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Garage court at Wood View, Rugeley, WS151AT 

Residential Development:- Demolition of garage court and erection of 2No. 

two bed houses 

No objections received  
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Application No: CH/17/134 

Received: 06/04/2017 

Location: Garage Court at Wood View, Rugeley  

Parish: Brereton and Ravenhill 

Ward: Brereton and Ravenhill 

Description: Residential development: Demolition of garage court and erection of 2No 

two storey houses  

Application Type: Full 

 

Recommendation:  Approve 

 

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. 

 

Reason for Committee Decision: 

The application has been submitted by the Council. 

 

Conditions 

 

1.   The development to which this permission relates must be begun not later than the 

expiration of three years beginning with the date on which this permission is granted. 

 

Reason 

To comply with the requirements of Section 91 of the Town & Country Planning Act 

1990. 

 

2. No development hereby approved shall take place, until a Construction Method 

Statement has been submitted to, and approved in writing by, the Local Planning 

Authority. The approved Statement shall be adhered to throughout the construction 

period. The Statement shall: 

 

i.   specify the type and number of vehicles; 

ii.    provide for the parking of vehicles of site operatives and visitors; 

iii.  provide for the loading and unloading of plant and materials; 

iv.  provide for the storage of plant and materials used in constructing the 

development; 

v.  provide for wheel washing facilities; 

vi.  specify the intended hours of construction operations; 

vii.  measures to control the emission of dust and dirt during construction 

viii specify method of piling should piling be undertaken 

 

Reason  

In order to comply with Para 32 of the National Planning Policy Framework. 

 

3 Prior to the dwellings hereby approved are first occupied a scheme for the disposal of 

surface and foul water (including the results of a percolation test for soakaway design 

solutions) shall be submitted to and approved in writing by the Local Planning 
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Authority.  Any scheme submitted shall include the relationship of any part of the 

disposal system in respect to the root protection areas of retained trees.  The dwellings 

shall not be occupied until the works comprising the approved scheme have been 

implemented in full. 

 

Reason 

To ensure that foul and surface water are adequately disposed of in the interests of 

flood prevention and the protection of the aquatic environment.  

 

4. No development shall commence until details of a remediation strategy to deal with 

contamination on the site, together with an unforeseen contamination remediation 

strategy, have been submitted to and approved in writing by the Local Planning 

Authority.  Before any dwelling hereby approved is occupied the works comprising 

the approved scheme shall be implemented in full, and verification and validation that 

the contamination has been appropriately disposed of and that the site is remediated to 

standard fit for its intended purpose submitted in writing to the Local Planning 

Authority. 

 

 Reason 

To ensure that the site is adequately remediated in the interests of public health and 

safety. 

 

5. Prior to the dwellings hereby approved are first occupied the parking and turning 

areas serving those dwellings, as shown on the approved drawing reference 2375-10-

06 shall be provided and surfaced as per the submitted plan.  The parking and turning 

areas shall thereafter be retained for the lifetime of the development. 

 

Reason 

In order to comply with Para 32 of the National Planning Policy Framework. 

 

6. Prior to the first use of the development a system of surface water drainage shall be 

installed on the site to prevent surface water discharging onto or off the public 

highway. The system shall then be maintained in an operational manner thereafter. 

 

Reason 

In order to comply with paragraph 32 of the National Planning Policy Framework. 

 

7. The external materials to be used in the construction of the dwellings hereby approved 

shall be  

 

(a)    Carlton Brick Wolds Minster Blend (red) facing bricks for the walls, 

and 

(b)   Sandtoft Calderdale concrete interlocking roof slate (dark grey) for the 

roof, 

 unless otherwise approved in writing by the Local Planning Authority. 

 

Reason  

In the interests of visual amenity and to ensure compliance with Local Plan Policy 

CP3 and the National Planning Policy Framework. 
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8. Notwithstanding the details shown on the approved plan the height of the fence along 

the boundary shared with the surrounding properties shall be 2.0m unless otherwise 

agreed in writing by the Local Planning Authority. 

 

 Reason 

In the interests of protecting the amenity of the occupiers of the neighbouring 

properties in accordance with Policy CP3 and the NPPF. 

  

9.   Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (Amendment) Order 2015 (or any Order revoking and re-enacting that 

Order with or without modification), no development within Part 1 of Schedule 2 to 

the Order shall be carried out without an express grant of planning permission, from 

the Local Planning Authority, namely: 

 

•    The enlargement, improvement or other alteration of the 

dwellinghouse; 

•    The enlargement of the dwellinghouse consisting of an addition or 

alteration to its roof; 

•    Any other alteration to the roof of the dwellinghouse; 

•    The erection or construction of a porch outside any external door of the 

dwelling; 

•    The provision within the curtilage of the dwellinghouse of any building 

or enclosure, swimming or other pool required for a purpose incidental 

to the enjoyment of the dwellinghouse as such, or the maintenance, 

improvement or other alteration of such a building or enclosure; 

•    The provision within the curtilage of the dwellinghouse of a hard 

surface for any purpose incidental to the enjoyment of the 

dwellinghouse as such; 

•    The erection or provision within the curtilage of the dwellinghouse of a 

container for the storage of oil for domestic heating; or 

•    The installation, alteration or replacement of a satellite antenna on the 

dwellinghouse or within the curtilage of the dwellinghouse. 

 

Reason  

The Local Planning Authority considers that such development would be 

likely to adversely affect the amenity of neighbouring occupiers and the 

character of the area. It is considered to be in the public interest to require an 

application to enable the merits of any proposal to be assessed and to ensure 

compliance with Local Plan Policy CP3 - Chase Shaping - Design and the 

NPPF. 

 

10. Prior to the dwellings hereby approved are first occupied 

 

a)  A scheme to mitigate for the impact of the proposed development on 

the Cannock Chase Special Area of Conservation has been submitted 

to and agreed in writing with the Local Planning Authority; and 

 

b)  The approved scheme to mitigate for the impact of the proposed 

development on the Cannock Chase Special Area of Conservation 
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(SAC) shall be implemented in full in accordance with the approved 

details. 

Reason 

To ensure that the development mitigates for the impact on Cannock Chase Special 

Area of Conservation in accordance with Local Plan Policy CP13 and the NPPF. 

 

11.   The development hereby permitted shall be carried out in accordance with the 

following approved plans and documents:  

  

2375-10-05 

 2375-10-06 

 

Reason 

For the avoidance of doubt and in the interests of proper planning. 

 

12. The dwellings hereby approved shall only be used for the provision of affordable 

housing in perpetuity, unless otherwise agreed in writing by the Local Planning 

Authority. 

 

 Reason 

 The application has been assessed on the basis that the dwellings are for the provision 

of affordable housing. 

 

Notes to the Developer 

 

1.   The Environmental Health Officer has  advised that the applicant is required to apply 

for a demolition notice under the provisions of the Building Act 1984 where the 

standard demolition notice conditions should be applied.  The demolition process 

should accord to the British Standard BS6187: 2011 Code of practice for demolition.   

An asbestos survey of the existing building will be required prior to demolition; any 

asbestos identified will need to be removed via a specialist contractor with the waste 

transfer documentation retained by the developer. 

 

2.   In respect of the condition construction hours will need to accord to the Control of 

Pollution Act 1974. 

 

EXTERNAL CONSULTATIONS  

 

Staffordshire County Council Highways  

Objections on the grounds that the parking spaces are not of an adequate width.  The parking 

spaces should be 2.4m wide + 0.3m on either side of a hard boundary to allow for the doors 

to open. 

 

INTERNAL CONSULTATIONS 

 

Environmental Health 

No adverse comments are offered in regards to the principle of this development.  The 

demolition of the existing garages must be undertaken under controlled conditions and 

licensed specialist contractors employed to remove and dispose of any asbestos containing 

materials that may be present, roofing sheets in particular at this location. 
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A site investigation report has been submitted by Arc Environmental ref 15-023.01L (Site N) 

dated 12 June 2015 with supporting documentation.  This has identified that no gas protection 

measure swill be necessary, however, contamination of the site with asbestos, TPHs and PAH 

and lead has been identified.  Remediation works will therefore be required to ensure that 

there is no future risk to health of occupiers of the site and details of the proposed 

remediation strategy should be submitted for prior approval purposes.  These works will need 

to be independently verified and validated. 

 

Strategic Housing 

This is in Council ownership and Cabinet approved the proposed scheme subject to planning 

approval in March 2017.  Two bedroom rented accommodation is in high demand in the 

District and this scheme will contribute to meeting the need. 

 

Development Policy 

The National Planning Policy Framework (NPPF) states that development proposals should 

be approved where they accord with the development plan and there are no policy 

restrictions.  The Cannock Chase Local Plan (Part 1) Policy CP1 also supports sustainable 

development, while Policy CP6 permits new housing focussing on urban sites within 

Cannock Case District. Policy CP3 advocates appropriate design and cohesion with adjacent 

uses in new development including protection of amenity. 

 

Site R113 in the Strategic Housing Land Availability Assessment (SHLAA) 2016 

background document regards the site as developable within 6-15 years. 

 

It should be noted that the site is located within the Brereton and Ravenhill Neighbourhood 

Area and that the Parish Council is preparing a Neighbourhood Plan for their parish area. 

 

Therefore the principle of development is considered acceptable at this location and is 

supported by planning policies, subject to appropriate design principles that protect the visual 

aesthetics of the local area and amenity of neighbouring properties. 

 

The comments provided by the highway authority should be carefully considered as the 

redevelopment of the garage sites may displace residents parking onto the public highway, 

and this may require mitigation measures within the development sites. 

 

Estates 

No comments received. 

 

RESPONSE TO PUBLICITY 

 

The application was advertised by neighbour letter and site notice.  One letter of objection 

has been received stating the following: - 

 

• The proposed new boarded wooden fence which boarders my property which I am 

responsible for and is confirmed on my property deeds.  I would suggest that an 

inspection be carried out on the rear of my property before any method statement/ risk 

assessment be made. 
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• There does not seem to be any indication of any drainage in the road area accept [sic] 

the existing one which has never been fit for purpose and causes my property to flood 

on a regular basis during heavy rainfall. 

 

• Since the garages are to be demolished what alternative parking will be offered? 

 

RELEVANT PLANNING HISTORY 

 

There is no recorded relevant planning history to this site. 

 

1. SITE AND SURROUNDINGS 

 

1.1 The application site comprises a garage court site with rows of garages on either side 

at the head of Wood View, a cul-de-sac within a predominantly residential area 

comprising mainly semi-detached houses with gable roof designs. 

 

1.2 The site has a footpath link providing access between Wood View and Yew Tree 

Road.   

 

1.3 The site slopes west to east by approximately 1.5m.   

 

1.4 To the north of the site are the rear gardens of the residential properties fronting onto 

Yew Tree Road.  The rear boundary of these gardens appears to comprise the rear 

wall of the northern garage block.   To the west of the site are the rear gardens of Nos 

32-36 Ravenslea Road and to the east is the side boundary to No 24 Wood View. 

 

1.5 To the south are the rear boundary to 30- 32 Ravenslea and the side boundary of No11 

Wood View. Again the rear of the garages appears to form the garden boundary with 

these properties. 

 

1.6 The site is unallocated in the Cannock Chase Local Plan (Part 1) and lies within the 

settlement of Cannock.  It therefore has good public transport links by bus to Rugeley 

and Brereton where there are a variety of goods and services and is in walking 

distance to local shops and schools.   

 

1.7 The site is located within Flood Zone 1 on the Environment Agency's flood risk maps 

and is free from any designation or policy constraint.  

 

2. PROPOSAL 

 

2.1 The applicant is seeking full planning permission for the demolition of the garage 

court and the construction of 2No 2 storey semi-detached dwellings constructed  of 

Carlton Brick Wolds Minster Blend (red) facing bricks under a Sandtoft Calderdale 

concrete interlocking roof slate (dark grey) gabled roof.  Each dwelling would have 

two car parking spaces measuring 2.4m by 4.8m. 

 

2.2  The application form states that surface water would be discharged to soakaway and 

that foul water would be discharged to the mains sewer. 
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2.3 The front elevation of Plots 1 and 2 would face east and to the rear would have 

enclosed gardens. 

 

2.4 A 1.8m high close boarded wooden fence would be erected along the western, eastern, 

northern and part of the southern boundary. 

 

2.5 The proposed dwellings would be 100% affordable. 

 

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.   

  

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 Part 1 (2014)  

 

3.4  CP1-Strategy 

The focus of investment and regeneration will be in existing settlements whilst 

conserving and enhancing the landscape of the AONB, Hednesford Hills, Green Belt 

and the green infrastructure of the District.  Reaffirms the presumption in favour of 

sustainable development set out in the NPPF. 

 

3.5  CP2 - Developer Contributions for Infrastructure 

 All housing developments will be required to contribute towards providing affordable 

housing and/ or the necessary infrastructure necessary for the delivery of the Local 

Plan. 

 

3.6  CP3 - Chase Shaping – Design 

 High quality design will be a requirement of all development. This policy seeks new 

development to be well related within the wider development and to existing 

buildings in terms of design, materials and appearance (amongst others).   This is 

supplemented by the Design SPD (adopted April 2016). 

 

3.7 CP6 – Housing Land 

 2,350 new houses on urban sites identified by the Strategic Housing Land Availability 

Assessment 2012(SHLAA) in the following proportions (66%) in Cannock, 

Hednesford and Heath Hayes, (29%) in Rugeley and Brereton and (5%) in Norton 

Canes.  This figure includes discounts and windfall allowances.  

 

3.8 CP7 – Housing Choice 

 Affordable housing contributions are required.  The policy supports the provision of 

smaller homes suited for younger people and housing suitable for specific needs, in 

order to restore balance in the housing market. 

 

ITEM NO.  6.133



3.9 CP12 – Biodiversity and Geodiversity 

  The District’s biodiversity and geodiversity assets will be protected. 

 

3.10  CP16- Climate Change and Sustainable Resource Use 

1. The Council, working with partners, will tackle climate change and ensure 

sustainable resource use via the promotion and positive consideration of 

initiatives and development proposals.  The policy then goes on to list a series 

of issues that should be taken into consideration when assessing applications, 

including 

 

  (a)  accessibility of services and sustainable transport networks. 

 

(b)   contribute to energy efficiency, renewable and low carbon energy 

generation and higher levels of overall sustainable construction. 

   

  (c)   assist adaptation to climate change. 

 

 (d)   reduce or mitigate all forms of pollution, based on air quality 

modelling. 

 

  (e) contribute to national and local waste reduction and recycling targets. 

 

  (f) use land and building assets sustainably. 

 

  (g) appropriately account for both current and future potential levels of 

flood risk. 

 

   

 2. All residential and non-residential development proposals should contribute to 

tackling climate change and promoting sustainable resource use by 

 

 (a)  exploring opportunities for exceeding national timetables for zero 

carbon development. 

 

 (b)  improving the energy performance and wider sustainability of the 

existing building stock. 

 

Standards achieved should be expressed in line with nationally 

recognised standards, namely …..BREEAM (or any future 

equivalents). 

 

 (c)  Avoiding developments in high risk flood areas. 

 

 (d)  Protection of the water environment. 

 

 (e)  Incorporating landscaping and sustainable design measure that assist 

adaptation to climate change. 

 

 (f)  Supporting building reuse. 
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 (g)  Considering the potential to sterilise mineral resources. 

 

3.11  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 outlines the “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  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; 

 

 - proactively drive and support sustainable economic development to deliver the 

homes, business and industrial units, infrastructure and thriving local places 

that the country needs. 

 

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

developed provided that it is not of high environmental value; 

 

-  contribute to conserving and enhancing the natural environment and reducing 

pollution; 

 

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

developed, provided that it is not of high environmental value; 

 

-  actively manage patterns of growth to make fullest possible use of public 

transport, walking, cycling and focus significant development in locations 

which are or can be made sustainable. 

 

3.15  Requiring Good Design 

 

3.16 Paragraph 56 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. 

 

3.17 Planning policies and 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.  It is, 

however, proper to seek to promote or reinforce local distinctiveness.  

 

3.18 Although visual appearance and the architecture of individual buildings are very 

important factors, securing high quality and inclusive design goes beyond aesthetic 
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considerations.  Therefore planning policies and decisions should address the 

connections between people and places and the integration of new development into 

the natural, built and historic environment. 

 

3.19 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. 

 

3.20  Promoting Sustainable Transport 

 

3.21 Paragraph 29 of the NPPF states 'Transport policies have an important role to play in 

facilitating sustainable development but also in contributing to wider sustainability 

and health'. 

 

3.22 Paragraph 30 of the NPPF goes onto state 'Encouragement should be given to 

solutions which support reductions in greenhouse gas emissions and reduce 

congestion'. 

 

3.23   Housing 

 

3.24  Paragraph 47 states that to significantly boost the supply of housing. Local planning 

authorities should  

 

(i) use their evidence base to ensure that their Local Plan meets the full 

objectively assessed needs for market and affordable housing. 

(ii) identify and update annually a supply of specific sites sufficient to provide five 

years' worth of housing against their housing requirements. 

 

3.25  Housing applications should be considered in the context of the presumption in favour 

of sustainable development.  Relevant policies for the supply of housing should not be 

considered up-to-date if the local planning authority cannot demonstrate a five-year 

supply of deliverable housing sites. 

 

3.26 Conserving and Enhancing the Natural Environment 

 

3.27 Paragraph 120 of the NPPF states 'To prevent unacceptable risks from pollution and 

land instability, planning policies and decisions should ensure that new development 

is appropriate for its location.  The effects (including cumulative effects) of pollution 

on health, the natural environment or general amenity, and the potential sensitivity of 

the area or proposed development to adverse effects from pollution, should be taken 

into account.  Where a site is affected by contamination or land instability issues, 

responsibility for securing a safe development rests with the developer and/ or 

landowner. 

 

3.28 Other Relevant Documents 

 

Design Supplementary Planning Document, April 2016. 
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Parking Standards, Travel Plans and Developer Contributions for Sustainable 

Transport Supplementary Planning Document (2005). 

 

Manual for Streets 

 

Brereton and Ravenhill Neighbourhood Plan (draft) 

 

4. DETERMINING ISSUES 

 

4.1  The determining issues for the proposal are: - 

 

(i) Principle of the development 

(ii) Design and the impact on the character and form of the area 

(iii) Impact on residential amenity 

(iv) Impact on highway safety and capacity 

(v) Impact on nature conservation interests 

(vi) Drainage and flood risk 

(vii) Ground contamination 

(viii) Waste and recycling 

(ix) Sustainable resource use 

(x)   Whether any adverse impact of granting planning permission would be 

significantly and demonstrably outweighed by the benefits, when 

assessed against the policies in the Framework, taken as whole. 

 

4.2 Principle of the Development 

 

4.3  Although the Local Plan has a housing policy it is silent in respect of its approach to 

windfall sites on both greenfield and previously developed land.  As such in 

accordance with Policy CP1 of the Local Plan the proposal falls to be considered 

within the presumption in favour of sustainable development, outlined in paragraph 

14 of the NPPF. This states that where the development plan is absent, silent or 

relevant policies are out of date, granting permission unless: 

 

- Any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in this framework, 

taken as whole, or  

- Specific policies in this framework indicate otherwise. 

 

4.4   The proposal is for the development of two dwellings on a site which is located within 

a predominantly residential locality within the urban area of Rugeley-Brereton and on 

a previously developed site.  In addition the site is also located within a sustainable 

location where there is relatively good access to a range of goods, services and 

employment centres by a range of transport options to serve day to day needs thereby 

reducing the reliance on the private car.   

 

4.5 In addition to the above it is noted that the Site has been identified as developable in 

the Strategic Housing Land Availability Assessment (SHLAA) 2016 background 

document. 
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4.6 As such the proposal would meet the thrust of Policy CP1 to focus investment and 

regeneration on existing settlements which are expected to accommodate most of the 

District's housing.  It is therefore concluded that the proposal is acceptable in 

principle. 

 

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

 

4.8  Policy CP3 of the Local Plan requires that, amongst other things, 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. 

 

4.9  Given the above it is noted that the small scheme for 2No two storey semi-detached 

dwellings would fit comfortably within the urban grain of the surrounding area in 

terms of size, scale and plot density. 

 

4.10 The proposal would not result in the direct loss of any trees or other vegetation of 

significance. 

 

4.11 The proposed materials are somewhat muted in colour and texture and would also 

facilitate the blending in of the proposal into its wider context.   

 

4.12  Therefore it is concluded that the proposal in respect to its layout, scale and design 

would not have a significant impact on the character and form of the area and 

therefore would not be contrary to Policy CP3 of the Cannock Chase Local Plan, the 

Design SPD and the Good Design section of the NPPF. 

 

4.13  Impact on Residential Amenity 

 

4.14  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. 

 

4.15 In this respect it is noted that the front of the dwellings would be located 

approximately 13.5m from the side elevation of No24 Wood View which exceeds the 

minimum distance of 12m for a  side to front/ rear relationship set out in the Design 

Guide.  In addition there would be approximately 21.3m between the rear elevation of 

the proposed dwellings and the rear elevations of the dwellings fronting onto 

Ravenslea Road and approximately12m between the rear elevation of the properties 

fronting onto Yew Tree Road and the side (northern) elevation of the proposed 

dwellings.  Finally, there would be 11m from the nearest part of the side elevation of 

the proposed dwellings and the side elevation of No11 Wood View.  As such the 
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proposal would meet the guidance for space about dwellings as set out in the Design 

SPD. 

 

4.16 It is also noted that the proposed garden areas are much greater than those set out for 

2 bedroom properties in the Design SPD (approx. 84sqm for Plot 2 and 131sqm for 

Plot 1 c.f. 40-44sqm set out in the Design SPD).  In respect of the garden boundary 

heights it is considered appropriate in this instance to ensure that the boundary fence 

between the proposed and existing properties is 2m given the proximity of the 

proposed dwellings to the surrounding properties and the drop in the levels across the 

site from west to east. 

 

4.17 In respect to the issue of noise arising from the construction phase and during 

occupation it is noted that there would be some increase.  During construction there 

would be some noise arising from construction activities.  However, these could be 

controlled as far as it is practicable to do so by the use of a condition to ensure that a 

construction management scheme is submitted for approval.  After the construction 

phase noise would be similar to that for any other residential development. 

 

4.18 Having had regard to the above it is considered that a good standard of residential 

amenity would be maintained for both future occupiers and existing residents of the 

surrounding dwellings in accordance with Policy CP3 of the Cannock Chase Local 

Plan and the NPPF.  However given that the proposal just meets the Council's 

guidance for space about dwellings it is recommended that all permitted development 

rights are removed by condition.  

 

4.19  Impact on Highway Safety and Capacity 

 

4.20  With regard to highway safety and capacity and the promotion of sustainable transport 

the comments of the parish council are noted.  However, it is also noted that 

Staffordshire County Council Highways Authority has considered the submitted plans 

and have only objected to the proposal on the grounds that the proposed car parking 

spaces are inadequate and not on the grounds of the displacement of car parking 

spaces form the garage court site 

 

4.21 Turning to the issue of the dimensions of the proposed car parking spaces it is noted 

that these are given as 2.4 by 4.8m.  This meets the guidance set out in the Council's 

Parking Standards, Travel Plans and Developer Contributions for Sustainable 

Transport Supplementary Planning Document (2005).  However, this document is 

somewhat dated and more up to date guidance provided by Manual for Streets 

recommends that an extra 0.3m is added on to each side where it abuts a hard surface 

such as a fence or a wall.  

 

4.22 Notwithstanding the guidance in Manual for Streets it is possible, although slightly 

inconvenient to park a small to average sized car and still open the driver door, indeed 

many older properties have side drives to these dimensions. As such it is considered 

that the slight inconvenience caused to the occupants resulting from the substandard 

parking bays would be substantially outweighed by the provision of an affordable 

housing unit. 
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4.23 It is therefore concluded that the proposal, subject to the attached conditions is in 

accordance with Policy CP16 (a) and (c) of the Local Plan and paragraphs 29, 30, 32 

and 36 of the NPPF. 

 

4.24 Impact on Nature Conservation Interests 

 

4.25  The application site is not subject to any formal or informal nature conservation 

designation and is not known to currently support any species or habitat that are given 

special protection or which are of particular conservation interest.  The applicant has 

submitted an ecological appraisal which concludes the habitats within the site are poor 

and unsuitable for protected species. 

 

4.26 As such the site has no known significant ecological value and therefore the proposal 

would not result in any significant direct harm to nature conservation interests 

provided that the precautionary recommendations in the ecological report are adopted. 

 

4.27  Under Policy CP13 development will not be permitted where it would be likely to 

lead directly or indirectly to an adverse effect upon the integrity of the European Site 

network and the effects cannot be mitigated.  Furthermore, in order to retain the 

integrity of the Cannock Chase Special Area of Conservation (SAC) all development 

within Cannock Chase district that leads to a net increase in in dwellings will be 

required to mitigate adverse impacts.  The proposal would lead to a net increase in 

dwellings and therefore is required to mitigate its adverse impact on the SAC.  Such 

mitigation could be secured in the form of an appropriately worded condition attached 

to any permission granted. 

 

4.28 Subject to the above conditions 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. 

 

4.29  Drainage and Flood Risk 

 

4.30  The site is located within Flood Zone 1 in the Environment Agency’s Flood Risk 

maps and hence is at the lowest risk of flooding.  Furthermore, the site is currently 

entirely occupied by buildings and hard standing and as such surface water run-off 

would not increase as a result of the proposal.  In fact the area of hardstanding on the 

site would be substantially reduced as a result of the proposal.  As such it is 

considered that the site could be adequately drained in principle although the precise 

method would need to be formulated and controlled through a condition attached to 

any permission granted. 

 

4.31 It is therefore considered that, subject to the attached condition, the proposal would 

not be subject to unacceptable flood risk or result in a significant  increase in flood 

risk elsewhere and therefore the proposal would be resilient to climate change in 

accordance with Policy CP16 (1) (g) and (2) (e) and Paragraph 17(6) of the NPPF.  

 

4.32 Ground Contamination 

 

4.30 In respect to the potential for ground contamination it is noted that the applicant has 

submitted a site investigation report, undertaken by ARC Environmental. The 
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comments of the Environmental Health Officer have been noted and it is considered 

that subject to the attached conditions the proposal would be satisfactory in terms of 

ground contamination. 

 

4.31  Waste and Recycling Facilities 

 

4.32  Although these are not specifically shown on the submitted plans it is clear that there 

would be adequate space in the rear gardens and provision for bringing bins to the 

highway on collection days.  As such the proposal would contribute to national and 

local waste reduction and recycling targets in accordance with the requirements of 

Policy CP16(1) (e) of the Local Plan. 

 

4.33  Crime and the Fear of Crime 

 

4.34 There is nothing within the nature or location of the site which would suggest that its 

development would give rise to significant issues in respect of crime and the fear of 

crime.  Indeed the proposal would bring into positive use a site that could be a focus 

for abuse and anti-social behaviour and which would close a potential escape route for 

burglars using the footpath between Wood View and Yew Tree Road. 

 

4.35 Therefore it is considered that the proposal would be acceptable in respect to 

designing out crime.  

 

4.36  Sustainable Resource Use 

 

4.37 The requirements of Policy CP16(3)(a) in respect of the above have now been 

incorporated into the building regulations.  As such, on balance, it is considered that 

the fact that the proposal would need to meet building control regulations means that 

the proposal would be in accordance with Policy CP16 without needing to submit a 

sustainability appraisal at this stage.  Furthermore, issues such as sustainable transport 

have been addressed above where it was found that the site has good access to public 

transport and is conveniently placed to be accessible by foot and cycle to a wide range 

of facilities to serve day to day needs. 

 

4.38   Affordable Housing 

 

4.39 Under Policy CP2 the housing proposals would be required to provide a contribution 

towards affordable housing.  However, in this case the proposal is for a 100% 

affordable housing scheme and is therefore considered acceptable. 

 

4.40 Issues Raised by Objectors Not Addressed in the Main Body of the Report 

 

4.41 Although the planning system can control the height and design and line of any fence 

erected the developer would need to negotiate with other landowners in respect of the 

right to demolish part of the shared boundary and the timeframe for the erection of 

any new fence.  That part of the development process is civil in nature and therefore is 

not material to the determination of this application.  In addition the method of 

erecting the fence and ensuring health and safety is a matter for the respective parties 

to resolve. 
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4.42 The issue in respect to the offer of alternative parking is for the Council, as land 

owner, to resolve. 

 

4.43 It is noted that the above issues do raise any substantive issues that would affect the 

overall recommendation as they would be subject to control via conditions or are not 

material to the determination of the planning application. 

 

4.44 In addition to the above it is considered that at this stage the Brereton and Ravenhill 

Neighbourhood Plan is not sufficiently advanced to be attached significant weight. 

 

4.45 Whether any Adverse Impact of Granting Planning Permission would be Significantly 

and Demonstrably Outweighed by the Benefits, when Assessed Against the Policies 

in the Framework, Taken as Whole. 

 

4.46  Although the Council has a five year supply of housing land it is noted that such a 

supply is not a ceiling and it is the Government’s firm intention to significantly boost 

the supply of housing.  With this in mind it is noted that the granting of 2No 2 bed 

dwellings would make a contribution towards the objectively assessed housing needs 

of the District, particularly in respect of affordable housing provision.  In addition it 

would have economic benefits in respect to the construction of the property and the 

occupiers who would make some contribution into the local economy.  Finally, the 

proposal would have an environmental benefit of making efficient use of land within 

a sustainable location and in creating two thermally efficient new dwellings which 

would be required to meet building standards.  

 

4.47 Conversely when looking at potential harm it is considered that, subject to the 

attached conditions, there would be slight harm resulting from the substandard 

parking space dimensions.  However, the minor inconvenience this would result in 

would be substantially outweighed by the provision of an additional affordable 

housing unit. 

  

4.48 As such it is considered that any adverse impact of granting planning permission 

would not significantly and demonstrably outweigh by the benefits, when assessed 

against the policies in the Framework, taken as whole.  As such the proposal benefits 

from the presumption favour of sustainable development and should, subject to the 

attached conditions, be approved. 

 

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 application site is located in a sustainable location with good access to goods, 

services and areas of employment by modes of transport other than the private car. 
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6.2  In respect to all matters of acknowledged interest the proposal, subject to the attached 

conditions is considered, on balance, to be acceptable. 

 

6.3  Given the guidance within the PPG it is considered, on balance, that the proposal is 

acceptable without a contribution towards affordable housing provision elsewhere in 

the District. 

 

6.4  Impacts on the Cannock Chase SAC could be mitigated through the use of an 

appropriately worded condition attached to any permission granted. 

 

6.5  As such it is considered that any adverse impact of granting planning permission 

would not significantly and demonstrably be outweighed by the benefits, when 

assessed against the policies in the Framework, taken as whole.  As such the proposal 

benefits from the presumption in favour of sustainable development and should, 

subject to the attached conditions, be approved.   

 

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

conditions. 
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