
CH/17/112 

The Buds, Buds Road, WS154NA 

Conversion of existing stable into 1No. single storey two bedroom dwelling 

and associated works (resubmission of CH/15/0466) 

9 objections received  

 

ITEM NO. 6.49



Location Plan & Existing Elevations 

ITEM NO. 6.50



Existing Site Plan 

ITEM NO. 6.51



Proposed Site Plan 

ITEM NO. 6.52



Proposed Elevations 

ITEM NO. 6.53



Proposed Elevations 

ITEM NO. 6.54



Existing Floor Plan 

ITEM NO. 6.55



Proposed Floor Plan 

ITEM NO. 6.56



Application No:  CH/17/112 

Received: 16-Mar-2017 

 

Location: The Buds, Buds Road 

Parish: Cannock Wood 

Ward: Rawnsley Ward 

Description: Conversion of existing stable into 1No. single storey two bedroom 

dwelling and associated works (resubmission of CH/15/0466) 

 

 

Application Type: Full Planning Application 

 

 

RECOMMENDATION: That the application be approved subject to the attached 

conditions and the completion of a section 106 agreement to secure mitigation of the 

impacts on the Cannock Chase Special Area of Conservation 

 

Reason for Grant of 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. B2 Standard Time Limit 

2. D2   Materials to be Specified 

3. E12 Landscape Implementation 

4. E15 Landscape Maintenance 

5. I1   Enclosure Restriction 

6. I2   Exclusion of Extensions 

7. No development shall commence until a scheme for the incorporation of a bird box 

into the approved development has been submitted to and approved by the Local 

Planning Authority. 

 

Thereafter the approved scheme shall be implemented before the development is 

brought into use. 

 

Reason 

In the interests of promoting wildlife in accordance with the NPPF. 

 

8. Approved Plans 

 

 

Reason for Committee decision: Objector wishes to address Members in support of the 

objection 
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EXTERNAL CONSULTATIONS 

 

Cannock Wood Parish Council  

No response to date .  

 

AONB Unit  

Objection. The creation of an isolated dwelling, in a prominent location remains a 

relevant AONB consideration. The proposed landscaping would simply define a curtilage 

for the proposed dwelling and would not prevent it from being visible from the public 

footpath which shares the access road.  

 

Notwithstanding the above, if planning permission is granted, condition is requested to 

ensure the design finishes are as stated and future extensions are prevented.  

 

INTERNAL COMMENTS 

 

Environmental Protection  

No adverse comments offered. The replacement of the existing asbestos roof will be 

necessary and the removal, transfer and disposal should be carried out be a specialist 

licensed contractor.  

 

Trees, Landscape and Countryside  

Holding Objection due to lack of detailed tree survey for trees adjacent the access track. 

The applicant should be made aware that there is a Tree Preservation Order protecting the 

trees located adjacent the access track where it joins School Lane. Any unauthorised 

works/ removal or damage to these trees as part of this development would be a criminal 

offence.  

 

There is an area of scrub vegetation located very close to the building which would be 

unfeasible to retain as part of this proposal. Whilst this is visually of low merit, it does 

provide a habitat which offers potential as a bird nesting site. In mitigation for the loss of 

this shrubbery the proposal should incorporate a bird box that is integral to the building.  

 

The principle of conversion of the existing building may be considered acceptable, it is 

essential that the setting is designed to reflect the character of the surrounding landscape 

and to maintain the openness of the Green Belt. Landscape proposals should therefore 

avoid domesticated detailing, with the curtilage remaining open and free from clutter. 

Simple wooden post and rail fencing and native species hedgerow should be used as 

boundary treatments. Entrance and access provision should be unobtrusively designed, 

with parking located to the front of the dwelling and all paved areas kept to a minimum. 

Full details of soft and hard landscaping are required. 

 

Permitted development rights should also be removed. 

 

Ecology Officer 

No response to date. 
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Strategic Housing  

There is no financial contribution required for affordable housing provision. 

 

Planning Policy  

No objection. The existing building is of a substantial appearance of permanent and 

substantial construction, relatively well screened within its landscape setting.  The 

conversion will preserve the openness of the Green Belt and is not therefore an 

inappropriate form of development. The proposal to clad the concrete walls with 

blackened larch cladding and replace the asbestos roof with grey / black powder coated 

aluminium sheet is considered to provide a simple contemporary appearance likely to be 

less obtrusive in the surrounding landscape than the existing white rendered blockwork 

walls. The minimal hard landscaping together with new post and rail fence and native 

planting will ensure the surrounding new work is in character with its setting.  

 

Conditions should include planting details and provision of nest boxes in accordance with 

Local Plan Policy CP3. Permitted development rights should also be removed.  

 

RESPONSE TO PUBLICITY 

 

Site notice and adjoining occupiers notified with 9 letters of objection received.  Issues 

have been raised regarding:- 

 

• The site is within Green Belt Agricultural Land development should not be 

permitted; 

• The building is not of substantial construction being built from breeze blocks with 

no foundations. It is not strong enough to support a residential property without 

extensive works being undertaken; 

• The small size of the building would lead to pressure to extend the building in the 

future if permission is granted for the conversion; 

• The proposed hardstanding is unrealistic as it is hardly big enough for the existing 

use; 

• The applicant is only interested in developing the site; 

• The previous reasons for refusal for CH/15/0466 should still stand; 

• The site is within the AONB and should be protected; 

• Highway safety due to the use of the narrow and busy main road; 

• The grant of permission would ruin the quality of public open space; 

• The dwelling would reshape the village of Cannock wood ruining the character of 

the village and over whelming it;  The site is not within the village settlement of 

Cannock Wood; 

• The access is aligned with protected trees; where would the vehicle and pedestrian 

access be; and how will these trees be affected by the proposal; 

• There are no special circumstances as to why development should be allowed. 
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RELEVANT PLANNING HISTORY  

 

CH/15/0466: - Proposed conversion of barn into 3 bedroom dwelling and 

associated works including an increase in height. Refused for the 

following reasons:- 

 

1. The proposed extension, alteration and conversion of the 

existing building would facilitate the creation of a new 

dwelling in the countryside, which also forms part of the Green 

Belt and is within an Area of Outstanding Natural Beauty.  The 

proposed dwelling including curtilage and associated 

paraphernalia along with the urbanisation of the site would 

result in encroachment into  the countryside and impact on the 

openness of the Green Belt.  As such, the proposal conflicts 

with policies CP1, CP3 and CP14 of the Cannock Chase Local 

Plan (Part 1) and the NPPF particularly paragraphs 79, 80 and 

90. 

 

2. The new dwelling and associated curtilage would also have an 

adverse impact on the appearance and character of the Area of 

Outstanding Natural Beauty.  As such, the the proposal 

conflicts with policies CP1, CP3 CP14 of the Cannock Chase 

Local Plan (Part1) and the NPPF in particular paragraphs 109 

and 115. 

 

The application was consequently dismissed on appeal  16
th

 November 2016. 

 

1. SITE AND SURROUNDINGS  

 

1.1. The application site comprises an existing stable building situated some 150m to 

the north of Buds Road. 

 

1.2. The application site is located in the Green Belt and Area of Outstanding 

Natural Beauty and is outside the Settlement Boundary as denoted within the 

Local Plan. 

 

1.3. The building in its current form consists of a concrete block stable with a lean to 

storage building also formed of concrete block. A pitched asbestos sheet roof 

has been installed over the main structure with a mono-pitch asbestos roof over 

the storage block. 

 

1.4. The existing building comprises of a footprint of 80.9m²; measuring approx.9m 

x 9m and has a maximum height of 4.2m to the ridge. To the front of the 

building off the access path is an area of hardcore which can currently 

accommodate two vehicles (approx.) a simple post and rail / mesh fencing and 
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landscaping denotes the boundaries of the site with access via a metal gate to the 

front of the building.   

 

1.5. The application site is accessed via a narrow tarmac track off School Road. The 

access path also forms part of a public footpath leading into Castle Ring.  

 

1.6. The application site is relatively well screened from Buds Road by existing 

boundary hedgerows and trees. However, given the undulating landscape to the 

north-east, when viewed from School Lane, the application site does occupy an 

elevated position. Notwithstanding this, such views of the building are at 

distance.  

 

1.7. The trees surrounding the access benefit from Tree Preservation Order (TPO) 

27/2001.   

 

1.8. The application site lies some 150m to the north of the properties fronting Buds 

Road and is separated by a field. To the west lies Cannock Wood and 

Gentleshaw Village Hall, to the east open fields and the detached dwelling 

know as ‘The School House’ and to the north Gorse Covert; a detached 

dwelling that shares the existing access off School Road.   

 

2. PROPOSAL  

 

2.1. The proposal is to alter and convert the stable block into a residential property.   

 

2.2. The proposed dwelling comprises an open plan living area and two bedrooms on 

the ground floor. The proposal will reuse the existing structure which comprises 

a footprint of 80m². No increase in this footprint is proposed. 

 

2.3. The existing asbestos roof would be removed and replaced however; there 

would be no increase in height to the existing building.  

 

2.4. The majority of existing openings would be used within the design of the 

conversion. One large additional window would however, be incorporated into 

the rear elevation of the building giving views from the building out over the 

rear garden. 

 

2.5. The new dwelling would utilise the existing area of hardstanding to the front of 

the site for parking two vehicles. The existing fence to the front would also be 

retained. 

 

2.6. A new timber post and rail fence would be introduced to the rear to clearly 

define the residential curtilage and a new native hedgerow would be planted 

along the southern boundary of the site.  

 

 

ITEM NO. 6.61



3. SUPPORTING DOCUMENTS 

 

3.1 The Structural Survey submitted with the application states that the building is 

capable of conversion but the asbestos roof should be removed. The existing 

walls are structurally sound and capable of sustaining any increased loading 

from a new roof.  The sub strata is clay therefore the building would require 

underpinning 

 

3.2 The Ecological Survey (dated 8
th

 June 2015) submitted confirmed that a detailed 

assessment of the building had revealed very limited potential for roosting bats 

as a result if its construction, lack of suitable roosting features and internal 

environment. The assessment did however, reveal there to be some potential for 

nesting birds despite no evidence being found at the time of assessment, as there 

were ample suitable nest-building opportunities identified.  

 

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.   

  

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. 

 

Cannock Chase Local Plan (2014)  

 

3.4. CP1 - Strategy – the Strategic Approach 

The overall strategy is to direct housing and employment development to urban 

areas in proportion to population sizes at the start of the plan period and protect 

the Cannock Chase AONB and other green infrastructure. The national 

presumption in favour of sustainable development is restated. Development 

proposal in the Green Belt will be assessed against the NPPF and Policy CP14 

of the Local Plan. 

 

3.5. CP2 - Developer contributions for Infrastructure 

Contributions will be sought from all development to ensure provision of the 

infrastructure needed to support the level of development required over the plan 

period. This will be primarily through a Community Infrastructure Levy to be 

detailed in a Charging Schedule or via Section 106 planning obligations. 

 

3.6. CP3 - Chase Shaping – Design 
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High quality design will be a requirement of all development. The policy seeks 

new development to be well related to existing buildings and their surroundings 

in terms of layout, density, access, scale, appearance and materials based upon 

an understanding of the context of the site. It continues that development should 

successfully integrate with existing trees, hedgerows and landscape features and 

employ measures to enhance diversity. The scenic beauty and character of the 

AONB and its setting should be preserved and enhanced through the careful 

design of new development. 

 

3.7. CP6 - Housing Land 

The plan provides for 5,300 new houses within the District between 2006 and 

2028. Housing proposals at locations within the Green Belt will be assessed in 

view of relevant policies and the NPPF.  

 

3.8. CP7 - Housing Choice 

Delivery of affordable housing is prioritised by the Council for the District. 

Both the Cannock and Rugeley housing markets also need to be balanced by 

building more smaller dwellings suitable for younger people as well as larger 3 

and 4 bedroom homes.  

 

Affordable housing financial contribution for 1 -14 dwellings and on-site 

provision 15+ 

 

3.9. CP12 - Biodiversity and Geodiversity 

The safeguarding of sites and species according to their international, national 

and local status and the protection, conservation and enhancement of habitats 

are fundamental requirements alongside development ensuring any adverse 

impacts are mitigated.  

 

3.10. CP13 - Cannock Chase Special Area of Conservation (SAC) 

Protection of all internationally important habitats and species, in particular the 

Cannock Chase SAC, is informed by the findings of a Habitats Regulations 

Assessment.  

 

3.11. CP14 - Landscape Character and Cannock Chase Area of Outstanding Natural 

Beauty (AON B) 

Consideration of landscape character will be required in all developments. The 

reuse and sympathetic adaptation of existing buildings which make a positive 

contribution to their setting will be supported. 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. 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 
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proposed extension or replacement building should not normally be exceed that 

of the original footprint by more than 50%. 

 

 National Planning Policy Framework  

  

3.12. 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”. 

 

3.13. The NPPF confirms that a plan-led approach to the planning system and 

decisions must be made in accordance with the Development Plan. In particular 

the following NPPF references are considered to be appropriate.  

 

3.14. Section 6: Delivering a Wide Choice of High Quality Homes 

 

3.15. Paragraph 49 of the NPPF states that housing applications should be considered 

in the context of the presumption in favour of sustainable development. 

 

3.16. Paragraph 50 of the NPPF seeks to deliver a wide choice of quality homes and 

states local planning authorities should plan for a mix of housing. 

 

3.17. Paragraph 55 seeks to promote development in rural areas but should avoid new 

isolated homes in the countryside unless there are special circumstances such as 

(amongst others):- 
 

 

• Where the development would re-use an existing building and lead to 

the enhancement to the immediate setting, or 

 

3.18. Section 7. Requiring Good Design 

 

3.19. 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. 

 

3.20. Paragraph 57 states it is important to plan positively for the achievement of high 

quality and inclusive design. 

 

3.21. Paragraph 58 states planning policies and decision should aim to ensure that 

development meet criteria including:- 
 

 

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

- Establish a strong sense of place 
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- 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 

 

3.22. Paragraph 60 states that decisions should not attempt to impose architectural 

styles or tastes and they should not stifle innovation or originality through 

unsubstantiated requirements to conform to a certain development form or style. 

Local distinctiveness should be reinforced. 

 

3.23. 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. 

 

3.24. Paragraph 64 of the NPPF 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. 

 

3.25. Section 9: Protecting Green Belt Land 

 

3.26. Paragraph 79 Green Belt policy is to prevent urban sprawl by keeping land 

permanently open. 

 

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

 

- to check the unrestricted sprawl of large built-up areas 

- 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 

 
3.28. 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. 

 

3.29. Paragraph 87 states that inappropriate development is harmful to the Green Belt 

and should not be approved except in very special circumstances. 

 

3.30. Paragraph 88  of the NPPF states that 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. 
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3.31. Paragraph 90 Certain other forms of development are also not inappropriate in 

Green Belt provided they preserve the openness of the Green Belt and do not 

conflict with the purposes of including land in Green Belt. This includes 

(amongst others): 
 

 

"- the re-use of buildings provided the buildings are of a permanent and 

substantial construction" 

  

3.32. Section 11. Conserving and Enhancing the Natural Environment 

  

3.33. Paragraph 115 of the NPPF states that great weight should be given to 

conserving landscape and scenic beauty in Areas of Outstanding Natural Beauty 

(amongst others), which have the highest status of protection in relation to 

landscape and scenic beauty. 

 

3.34. Paragraph 118 states planning permission should be refused for development 

resulting in loss or deterioration of irreplaceable habitats...and the loss of aged 

or veteran trees...unless the benefits of the development clearly outweigh the 

loss. 

 

3.35. Design SPD 
 

3.36. This supplementary planning guidance details what is required to ensure that 

development is of the highest design standards and that amenity of neighbouring 

residential properties will be protected.  

 

3.37. The document also provides key design principles for development within the 

Green Belt and AONB in support of Local Plan Policy CP14, with particular 

reference to the conversion of existing buildings.  

 

3.38. The Design SPD states that conversion of existing buildings offers opportunity 

to reuse an often historic building without affecting the openness of the Green 

Belt and in addition enhancing the character of the rural area. The conversion of 

buildings should preserve and enhance the integrity of the building. 

 

3.39. Parking Standards, Travel Plans & Developer Contributions for Sustainable 

Transport (SPD)  

  

3.40. This document sets out the maximum number of parking spaces required for 

new development.  Specifically, it requires new two or three bedroom dwellings 

to provide 2 off-street parking spaces.  

 

 

4. DETERMINING ISSUES 

 

4.1. The determining issues for the application are: - 
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• Principle of development, 

• Design, and impact on the character and form of the area 

• Previous reason for refusal, 

• Impact upon neighbouring dwellings, 

• Ecology, 

• Affordable housing provision; and  

• Impact upon the Cannock Chase Special Area of Conservation  

 

4.2. Principle of Development    

 

4.3. The application site is location within the Green Belt and the ANOB. Local Plan 

Policy CP1 seeks development proposals within the Green Belt to be assessed in 

view of the National Planning Policy Framework (NPPF). 

 

4.4. The NPPF states that the re-use of buildings provided that the buildings are of 

permanent and substantial construction is not inappropriate providing they 

preserve the openness of the Green Belt and do not conflict with the purposes of 

including land within the Green Belt (para. 90). Whilst paragraph 55 of the 

NPPF states that new isolated development in rural areas should be resisted 

unless there are that special circumstances which include the re-use of 

redundant or dis-used buildings where reuse would lead to an enhancement to 

the immediate setting. 

 

4.5. A Structural Survey was submitted with the application which concluded that 

the building with the addition of underpinning was of a sound construction that 

could be easily retained. Previous independent advice from Building Control 

Officers who reviewed the Structural Survey and visited the building in question 

concurred with the findings of the structural survey. The Inspector who assessed 

the appeal also concluded that the building was worthy of conversion being of a 

permanent and substantial construction.  

 

4.6. The application site is located outside the Cannock Wood Settlement Boundary 

as defined within the Local Plan. The NPPF seeks to avoid new isolated homes 

in the countryside. However, it does allow the re-use of an existing building in 

an isolated location.   

 

4.7. Local Plan Policy CP14 further supports the principle of the re-use and 

sympathetic adaptation of existing buildings within the AONB. 

 

4.8. Local Plan Policy CP1 seeks development that is sustainable. The location of 

the application site is not considered to be in a highly sustainable location. 

However, this factor is outweighed by the fact that the reuse of buildings and 

the environmental capital (materials and energy) already invested in them is 

inherently sustainable. 
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4.9. The existing building comprises of a functional yet somewhat dilapidated 

building. However, as the building is already in existence the principle of its  re-

use is appropriate. Whilst the roof over the building would have to be replaced 

given its asbestos construction, the height would remain unaltered. In this 

instance, the building is an existing structure and whilst there will be  alterations 

in the western elevation to increase the fenestration and the replacement of the 

roof, further development within the curtilage of the site will be controlled via 

conditions.  

 

5.10 The fundamental aim of Green Belt Policy is to retain openness.  In this instance 

the proposal relates to an existing building.  Openness can be impacted on by 

increased urbanisation.  However, these elements would be controlled by 

condition.  As such, subject to the proposed conditions the proposed development 

would have no greater impact on the openness of the Green Belt.  Officers have 

also had regard to the purposes of including land within the Green Belt and for the 

following reasons the proposal would not compromise those purposes.    

 

-    to check the unrestricted sprawl of large built-up areas -   

In this instance, the application relates to the conversion and alteration of 

an existing building in a rural location. As such, this will not lead to an 

increase in urban sprawl. 

 

-    to prevent neighbouring towns merging into one another -  

Being an existing isolated building, the application site will not merge 

neighbouring towns 

 

-    to assist in safeguarding the countryside from encroachment –  

This is not relevant as the building already exists. 

 

-   to preserve the setting and special character of historic towns –  

Not relevant in this instance as the West Midland Green Belt was not 

designated to protect the character of historic towns. 

 

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

other urban land –  

The proposal achieves this. 

 
4.10. As such, the proposal accords with the NPPF and Local Plan Policies CP1, CP3 

and CP14. and is considered acceptable in principle. 

 

4.11. Design and Impact on the Character and form of the Area 

 

4.12   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:  
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“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.”  

 

4.13  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. 

 

4.14  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%." 

 

4.15 In this respect the comments of the AONB Unit are noted. 

 

4.16   In response officers note  that there is no increase proposed to the original 

footprint of the building. The design encompasses an open plan living layout with 

two further bedrooms and a bathroom. The existing roof comprises of asbestos 

and as such, it is not possible to retain this. Therefore, as the whole of the existing 

roof would be removed and replaced. 

 

4.17   The design of the building would be altered from the rendered breeze block finish 

with asbestos sheet roof. The converted building would be finished with timber 

cladding with an aluminium powder coated clad roof. All of which are materials 

associated with agricultural / countryside settings.  

 

4.18   Whilst there are views of the building from the north-east these views are 

glimpses at a distance of 180m. A condition for landscaping details to be 

submitted has been recommended and these details should include additional 

landscaping to help screen the property from School Lane.  

 

4.19   The creation of new openings into the western elevation will not have an adverse 

visual impact upon the surrounding countryside. The proposal to reuse the 
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dilapidated building and replace the asbestos roof should improve the appearance 

of the building and enhance the visual appeal with its surroundings. 

Environmental Health Officers confirm that the replacement of the existing 

asbestos roof is necessary and the removal, transfer and disposal of these 

materials should be carried out by a specialist licensed contractor. 

 

4.20   The final appearance of the building is considered innovative given the 

constrictions of the site. The applicant has submitted a bespoke dwelling that 

would enhance its setting and renovate the existing dilapidated stable block into a 

two bedroom family home in accordance with paragraph 55 of the NPPF.  Further 

to comments from the AONB Unit, a condition has been recommended to ensure 

appropriate materials are used given the sensitive location of the site.  

 

4.21  To further ensure the application site does not result in over urbanisation the 

removal of permitted development rights is also recommended.  

 

4.22  Reasons for previous refusal  

 

4.23   The previous proposal for the conversion of the building into 3 bedroom dwelling 

and associated works including an increase in height was refused for the 

following reasons: - 

 

The proposed extension, alteration and conversion of the existing building 

would facilitate the creation of a new dwelling in the countryside, which 

also forms part of the Green Belt and is within an Area of Outstanding 

Natural Beauty.  The proposed dwelling including curtilage and associated 

paraphernalia along with the urbanisation of the site would result in 

encroachment into  the countryside and impact on the openness of the 

Green Belt.  As such, the proposal conflicts with policies CP1, CP3 and 

CP14 of the Cannock Chase Local Plan (Part 1) and the NPPF particularly 

paragraphs 79, 80 and 90. 

 
The new dwelling and associated curtilage would also have an adverse 

impact on the appearance and character of the Area of Outstanding Natural 

Beauty.  As such, the the proposal conflicts with policies CP1, CP3 CP14 

of the Cannock Chase Local Plan (Part1) and the NPPF in particular 

paragraphs 109 and 115. 

 

4.24   The previous refusal was subsequently dismissed on appeal. The Inspector 

determined the last proposal to be inappropriate development in the Green Belt 

due to the degree of alteration and extension required. In this instance, the 

proposal uses the existing building with no increase in footprint or height to 

facilitate the conversion. As such, the proposal is considered appropriate 

development in accordance with Paragraph 90 of the NPPF and Local Plan Policy 

CP14. 
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4.25   The proposed materials to be used to clad the existing render building would be 

wooden with a new aluminium sheet roof both of which are typical materials 

associated with rural settings and considered to be less obtrusive than the existing 

white render walls. The plans indicate that all existing openings will be used with 

the addition of one additional opening in the western elevation.  

 

4.26   The proposed works to the land surrounding the building would also be kept to a 

minimum (paving footpath around the building) with the existing hardstanding 

replaced with loose gravel and a small post and rail fence introduced to the 

western boundary of the newly defined curtilage.  The curtilage around the 

building has also been reduced to a minimum and now would retain the majority 

as paddock.  

 

4.27  As such, the proposal has reduced the extent of works proposed to the building, 

proposed agricultural materials to the external finish of the building and limited 

the number of openings to retain an agricultural appearance. The external works 

proposed would re-use existing hardstanding and limit the extent of the new to a 

footpath would ensure the proposal does not encroach on the character and 

appearance of this location.  The introduction of native hedgerows would enhance 

the character and appearance of this rural location. As such, the proposal would 

comply with the criteria set out within Para.109 & 115 of the NPPF, Local Plan 

Policy CP14 and the Design SPD. 

 

4.28   Impact upon neighbouring dwellings  

 

4.29  The nearest dwelling to the application site is ‘The School House’ sited some 60m 

to the east. This dwelling is surrounded by mature landscaping and therefore not 

overly visible from the application site.  

 

4.30   The application site is a sufficient distance from neighbouring dwellings to 

comply with the Council's Spatial Standards. Therefore, the proposal would not 

result in a detrimental impact to the living standards of neighbouring occupiers in 

accordance with Design SPD.   

 

4.31   Landscaping 

 

4.32   Landscape Officers raised no objection to the proposal in principle. However, 

additional information is required. Whilst the plans do show some degree of 

development in the form of hard landscaping the information was considered 

insufficient at this stage. The landscape details submitted including the 

hardstanding appears to be inappropriate in this location. Any landscaping 

proposals should seek to avoid urbanisation of the site. Simple wooden post and 

railing fencing and native species hedgerows should be used along the boundaries. 

The entrance should be unobtrusively designed with parking to the front and other 

paved areas kept to a minimum. As such, a condition is recommended for the 
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approval of hard and soft landscaping prior to the commencement of 

development. 

 

4.33  Landscape Officers have requested a tree survey to include the trees adjacent the 

access road leading to the site. Whilst these trees are protected by TPO 27/2001 

the access already exists together with the risk of damage to these trees. No 

alterations are proposed to the access as a consequence of the proposal. As such it 

is considered that the proportionate response to this issue would be to  attach an 

informative to any decision notice issued warning the developer that the trees are 

protected and that any damage to these trees as a consequence of the application 

will be liable for prosecution.  

 

4.34  Ecology 

 

4.35   The Ecological Survey found that the habitats within the site, particularly the 

species poor semi-improved grassland offers a medium to low ecological value as 

it lacks opportunities for protected and notable species.   

 

4.36   The stable block was found to have very limited potential for roosting bats as a 

result of its construction, lack of suitable roosting features and internal 

environment. The assessment did however; reveal some opportunities suitable for 

nesting potential.  

 

4.37   Para 118 of the NPPF seeks opportunities to incorporate bio-diversity in and 

around developments. Due to the potential for nesting birds, bird boxes for 

Sparrow or Starlings should be provided on site to maintain and enhance the 

existing breeding possibilities. This can be achieved either by placing a box on the 

elevations of the dwelling or on existing trees. This will be secured through 

condition.  

 

4.38   Affordable Housing Provision   
 

4.39   Under Local Plan Policy CP7 requires financial contributions for affordable 

housing on sites of between 1 and 14 dwellings.  Notwithstanding the provisions 

of Policy CP7, it is noted in the Practice Guidance has been updated in light of the 

decision handed down by the Court of Appeal in the case of West Reading and 

Berkshire. As such, in light of this, this Council is no longer pursuing s106 

contributions for housing schemes of less than 10 units and it is considered, on 

balance, that the proposal is acceptable without a contribution towards affordable 

housing. 

 

4.40   Community Infrastructure Levy (CIL) 

 

4.41   The Council's CIL Charging Schedule was approved on 15th April 2015 and came 

into effect on the 1
st
 June 2015. The CIL for all new residential development is 

£40 per square metre of floorspace and is used to pay for infrastructure, if liable.   
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4.42   Impact upon the Special Area of Conservation   
 

4.43   The Council has a duty as a responsible authority under the Conservation of 

Habitats and Species Regulations 2010 (Habitat Regulations) to ensure that the 

decisions it makes on planning applications do not result in adverse effects on the 

integrity of the Cannock Chase Special Area of Conservation (SAC), which has 

internationally protected status under the Regulations for its unique heathland 

habitat. However, given that this is a conversion without an increase in floorspace 

the proposal would not be liable to pay CIL.  AS such the applicant would be 

required to enter into a Section 106 agreement to pay the contribution to mitigate 

the impact on the SAC.  Subject to such an agreement the proposal would be 

acceptable. 

 

4.44  Issues Raised  by Objectors which area not Already Covered Above:- 

 

4.45  The change of the land to residential could see further future development on this 

site;  Officers note that the application is for the conversion of a building into one 

dwelling and that any future development would require an application and be 

determined on its own merits.  

 

4.46   The installation and progression of gas and mains services will cause disruption to 

School Lane and Buds Road, both of which are already heavily congested; 

Officers note that whilst it is acknowledged that the proposed development will 

cause disruption, it will be for a limited period only whilst the building is being 

converted. 

 

 

5. HUMAN RIGHTS ACT 

 

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

Human Rights Act 1998. The proposals could potentially interfere with an 

individual’s rights to the peaceful enjoyment of his or her property as specified 

in Article 8 and Article 1 of the First Protocol, however, the issues arising have 

been considered in detail in the report and it is considered that, on balance, the 

proposals comply with Local Plan Policy and are proportionate. 

 

 

6. CONCLUSION 

 

6.1. In conclusion, it is considered that the proposal is appropriate development 

within the Green Belt, not resulting in harm to its openness, in accordance with 

Paragraphs 55 & 90 the NPPF and Local Plan Policies CP1 and CP14. 

 

6.2. The design alterations would not have an adverse visual impact to the building 

or the Area of Outstanding Natural Beauty in accordance with Local Plan Policy 

CP14 and the Design SPD. 
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6.3. The proposed dwelling would not have an adverse impact upon the privacy or 

daylight of the neighbouring occupiers in accordance with the Design Guide and 

Local Plan Policy CP3.  

 

6.4. Approval is recommended subject to conditions and the completion of a section 

106 agreement to secure the SAC mitigation payment. 
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