design and a good standard of amenity for 

all existing and future occupants of land and buildings; 
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 -   take account of the different roles and character of different areas, promoting 

the vitality of our main urban areas, protecting the Green Belts around them, 

recognising the intrinsic character and beauty of the countryside and 

supporting thriving rural communities within it; 

 

-  support the transition to a low carbon future in a changing climate, taking full 

account of flood risk and coastal change, and encourage the reuse of existing 

resources, including conversion of existing buildings, and encourage the use of 

renewable resources (for example, by the development of renewable energy); 

 

- encourage the effective use of land by reusing land that has been previously 

developed (brownfield land), provided that it is not of high environmental 

value; 

 

3.12  Section 7. Requiring Good Design 

 

3.13  Paragraph 56 of the NPPF attaches great importance to the design of the built 

environment and states good design is a key aspect of sustainable development, is 

indivisible from good planning, and should contribute positively to making places 

better for people. 

 

3.14  Paragraph 57 of the NPPF states it is important to plan positively for the achievement 

of high quality and inclusive design. 

 

3.15  Paragraph 58 of the NPPF states planning policies and decisions should aim to ensure 

that development meets specified criteria, including that it should:- 

 

-  Function well and add to the overall quality of the area. 

-  Establish a strong sense of place. 

-  Respond to local character and history and reflect the identity of local 

surroundings and materials. 

-  Are visually attractive as a result of good architecture and appropriate 

landscaping. 

 

3.16  Paragraph 61 considers planning decisions should address connections between 

people and places and the integration of new development into the natural, built and 

historic environment. 

 

3.17  Paragraph 64 states that permission should be refused for development of poor design 

that fails to take the opportunities available for improving the character and quality of 

an area and the way it functions. 

 

3.18 Protecting Green Belt Land 

 

3.19 Paragraph 79 of the NPPF states that the aim of Green Belt policy is to prevent urban 

sprawl by keeping land permanently open. 

 

3.20  Paragraph 80 identifies the five purposes of Green Belts which are: 

 

-  to check the unrestricted sprawl of large built-up areas 
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-  to prevent neighbouring towns merging into one another 

- to assist in safeguarding the countryside from encroachment 

-  to preserve the setting and special character of historic towns 

-  to assist in urban regeneration by encouraging recycling of derelict and other 

urban land. 

 
3.21 Paragraph 81 of the NPPF states local planning authorities should plan positively to 

enhance the beneficial use of the Green Belt and to retain and enhance landscapes and 

visual amenity. 

 

3.22 Paragraph 87 of the NPPF states “Inappropriate development is harmful to the Green 

Belt and should not be approved except in very special circumstances”. 

 

3.23 Paragraph 88 goes on to state: - 

 

 “When considering any planning application, local planning authorities should 

ensure that substantial weight is given to any harm to the Green Belt…….. ‘Very 

special circumstances’ will not exist unless the potential harm to the Green Belt by 

reason of inappropriateness, and any other harm, is clearly outweighed by other 

considerations.” 
  

3.25  Section 11. Conserving and Enhancing the Natural Environment 

  

3.26 Paragraph 115 of the NPPF states: - 

 

“Great weight should be given to conserving landscape and scenic beauty in 

National Parks, the Broads and Areas of Outstanding Natural Beauty, which 

have the highest status of protection in relation to landscape and scenic beauty. 

The conservation of wildlife and cultural heritage are important considerations 

in all these areas, and should be given great weight in National Parks and the 

Broads.” 

 

4.0 Determining Issues 

 

The determining issues for the proposed development include:-  

 

i)  Principle of development in the Green Belt. 

 

ii) Other harm to the Green Belt 

 

(a) Impact on the openness of the Green Belt. 

(b) Impact on the purposes of including land in Green Belt. 

 

iii)  Impact on the character and form of the area and AONB. 

iv)  Impact on residential amenity. 

v)  Impact on highway safety. 

vi) Impact on nature conservation interests. 

vii) Applicant’s case that very special circumstances exist. 

viii) Weighing exercise to determine whether very special circumstances exist. 
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 Principle of the Development in the Green Belt 

 

4.1 The site is located within the West Midlands Green Belt, wherein there is a 

presumption against inappropriate development, which should only be approved in 

‘very special circumstances’.  Paragraph 79 of the NPPF states that the Government 

attaches great importance to Green Belts, adding that the fundamental aim of Green 

Belt policy is to prevent urban sprawl by keeping land permanently open.  As such the 

essential characteristics of Green Belts are their openness and permanence. 

 

4.2 The stages in taking decisions on applications within the Green Belt are as follows.   

 

(a) In the first instance a decision has to be taken as to whether the proposal 

constitutes appropriate or inappropriate development.   

(b) If the proposal constitutes inappropriate development then it should not be 

allowed unless the applicant has demonstrated that ‘very special 

circumstances’ exist which would justify approval. 

(c) If the proposal is determined to constitute appropriate development then it 

should be approved unless it results in significant harm to acknowledged 

interests. 

 

4.3 Local Plan Policy CP1 & CP3 require that development proposals at locations within 

the Green Belt must be considered against the NPPF and Local Plan Policy CP14. 

Local Plan Policy CP14 relates to landscape character and AONB rather than to 

whether a proposal constitutes appropriate or inappropriate development. 

 

4.4 Whether a proposal constitutes inappropriate development is set out in Paragraphs 89 

and 90 of the NPPF. Paragraph 89 relates to new buildings.   

 

4.5 The NPPF, paragraph 89, states "A local planning authority should regard the 

construction of new buildings as inappropriate in Green Belt. Exceptions to this 

include, amongst other things: - 

 

"…The extension or alteration of a building provided that it does not result in 

disproportionate additions over and above the size of the original building…" 

 

 and 

 

“limited infilling or the partial or complete redevelopment of previously 

developed sites (brownfield land), whether redundant or in continuing use  

(excluding temporary buildings), which would not have a greater impact  on 

the openness of the Green Belt and the purpose of including land within it than 

the existing development.” 

 

As such the proposal could be considered as not inappropriate provided it meets one 

of the above exceptions. 

 

4.6   Extensions are capable of being not inappropriate provided they would not result in 

disproportionate additions over and above the size of the original dwelling. The term 

'disproportionate' is not defined within either the NPPF or the Local Plan. 
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4.7 On the basis of planning appeal decisions it has been established that extensions 

exceeding 50% of the volume of the original building, taken singularly or 

cumulatively with other extensions, are approaching the upper limits of what is 

considered to be not disproportionate. However, this ‘criterion' should only be used as 

a guide and not a definitive rule. It is also important that regard is given to cumulative 

impacts of successive extensions to avoid incremental additions resulting in 

disproportionate additions over time and also to assess how the extension relates 

proportionally to the host property. 

 

4.8 In addition to the above it should be noted that the term 'original building' refers to the 

building as it existed in 1947, or as it was originally built after that date.  Furthermore, 

it should also be taken into consideration that whether a free standing building 

constitutes an extension, or not, is a matter of fact and degree depending on whether 

the structure would read as an extension or not. 

 

4.9 In this particular case it is noted that the “original building” was formed when the 

former dwelling on the site was reconstructed following fire damage in 1983.  This 

building had a volume of 1036m
3
 on a footprint of 212m

2
.  Subsequently the house 

has been extended to include a swimming pool, games room and bedroom extension 

and a projecting canopy and bay window to front such that the volume of the building 

as existing is 1922m
3
 on a building footprint of 437m

2
.  It is considered that these 

additions cumulatively added such bulk, mass and volume (886m
3
 or 85%) over and 

above that of the original dwelling.  This would be currently considered to constitute a 

disproportionate addition over and above that of the original dwelling.   

 

4.10  The extensions and alterations proposed in this application would add further height, 

bulk mass and volume to the building and would result in a building with a volume of 

2576m
3
 on a footprint of 425m

2
. This would equate to an increase in volume of 

1540m
3
 or a 149% increase above that of the original dwelling and 654m

3
 or 34% 

over that which currently exists.  It is therefore beyond doubt that the proposal would, 

taken cumulatively with all the other extensions result in a disproportionate addition 

over and above that of the original dwelling.  The proposal therefore constitutes 

inappropriate development in the Green Belt and a departure from the development 

plan.  The application should therefore be refused unless the applicant can 

demonstrate that very special circumstances exist that would clearly outweigh the 

harm by reason of inappropriateness and any other harm. 

 

 4.11 |This report will now go on to look at other potential impacts to the Green Belt and 

other interests before looking at the applicant's case that there are very special 

circumstances that would justify approval and finally the weighing exercise to 

determine whether this is the case. 

 

4.12 Impact on the Openness of the Green Belt 

 

4.13 As stated above the proposal would result in significant height, bulk, mass and 

volume being added to the existing building and as such the proposal would have an 

impact on the openness of the Green Belt.  However, given the scale it is considered 

that slight to moderate weight should be afforded to the harm. 
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4.14 Conflict with the Purposes of Including Land within the Green Belt 

 

4.15  Paragraph 80 of the NPPF identifies the five purposes of Green Belts and these are 

reiterated in paragraph 3.20 of this report.  However, given the nature of the proposal 

and the proposed reduction in footprint and that all the development would be 

contained within residential curtilage it is considered that the proposal would not 

result in encroachment into the countryside or result in sprawl or conflict with any of 

the other purposes of including land within the Green Belt. 

 

4.16 Design and the Impact on the Character and Form of the Area 

 

4.17  The site is located within the middle of the Cannock Chase Area of Outstanding 

Natural Beauty.  Paragraph 115 of the NPPF sets out that great weight should be 

given to conserving the landscape and scenic beauty of an AONB. This is continued 

in Local Plan Policy CP14 which states:  

 

“Development proposals including those for appropriate development within 

the Green Belt … must be sensitive to the distinctive landscape character and 

ensure they do not have an adverse impact on their setting through design, 

layout or intensity.”  

 

4.18  Furthermore, in respect to issues in relation to design Policy CP3 of the Local Plan 

requires that, amongst other things, that developments should be: -  

 

(i)  well-related to existing buildings and their surroundings in terms of 

layout, density, access, scale appearance, landscaping and materials; 

and  

(ii) successfully integrate with existing trees; hedges and landscape 

features of amenity value and employ measures to enhance 

biodiversity and green the built environment with new planting 

designed to reinforce local distinctiveness. 

 

4.19  In addition Policy CP14 of the Local Plan requires that appropriate developments 

within the Green Belt and AONB must "be sensitive to the distinctive landscape 

character adding that development proposals for extensions to and replacements of 

existing buildings within the Green Belt will be expected to demonstrate sympathy 

with their location through size, appearance and landscape impact mitigation. The 

ground floor area of any proposed extension or replacement building should not 

normally exceed that of the original property by more than 50%." 

 

4.20 In this respect the comments of the AONB Unit are noted, in particular their concerns 

that 

 

i)  the design approach adopted in this development does not reflect this 

context and would result in harm to the landscape and scenic beauty of 

the AONB; and 

 

ii)  the increase in overall height ridge height from 6.7metres to 7.6 metres 

and especially, the incorporation of large (extensively glazed) gables at 

the front and rear, which increase the building height to 9.5 metres 
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would be discordant features taking into account the landscape and the 

character of other buildings in the area; and  

 

iii)   the gables being 2.8 metres higher than any part of the existing 

building may well be more visible from Kingsley Wood Road, from 

other nearby dwellings and from the open access land.   

 

4.21 In terms of the impact on the character of the area it is noted that the proposed 

extensions would increase both the height and massing of the dwelling and that the 

overall impact would be exacerbated by the location of the dwelling at the top of a 

small rise in the ground upwards for Kingsley Wood Road.  It is therefore clear that 

the proposal would potentially have a greater impact on its surroundings than that of 

the existing situation.  Notwithstanding this, it is noted that the dwelling is situated 

110metres back from Kingsley Wood Road and is screened from various viewpoints 

along the road by a combination of trees and mature landscaping both immediately 

outside of the site and within its garden.  Furthermore, from Kingsley Wood Road the 

dwelling would be viewed within the context of the other dwellings within the 

immediate streetscape, which are all individually designed with little in the way of 

unifying characteristics. 

 

4.22 Looking towards the application site from the heathland to the west and north of the 

dwelling it is noted that even in winter the side elevation of the dwelling can only just 

be discerned due to the intervening woodland and it is noted that in the summer 

months the degree of screening would be increased.  

 

4.23  As such the proposed changes would not be particularly visible within the immediate 

vicinity or from the wider area. 

 

4.24 Turning now to the architectural merits of the proposal and whether they are 

acceptable at this location it is noted that the existing building is not of a particular 

vernacular or traditional design and that it is finished in an off-white render which is 

not a traditional finish in the area and which contrasts sharply with the more natural 

colours found in the surrounding woodland.  The proposal to replace the existing 

render finish with brick and tile would allow the building to display more traditional 

materials used in this part of Staffordshire and would have a more muted effect and 

reduce the visual impact of not only the proposal but the existing building. 

 

4.25 The fact that the proposal would introduce new features does not in itself mean that a 

proposal is automatically harmful. Indeed although paragraph 61 of the NPPF states 

that planning decisions should 'address the connections between people and places 

and the integration of new development into the natural, built and historic 

environment', paragraph 60 makes it clear that planning decisions 'should not attempt 

to impose architectural styles or particular tastes and they should not stifle innovation, 

originality or initiative through unsubstantiated requirements to conform to certain 

development forms or styles' adding ' it is, however proper to promote or reinforce 

local distinctiveness. 

 

4.26 Taking all of the above into account, it is concluded that although the proposal would 

be higher and the dormers assertive the impact arising from these factors is extremely 

limited due to the surrounding screening and immediate context.  Furthermore, there 
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are some benefits arising from the opportunity to alter the external materials which 

would help to reinforce local distinctiveness while allowing some degree of 

innovation.  Therefore, having had regard to Policies CP3 and CP14 of the Local Plan 

and the appropriate sections of the NPPF it is considered that the proposal would be 

acceptable in respect to its impact on the character and form of the area and that of the 

Cannock Chase AONB. 

 

4.27  Impact on Residential Amenity 

 

4.28  A core planning principle is that planning should always seek to secure high quality 

design and a good standard of amenity for all existing and future occupants of land 

and buildings and this has been accommodated within Policy CP3 of the Local Plan 

and supported by the guidance as outlined in the Design SPD.   

 

4.29 In this respect it is noted that the dwelling is situated approximately 60m from the 

nearest neighbouring property which is far in exceedance of the separation distances 

set out in the Design SPD 

 

4.30  Therefore the proposed remodelled dwelling by virtue of its distance from the nearest 

dwelling would not result in any significant impact, by virtue of overlooking, loss of 

light or loss of outlook, on the residential amenities of the occupiers of the nearest 

properties. 

 

4.31  Impact on Highway Safety and Capacity 

 

4.32  The proposal would not include any alteration to the access arrangements or the level 

of parking provision within the site or increase the need for further parking to serve 

the dwelling and as such would have no significant detrimental impact on highway 

safety. 

 

4.33 Impact on Nature Conservation Interests 

 

4.34  Although the application site is located within The Chase and is near to a SAC/SSSI it 

is not itself subject to any formal or informal nature conservation designation and is 

not known to currently support any species or habitat that is given special protection 

or which is of particular conservation interest. 

 

4.35 As such the site has no known significant ecological value and the proposal, by virtue 

of its size, scale nature would not result in any significant direct harm to nature 

conservation interests. 

 

4.36 Given the above the proposal is considered acceptable in respect of its impact on 

nature conservation interests and therefore would be in compliance with Policy CP3 

and CP13 of the Cannock Chase Local Plan and the NPPF. 

 

4.37  The Applicant’s Case that Very Special Circumstances Exist. 

 

4.38 As stated above inappropriate development in the Green Belt should only be allowed 

where very 'special circumstances' have been demonstrated. The term 'very special 

circumstances' is not defined in planning policy but it is clear form paragraph that 
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''very special circumstances’ will not exist unless the potential harm to the Green Belt 

by reason of inappropriateness, and any other harm, is clearly outweighed by other 

considerations.'  In addition it should be noted that very special circumstances do not 

have to be rare or unusual in character and can constitute a range of considerations 

which cumulatively may outweigh the harm to the Green Belt and any other harm. 

One such material consideration which is capable of constituting very special 

circumstances is whether there is a "fall-back" position.  Fall-back positions normally 

consist of an existing permission granted either by the local planning authority or by 

virtue of the permitted development order (i.e permitted development) which if 

implemented would result in greater harm to the Green Belt and other interests than 

that arising from the proposal.  However, in order to give a fall-back position to be 

given significant weight there should be a reasonable prospect that the fall-back 

position would be implemented. 
 

4.39 In support of the application the applicant has made the following case: -  

 

"The property benefits form "Permitted Development "rights conferred by 

Schedule 2 Part 1 Class E of the Town and Country Planning General 

Permitted Development Order (England) 2015.  These relate to the erection of 

buildings incidental to the enjoyment of a dwelling not covering more than 

50% of the curtilage  of the dwelling, not exceeding 4 metres in height with a 

dual pitched roof and within an AONB if more than 20 metres from the any 

wall of the dwelling not exceeding 10sq.m.  The building must also not be 

sited on land between the side wall of the dwelling and the boundary of the 

curtilage. 

 

The proposals shown on drawing 15028/SK2A [these are included in the 

agenda pack] comply with these PD criteria.  They involve demolishing the 

existing swimming pool which forms the eastern part of the existing dwelling, 

reducing its footprint to 341sq.m and constructing a detached building in the 

rear garden of the property having a footprint of 245sqm comprising garage, 

gymnasium and swimming pool.  The combined footprint of the two buildings 

would be 576 sq.m. 

 

The development footprint would be considerably larger than the applicant's 

preferred proposal and would extend buildings onto currently undeveloped 

parts of the site to the rear of the dwelling, thereby having an adverse impact 

on openness. The siting of the proposed garage as described above forward of 

the elevation of the dwelling (the applicant's preferred option) would still 

result in a smaller overall building footprint and would  produce a more 

integrated overall design solution, with built development contained within the 

hard surfaced driveway. 

 

The proposed extensions/ alterations to the dwelling are considered to provide 

an overall planning benefit as a result of the use of traditional materials and 

other design details which would be more appropriate to the location than the 

existing building is. This factor, together with the less appropriate alternative 

of the fall-back position are considered to constitute very special 

circumstances to justify the grant of panning permission. 
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4.40  The applicant goes onto state that should the planning permission be granted he would 

be willing to accept a condition to remove any further Class E development within the 

curtilage of the dwelling. 

 

4.41  Weighing Exercise to Determine Whether Very Special Circumstances Exist 

 

4.42 Officers can confirm that under the General Permitted Development Order 2015 the 

applicant does have permitted development rights that would allow him to implement 

the fall-back position.  Furthermore, it is not unusual to find occupiers of dwelling 

houses building free standing outbuildings to house gymnasiums, swimming pools 

and garages.  The applicant has stated that should planning permission not be granted 

than he would have alternative but to go ahead with the alternative scheme under his 

permitted development rights. Officers consider that not only does a fall-back position 

exist but there is a reasonable prospect of the fall-back position being implemented. 

 

4.43 In addition to the above it is accepted by officers that the harm to the Green Belt, 

including the harm by reason of inappropriateness, and harm to the openness of the 

Green Belt would be significantly greater under the alternative scheme. As such it is 

concluded that the harm to the Green Belt and any other harm is clearly outweighed 

by other considerations such that very special circumstances exist that would justify 

approval. 

 

4.44 However, officers consider that given the extent of the changes to the building, both 

existing and proposed that all permitted development rights in Part 1 should be 

removed be condition and not only those under Class E. 

 

5.0  HUMAN RIGHTS ACT 

 

5.1  The proposals set out in this report are considered to be compatible with the Human 

Rights Act 1998. The recommendation to approve the application accords with the 

adopted policies in the Development Plan which aims to secure the proper planning of 

the area in the public interest. 

 

6.0  CONCLUSION 

 

6.1 The proposed extension and alterations and the garage taken cumulatively with other 

extensions would result in a disproportionate addition over and above that of the 

original dwelling and therefore would constitute inappropriate development within the 

Green Belt.  Furthermore, the proposal would result in some limited harm to the 

openness of the Green Belt.  As such the application should be refused unless the 

applicant can demonstrate that very special exist that would justify approval. 

 

6.2  In respect to all matters of acknowledged interest and policy tests it is considered that 

the proposal, subject to the attached conditions, would not result in any significant 

harm and is therefore considered to be acceptable. 

 

6.3 The applicant has demonstrated that a fall-back position exists that if implemented 

would result in greater harm to the Green Belt than that proposed and it is accepted by 

officers that there is a realistic prospect this fall-back position would be implemented. 
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6.4 As such officer consider that very special circumstances have bene demonstrated that 

would justify approval of the proposal. 

 

6.5  It is therefore recommended that the application be approved subject to the attached 

conditions. 
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