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Please ask for: 
 

Matt Berry Your Ref:  

Extension No: 
 

4589 My Ref:  

E-Mail: mattberry@cannockchasedc.gov.uk 
 

2 May, 2017 
 
Dear Councillor, 
 
PLANNING CONTROL COMMITTEE 
3:00PM, WEDNESDAY 10 MAY, 2017 
COUNCIL CHAMBER, CIVIC CENTRE, CANNOCK 
 

You are invited to attend this meeting for consideration of the matters itemised in the 
following Agenda. 
 
As previously advised by letter dated 20 April, 2017, an informal presentation for 
members of the Planning Control Committee will be held at 2pm in the Council 
Chamber on the emerging proposals for the Gestamp site located in 
Wolverhampton Road, Cannock. 
 
The meeting will commence at 3.00pm following conclusion of the above presentation.  
 
Members are requested to note that the following site visits have been arranged prior to 
the meeting: 

 
Application 

Number 
Application Description Start Time 

CH/17/056 Widening of existing vehicular access and associated 
works – Land north of Penkridge Bank Road and west of 
Shooting Butts Road. 

12noon 

CH/17/022 Remodelling of existing dwelling and erection of a 
detached triple garage – Holme, Kingsley Wood Road, 
Rugeley, WS15 2UG 

12:30pm 
(approx.) 

CH/17/109 Retrospective application for the retention of boundary 
fence and double gates – 36 Fairmount Way, Rugeley, 
WS15 2SX 

1:00pm 
(approx.) 

CH/17/112 Conversion of existing stable into 1no. single storey two-
bedroom dwelling and associated works (resubmission of 
CH/15/0466) – The Buds, Buds Road, Cannock Wood, 
WS15 4NA 

1:30pm 
(approx.) 
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Members wishing to attend the site visits are requested to meet at the Birches Valley 
Car Park, WS15 2UQ, at 12noon, as there is no parking provision within the 
immediate vicinity of the first scheduled site visit.  As Members will be required to 
access the site through woodland, it is advised that appropriate walking shoes be 
worn. 
 
 
Yours sincerely, 

 
 
  
 

T. McGovern                                                                                                                                                                                 
Managing Director 

 
 
 
 
To Councillors: 
 

Cartwright, Mrs. S.M. (Chairman) 
 Pearson, A.R. (Vice-Chairman) 

 
Allen, F.W.C. 
Burnett, G. 
Cooper, Miss J. 
Dean, A. 
Dudson, Miss M. 
Freeman, Miss M. 
Grice, Mrs. D. 

Grocott, M.R. 
Hoare, M.W.A. 
Lea, C.I. 
Preece, J.P.T.L. 
Snape, P.A. 
Sutherland, M. 
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A G E N D A 
 

PART 1 
  
1. Apologies 
  
2. Declarations of Interests of Members in Contracts and Other Matters and 

Restriction on Voting by Members 
 
To declare any personal, pecuniary or disclosable pecuniary interests in accordance 
with the Code of Conduct and any possible contraventions under Section 106 of the 
Local Government Finance Act 1992. 

  
3. Disclosure of details of lobbying of Members 
  
4. Minutes 

 
To approve the Minutes of the meeting held on 19 April, 2017                    
(enclosed). 

  
5. Members’ Requests for Site Visits 

 
  
6. Report of the Development Control Manager 

 
Members wishing to obtain information on applications for planning approval prior to 
the commencement of the meeting are asked to contact the Development Control 
Manager.  
 
Finding information about an application from the website 
• On the home page click on planning applications.  
• This takes you to a page headed "view planning applications and make 

comments". Towards the bottom of this page click on the text View planning 
applications. By clicking on the link I agree to the terms, disclaimer and 
important notes above.  

• The next page is headed "Web APAS Land & Property". Click on search for a 
planning application.  

• On the following page insert the reference number of the application you're 
interested in e.g. CH/11/0001 and then click search in the bottom left hand 
corner.  

• This takes you to a screen with a basic description - click on the reference 
number.  

• Halfway down the next page there are six text boxes - click on the second one -
 view documents.  

• This takes you to a list of all documents associated with the application - click on 
the ones you wish to read and they will be displayed. 
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 Application 
Number 

Application Description Item Number 

    
SITE VISIT APPLICATIONS 
    
 CH/17/056 Widening of existing vehicular access and associated 

works – Land north of Penkridge Bank Road and west 
of Shooting Butts Road. 

6.1 – 6.16 

    
 CH/17/022 Remodelling of existing dwelling and erection of a 

detached triple garage – Holme, Kingsley Wood 
Road, Rugeley, WS15 2UG 

6.17 – 6.40 

    
 CH/17/109 Retrospective application for the retention of 

boundary fence and double gates – 36 Fairmount 
Way, Rugeley, WS15 2SX 

6.41 – 6.48 

    
 CH/17/112 Conversion of existing stable into 1no. single storey 

two-bedroom dwelling and associated works 
(resubmission of CH/15/0466) – The Buds, Buds 
Road, Cannock Wood, WS15 4NA 

6.49 – 6.74 

    
OTHER APPLICATIONS 
    
 CH/17/099 Residential Development: Erection of 3no. two storey 

dwellings – Former garage block, Hillary Crescent, 
Rugeley, WS15 1NE 

6.75 – 6.95 

    
 CH/16/440 Garage to rear with grass roof (resubmission of 

CH/16/172) – Old Engine Cottage, Colliery Road, 
Brereton, Rugeley, WS15 1QS 

6.96 – 6.111 

    
 CH/16/384 Residential Development: Proposed erection of a 

three storey apartment block consisting of 4no. one 
bed and 6no. two bed dwellings and associate works 
– 5-7 Broad Street, Cannock, WS11 0DA 

6.112 – 6.133 

    
 CH/17/035 Residential Development: Erection of 18no. flats – 

Former Wimblebury Working Men’s Club, Glover 
Street, Cannock, WS15 2RS 

6.134 – 6.157 

    
 CH/13/0445 Residential Development: Erection of 14 houses 

comprising 4no. two bedroom houses, 6no. three 
bedroom houses, 4no. four bedroom houses, and 
associated works – Land to the north of 270 Norton 
East Road, Norton Canes, WS11 9RP 

6.158 – 6.163 
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CANNOCK CHASE COUNCIL 
 

MINUTES OF THE MEETING OF THE 
 

PLANNING CONTROL COMMITTEE 
 

WEDNESDAY 19 APRIL, 2017 AT 3.00 P.M. 
 

IN THE CIVIC CENTRE, BEECROFT ROAD, CANNOCK 
 

PART 1 
 

PRESENT:   
Councillors 

  

 
Cartwright, Mrs. S.M. (Chairman) 
Pearson, A.R. (Vice-Chairman) 

 
Cooper, Miss J. 
Dean, A. 
Hoare, M.W.A. 
Kraujalis, J.T. 
(substituting  
  for Miss M. Freeman) 
 

Preece, J.P.T.L. 
Snape, D. (substituting  
   for C.I. Lea) 
Snape, P.A. 
 

  
 (Members welcomed Richard Sunter, the new Development Control Manager to 

the Committee). 
  
117. Apologies 

 
Apologies for absence were received from Councillors G. Burnett, Miss M. Dudson, 
Miss M. Freeman, Mrs. D. Grice, C.I. Lea and M. Sutherland. 
 
Notification had been received that Councillor J. Kraujalis would be substituting for 
Miss M. Freeman and Councillor D. Snape would be substituting for Councillor C.I. 
Lea. 

  
118. Declarations of Interests of Members in Contracts and Other Matters and 

Restriction on Voting by Members  
 
None. 

  
119. Disclosure of lobbying of Members 

 
Nothing declared. 
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120. Minutes 
 
With regard to Minute No 114 (Application CH/17/011) a Member made reference 
to a Parish Councillor who had requested to speak in connection with the 
application but had not been invited to do so at the meeting.  The Development 
Control Manager advised that there had been an administrative error and the 
Parish Councillor had not been invited to speak.  Apologies had been passed to the 
Parish Councillor via the Parish Clerk.  The Development Control Manager 
confirmed that he was currently reviewing the process in place for notifying 
speakers. 

  
 RESOLVED: 

 
That the Minutes of the meeting held on 29 March, 2017 be approved as a correct 
record and signed. 

  
121. Members’ Requests for Site Visits 
  
 A Member requested that a site visit be undertaken in respect of Application 

CH/17/056, widening of existing vehicular access and associated works – Land 
north of Penkridge Bank Road and west of Shooting Butts Road which was on the 
agenda for consideration at today’s meeting.   
 
Reason:  to assess the impact on the character of the area. 

  
 RESOLVED: 

 
That Application CH/17/056, widening of existing vehicular access and associated 
works – Land north of Penkridge Bank Road and west of Shooting Butts Road be 
deferred to enable a site visit to be undertaken in order to assess the character of 
the area.   

  
 (A Member sought clarification as to whether a site visit should be undertaken in 

the event that a Parish Council objects to an application. Clarification would be 
sought and the Committee would be advised accordingly). 

  
122. Application CH/16/454, Residential development (outline application  with all 

matters reserved) Land at 153 Norton East Road, Norton Canes, Cannock 
  
 Following a site visit consideration was given to the report of the Development 

Control Manager (Item 6.1 - 6.21 of the Official Minutes of the Council). 
  
 RESOLVED: 
  
 That the application be approved subject to the conditions contained in the report 

for the reasons stated therein. 
  
 (Councillor J.P.T.L. Preece requested that his name be recorded as having voted 

against this decision). 
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123. Application CH/16/444, Residential development:- Extension to existing 
building to form 2 no. new dwellings, Land off Coulthwaite Way (Former 
Ravenhill Residential Home), Brereton, Cannock 

  
 Following a site visit consideration was given to the report of the Development 

Control Manager (Item 6.22 -6.37 of the Official Minutes of the Council). 
  
 RESOLVED: 
  
 That the application be approved subject to the conditions contained in the report 

for the reasons stated therein. 
  
124. Application CH/17/056, Widening of existing vehicular access and associated 

works, Land north of Penkridge Bank Road, and west of Shooting Butts Road 
  
 Members had agreed to defer this application under Members’ requests for Site 

Visits (Minute 121 above refers) to enable a site visit to be undertaken in order to 
assess the impact on the character of the area.   

  
  
 The meeting closed at  3.25pm. 
  
  
                                                _______________ 
                                                     CHAIRMAN 
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CH/17/056 

Land north of Penkridge Bank Road and west of Shooting Butts Road 

Widening of existing vehicular access and associated works 

 

 

Site Visit 



CH/17/022 

Holme, Kingsley Wood Road, Rugeley, WS152UG 

Remodelling of existing dwelling and erection of a detached triple garage 

(departure from development plan) 

 

 

Site Visit 



CH/17/109 

36, Fairmount Way, Rugeley, WS152SX 

Retrospective application for the retention of boundary fence and double 

gates 

 

 

Site Visit 



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) 

 

 

Site Visit 



CH/17/056 

Land north of Penkridge Bank Road and west of Shooting Butts Road 

Widening of existing vehicular access and associated works 

1objection recieved 

 

ITEM NO. 6.1



Location Plan 

ITEM NO. 6.2



Block Plan 

ITEM NO. 6.3



Photograph of Site 

Supplied by Applicant Showing The Previous Gate In Situ 

ITEM NO. 6.4



ITEM NO. 6.5
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Application No: CH/17/056 

Received: 15 February 2017 

Location:  Land north of Penkridge Bank Road and west of Shooting Butts Road 

Parish: Brindley Heath 

Ward: Etching Hill and The Heath Ward 

Description: Widening of existing vehicular access and associated works 

Application Type: Full planning Application 

 

Recommendation: Approve Subject to Conditions 

 

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

approved plans:  

Proposed Scheme 1 

Location Plan 

 

Reason 

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

 

3. The hedgerow shown on Drawing 'Proposed Scheme 1' shall be planted within the first 

planting season following the erection of the gate herebty approved or within 12 months 

from the commencement of the development, whichever is the sooner. 

 

Reason 

In the interestsof protecting the character and form of the Cannock Chase Area of 

Outstanding Natural Beauty in accordance with Policies CP3 and CP14 of the Cannock 

Chase Local Plan and paragraph 115 of the National Planning Policy Framework. 

 

Note  

This permission shall relate to 'Proposed Scheme 1' only and does not relate to 'Proposed 

Scheme 2'. 

Reason for Committee Decision:  The parish council has objected and the recommendation 

is to approve. 

 

EXTERNAL CONSULTATIONS 

 

Staffordshire County Council Highways: -    
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The submitted application fails to provide adequate information for the Highway Authority to 

determine the planning application from a highway safety perspective for the following 

reason: 

 

(i)  the applicant has not demonstrated suitable visibility splays for the proposed 

improved vehicular access off Penkridge Bank Road. 

 

Reason for recommendation 

To comply with para.32 of the NPPF and in the interest of highway safety 

The above recommendation of refusal will not prejudice the consideration of 

additional information addressing the above areas of concern. 

 

  Notes to Planning Officer 

 

(i)  It is considered that the proposed improvements to the access will lead to an 

intensification of use and therefore significant improvements in visibility are 

required for vehicles exiting the site to maintain highway safety at this 

location. 

 

(ii)  Should the application be permitted please add the following advice note to 

the Decision Notice:  

 

 Please note that prior to the commencement of work within the public 

highway to improve the vehicle access the applicant will need to obtain a 

Permit to Dig from Staffordshire County Council Network Management Unit. 

Please complete and send to the address indicated on the application form 

which is Staffordshire County Council at Network Management Unit, 2 

Staffordshire Place, Tipping Street, Stafford, ST16 2DH or email  
nmu@staffordshire.gov.uk www.staffordshire.gov.uk/transport/staffshighways/licences 

 

AONB Unit: - 

No comments received. 

 

Brindley Heath Parish Council: - 

 

The Parish Council is very concerned about this proposal for the following reasons: - 

 

Although evidence shows there was an existing vehicular access to the field, Members of the 

Council cannot recall this ever being used-over a thirty year period at least.  The field has 

always been accessed from an entrance off Shooting Butts Road.  The gate posts which are 

now visible behind the hedge line are new and have been recently installed along with 

removal of a section of hedgerow and bushes. 

 

Traffic movements have increased significantly since the time this access would have been 

last in use.  Penkridge Bank Road is a very fast road (with a 60mph limit) and the ingress and 

egress of vehicles would create road safety risks that are avoidable.  Staffordshire County 

Highways should be consulted for its views on the proposal. 

 

The reason for wanting to install a vehicular access along this boundary of the field has not 

been given nor an explanation of how the land will be used. 
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Removal of hedging, installation of a gate and a hard ground surface will have an adverse 

impact on the landscape character and scenic beauty of this protected AONB environment.  

The Conservation Officer at Cannock Chase Council should be consulted for her advice. 

 

Extensive loss of hedging will remove a habitat for wildlife. 

  

For the above reasons the Parish Council wish to object to the proposal. 

 

INTERNAL COMMENTS 

 

Development Plans: - 

No comments received. 

 

Neighbour/ Third Party Comments 

The application was advertised by site notice resulting in one letter of objection raising the 

following issues: - 

 

• The proposed use of the entrance would be a death trap on such a fast road. 

 

• The gate has been unused for at least 50 years according to older local residents. 

 

• The proposal has the appearance of being the entrance to a caravan site or a riding 

establishment, certainly not any form of farming. No use is stated.  

 

• There is a perfectly good entrance off Shooting Butts Road which has been regularly 

used over the years and is far safer. 

 

PLANNING HISTORY 

 

CH/89/0561: -  Proposed Barn. Granted 

 

CH/88/814: -  Temporary Caravan.  Granted.  

 

CH/88/673: -  Proposed equestrian centre and dwellinghouse. Granted. 

 

1.  SITE AND SURROUNDINGS  

 

1.1  The application site is part of a wider field system running along the north side of 

Penkridge Bank Road.  The field boundary here is comprised of a hawthorn hedge 

with a thick undergrowth of bracken.   Along the south side of Penkridge Bank Road 

is a forestry plantation.  Approximately 150m to the north east there is the junction of 

Shooting Butts Lane.  A similar distance to the south west and across the highway is 

the junction with Birches Valley Road. 

 

1.2   Penkridge Bank Road at this point is notably straight and although there is a 40mph 

restriction in place due to the potential with deer collisions speeds are likely to be in 

excess of the restriction. 

 

1.3 The site is located within the West Midlands Green Belt and the Cannock Chase Area 

of Outstanding Natural Beauty. 
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2.  PROPOSAL  

 

2.1 The application seeks planning permission for the widening of an existing entrance to 

7m and setting back the gates 14 metres into the site from the road.   The new 

driveway would include a bound surface.  The plans are accompanied with two plans 

showing different visibility splays depending on highway requirements and the need 

to protect the character of the AONB. 

 

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. 

 

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, 
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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 that 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  Section 7. Requiring good design 

 

3.12  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. 

 

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

quality and inclusive design. 

 

3.14  Paragraph 58 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. 

 

3.15  Paragraph 61 of the NPPF considers planning decisions should address connections 

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

built and historic environment. 

 

3.16  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. 

 

3.17 Protecting Green Belt land 

 

3.18 Paragraph 79 of the NPPF states Green Belt policy is to prevent urban sprawl by 

keeping land permanently open. 

 

3.19 Paragraph 80of the NPPF  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 
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3.20 Paragraph 81 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. 

 

3.21 Paragraph 87 states “Inappropriate development is harmful to the Green Belt and 

should not be approved except in very special circumstances”. 

 

3.22 Paragraph 88 states 

 

 “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.” 
 

3.23 Paragraph 90 states 

 
“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. These are: 

 

●   mineral extraction; 

●   engineering operations; 

●   local transport infrastructure which can demonstrate a requirement for 

a Green Belt location; 

●   the re-use of buildings provided that the buildings are of permanent 

and substantial construction; and 

  ●   development brought forward under a Community Right to Build    

Order.” 

  

3.24  Section 11. Conserving and Enhancing the Natural Environment 

  

3.25 Paragraph 115 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:-  

 

1. Principle of Development in the Green Belt  

 

2. Landscape and Visual Impacts 

 

3. Impacts on Highway Safety 
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        Principle of the Development 

 

4.1.  The site is located within the West Midland 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 rather than to whether a 

proposal constitutes appropriate or inappropriate development. 

 

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

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

forms of development.  The lists contained within these paragraphs are closed and 

therefore are fixed. 

 

4.4      In this respect it is noted that the proposal is substantively for an engineering 

operation.  The setting back of the gate and the realignment of the existing hedgerow 

(whatever that may entail) would not conflict with the openness of the Green Belt or 

with the five purposes of including land within it. 

  

4.5 As such the proposal would not constitute inappropriate development within the 

Green Belt and therefore is acceptable in principle.  The proposal therefore should be 

approved unless there is conflict with other national and local policies or harm to 

other acknowledged interests. 

 

4.6 Impact on the Cannock Chase Area of Outstanding Natural Beauty (AONB) 

 

4.7  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 
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ensure they do not have an adverse impact on their setting through design, 

layout or intensity.”  

 

4.8 The setting back of the proposed gate into the field in itself would not impact on the 

character and form of this rural location and it is not uncommon to find gates set into 

fields to allow tractors and other agricultural machinery the ability to pull off the 

highway whilst the gate is opened. 

 

4.9 The main issue is the realignment of the hedgerow so that it forms an appropriate 

stock proof boundary to the field and this would be dependent on the visibility splay 

required. The formation of a wide visibility splay would require a substantial length of 

hedgerow to be uprooted and either replanted along a new line or a new hedgerow 

planted in the new position.  This would result in unacceptable harm to the character 

and form of this part of the AONB, which given the direction of paragraph 115 of the 

NPPF, should be given great weight. 

 

4.10 However, should no significant visibility splays be required, the proposal would not 

result in any significant harm to the character of the area.  Indeed it would include the 

planting of two small rows of hedgerow to be planted either side of the entrance.  In 

such a case the proposal would not be contrary to Policies CP3 and CP14 of the 

Cannock Chase Local Plan.  The implications of the highway requirements will be 

assessed in the next section. 

 

4.11 Impact on Highway Safety 

 

4.12  In respect to the impact on highway safety the comments of local residents and the 

Highway Officer are noted.  Having had regard to the comments made it is considered 

that the main considerations in the assessment of the highway implications are 

 

(a) Was there an access at this location? 

(b) Has the access been abandoned? 

(c) What is the harm to highway safety arising from the proposed alterations 

over and above that which currently exists? 

 

4.13 In support of the application, the applicant has submitted photograph which clearly 

shows the remains of a substantial metal field gate of a type that is commonly found 

serving field accesses in rural areas. On the basis of this evidence it is clear that a 

vehicle access, at least, had existed at this location. 

 

4.14 It has been suggested by local residents that the access has not been used for some 

time.  However, that does not necessarily mean that the use of the access has been 

abandoned.  In the first instance the use of such accesses for agricultural purposes is 

normally sporadic and may only occur several times a year and therefore may be 

easily missed by the casual observer, particularly in a location like this where the 

access is not overlooked by any other property.  It is noted that the photographs on 

Google Maps show that the access is normally obscured by tall bracken such that in 

the summer months it would be entirely obscured and hence not readily noticeable.   

 

4.15 The photograph submitted by the applicant shows that the vehicle access had been 

closed by the erection of a 3 bar wooden fence enforced by barbed wire which 
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supports that in more recent times the access had not been used.  However, this does 

not necessarily prove that its use has been abandoned.  This may simply be a stop gap 

measure to ensure that the hole created by the collapse of the metal gate was made 

stock proof, which would be a sensible precaution given that it leads onto a fast busy 

road.  The situation is analogous to a person boarding up the doors and windows of a 

dwelling when it is not in use to prevent vandalism and theft.  In neither instance does 

the action prove abandonment of the property. 

 

4.16 Given the above, it is considered that there is no substantive evidence to demonstrate 

that the use of the access has been abandoned and as such it must be concluded that 

the access is lawful and can be brought back into use at any time as long as they are 

using the access for purposes incidental, or ancillary to the lawful use of the field.  

The granting of the proposed altered access would not in any way confer a new use of 

the filed that it would serve.  As such although use of the access may increase from 

that occurring at present this would not constitute a material intensification of the use 

of the access for planning purposes. 

 

4.17 Turning now to the harm resulting from the proposal, it should be acknowledged that 

the owner/ tenant of the field can lawfully use the access as it stands.  The setting 

back of the gate into the field would allow an agricultural or other vehicle, the 

opportunity to pull off of the highway whilst the gate is being opened or closed.  This 

is a major benefit to highway safety.  The issue in relation to the inadequate sight 

lines on leaving the site currently exists and the proposal would not exacerbate this 

situation over and above that which currently exists.  As such insistence on the 

provision of sight lines to rectify the situation in respect of egressing the would 

effectively be attempting to rectify an existing problem rather than mitigating harm 

directly arising from the proposal that is for determination. 

 

4.18 As such the proposal would not result in any material harm to highway safety over 

and above that which currently exists and the proposal would not be contrary to 

Paragraph 32(3) of the NPPF. 

 

4.19  Other Issuers Raised by The Objectors 

 

4.20  The assertion that the proposal has the appearance of being the entrance to a caravan 

site or a riding establishment and that no use is stated is not material to the 

determination of this application.  The grant of planning permission for the access 

would have not alter the existing use which is stated in the application form to be for 

agriculture and grazing land.  As such any suggested use by objectors is conjecture 

and should a material change of use be applied for at a later stage that application 

should be judged on its own merits. 

 

4.21 The assertion that there is another entrance off Shooting Butts Road is not material to 

the determination of this application which has to be determined on its own merits.  

As such no weight should be attributed to this issue. 

 

 

5.0 HUMAN RIGHTS ACT 
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The proposals set out in this report are considered to be compatible with the Human 

Rights Act 1998.  The recommendation to refuse accords with the policies of the 

adopted Local Plan and the applicant has the right of appeal against this decision.  

 

6.  CONCLUSION 

 

6.1 The National Planning Policy Framework attaches great weight to the importance of 

Green Belts. In this instance, the proposed development would not constitute 

inappropriate development and would not have any material impact on openness or 

conflict with the purposes of including land within it. 

 

6.2 In addition given that the proposal is for the alteration of an existing lawful access it is 

considered that there would not be any significant impact on highway safety over and 

above that currently exists.  As such there is no need to require substantial sight lines 

to be created, which would harm the character of the AONB. 

 

6.3 The National Planning Policy Framework attaches great weight to the protection and 

enhancement of the AONB. However, it is considered the proposed development 

would not, by virtue of its nature, be detrimental to the character and appearance of 

the AONB. 

 

6.4 For the reasons above, it is concluded that the proposed development would not 

conflict with Policies CP1, CP3 and CP14 of Cannock Chase Local Plan and the 

NPPF.  It is therefore recommended that the application be approved subject to the 

attached conditions. 
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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  
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Location Plan 
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Proposed Elevations 
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Proposed Floor Plans 
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Existing Elevations 
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Existing Floor Plans 
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Proposed Garage Plans 
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CGI Showing Proposed Alterations 
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The Alternative Scheme Allowed Under  

Permitted Development Rights 
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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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CH/17/109 

36, Fairmount Way, Rugeley, WS152SX 

Retrospective application for the retention of boundary fence and double 

gates 

1 objection received 
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Location Plan 
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Plans & Elevations 
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Application No:  CH/17/109 

Received: 21-Mar-2017 

 

Location: 36, Fairmount Way, Rugeley, 

Parish: Rugeley 

Ward: Etching Hill and The Heath Ward 

Description: Retrospective application for the retention of boundary fence and 

double gates 

 

Application Type: Full Planning Application 

 

RECOMMENDATION   Approve. 

 

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 development, which accords with the Local Plan and the National 

Planning Policy Framework.  

 

Reason for Committee decision:  

Objector has requested to speak against the development 

 

EXTERNAL CONSULTATIONS 

 

Rugeley Town Council  

No response to date. 

 

Staffordshire County Council Highways – 

No objection.   

 

RESPONSE TO PUBLICITY 

Neighbouring properties have been notified, with one letter of objection received raising 

the following concerns:- 

 

• Previous occupier was told by Local Councillors that they could not erect a fence 

in this location as it would be a danger to the public; 

• The land to the side of the dwelling was left open to allow visibility for users of 

the highway while negotiating the bend; 

• The fence has created a safety issue for the neighbour to the rear when using the 
drive as the visibility is blocked by the fence.  
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1. SITE AND SURROUNDINGS  

 

1.1. The application site relates to a residential curtilage sited on a bend within 

Fairmount Way. Fairmount Way runs along the side of the application site and 

terminates in a turning head to the rear of the application site.  

 

1.2. The host dwelling is sited to the southern boundary of the plot and benefits from 

a wider frontage than neighbouring plots (5m excluding the recently constructed 

side extension) due to the corner location of the plot 

 

1.3. The surrounding street scene is comprised of two storey dwellings of a similar 

design to the host dwelling but unlike the application site all neighbouring 

properties front onto Fairmount Way.  

 

 

2. PROPOSAL  

 

2.1. The proposal is for the retention of a boundary fence to the immediate rear of 

the footpath along Fairmount Way. 

 

2.2 The fence comprises of a gravel board and close board design with concrete 

panels. The fence has been erected to the side boundary at a total height of 2m.  

The length of the fence is approximately 10.5m.   

 

2.3 The fence has allowed the garden of the application site to be bound and made 

safe and useable for the occupants.  

 

 

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 (2014)  

 

3.4. CP1 - Strategy – the Strategic Approach 

The national presumption in favour of sustainable development is restated.  
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3.5. CP3 - Chase Shaping – Design 

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

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

buildings and their surroundings. It continues that new development should 

compliment and enhance the character and appearance of the local area. 

 

 National Planning Policy Framework  

  

3.6. 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”. 

 

3.7. 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. 

 

3.8. Section 7. Requiring Good Design 

 

3.9. 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. 

 

3.10. Paragraph 57 of the NPPF states it is important to plan positively for the 

achievement of high quality and inclusive design. 

 

3.11. Paragraph 58 of the NPPF 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 

-    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 

 

3.12. Paragraph 61 of the NPPF considers planning decisions should address 

connections between people and places and the integration of new development 

into the natural, built and historic environment. 
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3.13. Paragraph 64 of the NPPF states 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. 

  

4. DETERMINING ISSUES 

 

4.1. The determining issues for the application are:- 

 

• Design and impact on the character of the area 

• Impact upon neighbouring dwellings 

 

4.2. Design and Impact on the Character of the Area 

 

4.3. Fairmount Way is a residential highway off the main spine road (Woodcock 

Road) that runs through a wider residential estate in Rugeley. The wider area is 

one of wide open verges with landscaping. However, several properties have 

recently extended the rear gardens and enclosed the verges. Within the 

immediate street scene, the application site is unique as it is the only property to 

benefit from a wider frontage due to its corner position.  

 

4.4. The fence, as erected, projects out at the side of the dwelling bringing built 

development nearer to Fairmount Way for a length of approx.10.5m 

immediately adjacent the host dwelling and enclosing the side garden of the 

property. The fence, as erected, comprises of a typical fence found in residential 

locations.  

 

4.5. Given the above it is considered that the proposal would be well related to 

existing buildings and their surroundings and therefore would not be contrary to 

Policy CP3 of the Local Plan 

 

4.6. Impact upon Neighbouring Dwellings  

 

4.7. The nearest neighbour to the development is located to the rear of the 

application site. The neighbour has raised concern regarding the reduced 

visibility for users of the highway.   

 

4.8. Officers note that the fence, as erected, has replaced a low level fence and 

shrubs that would, to some extent, have impeded visibility previously in this 

location. Furthermore it is noted that Staffordshire County Highways were 

consulted on this application and Highway Officers raised no objection to the 

fence in terms of highway safety.  As such it is considered that the fence would 

not result in any significant harm to highway safety. 

 

5. HUMAN RIGHTS ACT 
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The proposals set out in the report are considered to be compatible with the 

Human Rights Act 1998. The proposals may interfere with neighbours’ rights 

under Article 8 of Schedule 1 to the Human Rights Act, which provides that 

everyone has the right to respect for their private and family life, home and 

correspondence. Interference with this right can only be justified if it is in 

accordance with the law and is necessary in a democratic society. The potential 

interference here has been fully considered within the report and on balance is 

justified and proportionate in relation to the provisions of the policies of the 

Development Plan.  

 

 

6. CONCLUSION 

 

6.1 The fence comprises of a typical design and scale of boundary fence as 

associated with a residential curtilage. The fence has no significant detrimental 

impact to the occupiers of neighbouring dwellings or to highway safety. As 

such, the fence accords with Local Plan PolicCP3 and the NPPF and approval is 

recommended.  
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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 
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Existing Site Plan 
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Proposed Site Plan 
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Proposed Elevations 
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Proposed Elevations 
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Existing Floor Plan 
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Proposed Floor Plan 
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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.  
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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. 

 

 

 

 

 

 

 

 

 

 

 

 

 

ITEM NO. 6.74



CH/17/099 

Former garage block, Hillary Crest, Rugeley, WS151NE 

Residential development:- Erection of 3No. two storey dwellings 

1 objection received 
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Location Plan 
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Block Plan 
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Existing Site Plan 
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Proposed Site Plan 
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Proposed Plans and Elevations (Plots 1&2) 
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Proposed Plans and Elevations (Plot 3) 
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Application No: CH/17/099 

Received: 06/03/2017 

Location: Former Garage Block, Hillary Crest, Rugeley 

Parish: Rugeley 

Ward: Hagley 

Description: Residential Development: Erection of 3No Two Storey Dwellings 

Application Type: Full 

 

Recommendation:  Approve subject to 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. 

 

Conditions 

 

1. Standard Time Limit (Full) 

2. Materials to be submitted 

3. Details of boundary treatment 

4. Site investigation and risk assessment, and unforeseen contamination scheme for 

potentially contaminated land and ground gas. 

5. Drainage scheme to be submitted 

6. New accesses to be completed before dwellings are occupied 

7. Closure of current access and reinstatement of footway 

8. Notwithstanding details of the approved plans a scheme for the amendment of the 

width of parking to provide specified widths required. 

9. Submission and approval of a Construction Method Statement  

10. Approved plans 

 

Reason for Committee Decision: 

The application has been called in by Cllr C Martin 

 

EXTERNAL CONSULTATIONS  

 

Staffordshire County Council Highways  

No objections subject to conditions. 

 

Severn Trent Water Authority 

No comments received. 

 

Rugeley Town Council 

 

1) There are known to be historic issues around the draining and sewerage system in the 

area.  There were concerns that new development may overwhelm the existing poor 

functioning system and create more problems for existing local residents.  I 

understand that the development area is currently entirely hardstanding and any 

residential development will in fact introduce soft landscaping via the gardens.  With 

this, surface water run off should in fact be reduced on the site.  However, should 
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approval be given to the planning application, we request that a planning condition be 

put in around the need for a Hydro-Brake and storage tank to store excess run off and 

release into the sewerage system incrementally to avoid possible flooding. 

 

2) There are concerns that the development is setting a precedent for building closer to 

the local [telecommunications] mast.  I understand that all masts need to operate a non 

ionising radiation system and this mast complies with all the health and safety 

legislation.  However Councillors would like their concerns noted. 

 

3) Concerns that the proposed development will in fact lead to further residential 

development on green belt land – expanding the settlement boundary.  I appreciate 

that any future application proposing development on the green belt will need to be 

considered under green belt planning policy and that this application can only 

consider the proposal submitted and not what might or may not be 

submitted.   However, councillors would like it noted that should any development be 

approved on this site, that this does not set a precedent to extend the settlement 

boundary into the rural land beyond. 

 

INTERNAL CONSULTATIONS 

 

Environmental Health 

 

No adverse comments to make on the principle of residential development at this location.  

Due to previous use of the site and proximity to former Pear Tree Refuse Tip and the former 

mineral railway it will be necessary for a site investigation and risk assessment to be 

undertaken in respect of potentially contaminated land and ground gases prior to the 

commencement of development.  Details of any required remediation and gas protection 

measures should be submitted for approval prior purposes. 

 

Contingency measures should be available to deal with any unsuspected hot spots of 

contamination discovered as work progresses and comments submitted from SCC in regards 

to a construction method statement are supported. 

 

Strategic Housing 

There is no affordable housing contribution required on developments of 10 units or fewer 

and which have a maximum combined gross floor space of no more than 1,000sqm. 

 

Development Policy 

The site is a brownfield site situated within the urban area of Rugeley.  It is identified within 

the Strategic Housing Land Availability Assessment (SHLAA 2016) as a deliverable site 

based upon the previous planning consents and landowner interest in bringing the site 

forward.  As such, the principle of housing development at this site is considered to be 

broadly in line with the Local plan (Part 1) spatial strategy for housing development. 

 

However, it is noted that current proposals suggest an increase in the number of units 

compared with previous consents.  As such whilst the principle of residential development is 

considered acceptable the degree to which a more intense development of the site is 

acceptable will need to be considered in more detail.  Regard should be paid to Policy CP3, 

Policy CP16 and the Design SPD. 
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As a market housing development scheme the proposal is CIL liable.  Given that a net 

increase in dwellings is proposed the development also needs to mitigate its impact on the 

Cannock Chase SAC (Local Plan, Part 1), Policy CP13, the Developer Contributions SPD 

(2015) and the Council's Guidance to Mitigate Impacts upon Cannock Chase SAC (2017). 

 

Any site specific requirements may be addressed via a Section 106/278 if required, in 

accordance with the Developer Contributions and Housing Choices SPD (2015) and the 

Council's most up to CIL Regulation 123 list. 

 

RESPONSE TO PUBLICITY 

 

The application was advertised by neighbour letter and site notice.  One letter has been 

received stating: - 

 

 

The development will block sunlight to 15 Hillary Crest and overshadow our home. 

 

There are parking issues with the school pick up and drop of times and this is an 

accident waiting to happen.  You say there will be 15 car parking bays provided for 

this [development]; at times we have counted 50 cars outside and in the cul-de-sac.  

Building houses would not help the situation. 

 

We have been flooded and the drainage does not take all the water as it runs downhill 

from the track by the school 

 

We have bats in our area.  I am sure this is a conservation area. 

  

RELEVANT PLANNING HISTORY 

 

 

CH/14/0260:   Non-material amendment to planning consent CH/12/0431 to 

substitute dining room. Granted. 

 

 

CH/09/0180:   Residential development of former garage court sites (outline with all 

matters reserved). Proposal was for one dwelling and 15 car parking 

spaces to serve the school.  The Council made a resolution to grant 

subject to completion of Section 106 agreement but the agreement was 

not completed. 

 

CH/04/0383:    Residential development. Refused.  Allowed in part on appeal. 

 

CH/88/811:    Residential Development.  Refused. 

 

 

1. SITE AND SURROUNDINGS 

 

1.1 The application site comprises a former garage court site at the turning head at the 

eastern end of Hillary Crest at the eastern end of the Pear tree housing estate.  The 
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wider estate was constructed in the 1950s and comprises both semi-detached and short 

terrace blocks, normally finished in render. 

 

1.2 The site comprises an area of hardstanding and grassland merging to the east into an 

area of scrub. 

 

1.3 To the north and west of the site there is, across the highway, dwellings, to the south 

Chase View School and to the east open land which is designated as Green Space 

Network. 

 

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

albeit on the edge of, the settlement of Rugeley.  It also has good public transport 

links by bus to Rugeley where there are a variety of goods and services and is in 

walking distance to local schools.  The site is also within walking distance of Rugeley 

Train Station with links to Hednesford, Cannock, Walsall and Birmingham by train. 

 

1.5 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 a pair of three bedroom semi-

detached houses (Plots 1 and 2) and a three bedroom detached house (Plot 3).  Each 

semi-detached dwelling would have two car parking spaces and there is space for 

three car parking spaces to serve the detached house. 

 

2.2  The application form states that the houses would be finished in render under concrete 

tile roof and that both surface and foul water wold be discharged to the mains sewer. 

 

2.3 The properties would be enclosed by a 1.8m high close boarded wooden fence along 

the eastern and southern boundary and a 1.2m high post and rail fence along the 

western boundary abutting Hillary Crest. 

 

 

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 
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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. 

 

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. 
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  (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. 

  

 (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. 

ITEM NO. 6.87



 

 -  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 

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  
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(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. 

 

3.29  Planning Practice Guidance 

 

3.30 As set out in the 'Starter Homes Written Ministerial Statement' of 2 March 2015, 

starter homes exception sites should not be required to make affordable housing or 

tariff-style section 106 contributions. 

 

3.31  There are specific circumstances where contributions for affordable housing and tariff 

style planning obligations (section 106 planning obligations) should not be sought 

from small scale and self-build development. This follows the order of the Court of 

Appeal dated 13 May 2016, which give legal effect to the policy set out in the Written 

Ministerial Statement of 28 November 2014 and should be taken into account. 

 

These circumstances are that; 

 

"contributions should not be sought from developments of 10-units or less, 

and which have a maximum combined gross floorspace of no more than 

1000sqm". 

 

3.32 Other Relevant Documents 

 

Design Supplementary Planning Document, April 2016. 

 

Parking Standards, Travel Plans and Developer Contributions for Sustainable 

Transport Supplementary Planning Document (2005). 

 

Parking Standards, Travel Plans and Developer Contributions for Sustainable 

Transport, Supplementary Planning Document (July 2005). 
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Manual for Streets 

 

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 three dwellings on a site which is located 

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

previously developed site which is identified within the SHLAA as a 'deliverable' 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.  Furthermore the site has already been granted permission for 

residential development in the past and the policy position in favour of the 

development of the site for residential in principle has been strengthened through the 

introduction of the NPPF. 

 

4.5 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. 
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4.6  Design and the Impact on the Character and Form of the Area 

 

4.7  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. 

 

4.8  In this respect it is noted that the site, as existing, as no discernible feature or 

landscape feature of significance as it comprises an area of hardstanding.  

Furthermore it is located on a mid C20th residential estate made up of semi-detached 

and short terrace blocks, mostly in a render finish with gardens to front and rear. 

 

4.9  The proposed dwellings would reflect the general size, scale, design and materials of 

the both the immediate context and the wider estate and as such would be well-related 

to existing buildings and their surroundings. 

 

4.10 The proposal is therefore considered to be in accordance with Policy CP3 of the Local 

Plan the Council's Design SPD and the Good Design section of the NPPF. 

 

4.11  Impact on Residential Amenity 

 

4.12  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. 

 

4.13 There would be 21.3m between the front elevation of the proposed dwellings at Plots 

1 and 2 and the front elevations of Nos 9-15 Hillary Crest and 14.5m between the rear 

elevations of Plot 1 and 2 and the side elevation of Plot 3.  The rear garden areas of 

Plots 1 and 3 would be over 66m
2
 and 137m

2
 respectively which exceeds the 

minimum garden area of 65m
2 

set out in the Design SPD. The rear garden area  to Plot 

2 would be 48.5m2 but would be supplemented by a front garden area of 39m2 giving 

a total area of 87.5m2 which again exceeds that set out in the Design SPD. 

 

4.14 It is therefore considered that the proposal would attain a good standard of residential 

amenity for both occupiers of existing neighbouring properties and the future 

occupiers of the dwellings ae in accordance with Policy CP3 and the NPPF. 

 

4.15  Impact on Highway Safety and Capacity 

 

4.16  Paragraph 32 of the NPPF states that Plans and decisions should take account of 

whether; - 
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the opportunities for sustainable transport modes have been taken op 

depending on the nature and location of the site, to reduce the need for 

transport infrastructure. 

  

safe and suitable access to the site can be achieved fro all people; and 

improvements can be undertaken within the transport network that cost 

effectively limit the significant impacts of the development.  Development 

should only be prevented or refused on transport grounds, where the residual 

cumulative impacts of development are severe. 

 

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

the comments made by local objectors in respect to local parking issues at opening 

and closing times of the school are noted.  However, such circumstances are 

widespread throughout the district and it is not uncommon to find schools located 

within high density residential areas which experience some parking pressures at 

opening and closing times.  The issue is therefore not that the proposed development 

is located near to a school but rather whether this particular scheme would result in 

unacceptable harm to highway safety. 

 

4.18 In this case each of the proposed dwellings would have 2 car parking spaces which 

would meet the standards set out for three bedroom dwellings.  Furthermore the 

Highway Officer has no objections to the proposal subject to condition with regards to 

the provision of parking areas prior to occupation and the approval of a Construction 

Management Plan.  One of these will be for slight revision of the widths of some of 

the parking bays. 

 

4.19 In addition the site is located within a sustainable location with access to a range of 

schools, services and employment opportunities by walking, bus and or rail. 

 

4.20 As such, subject to the attached conditions it is considered that the proposal is in 

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

and 36 of the NPPF. 

 

4.21 Impact on Nature Conservation Interests 

 

4.22  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 is given 

special protection or which is of particular conservation interest, 

 

4.23 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. 

 

4.24  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 
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mitigation would be in the form of a contribution towards the cost of works on the 

SAC and this is provided through CIL. 

 

4.25 Subject to the above condition and CIL payment the proposal is considered acceptable 

in respect of its impact on nature conservation interests and therefore would be in 

compliance with Policies CP3 and CP13 of the Cannock Chase Local Plan and the 

NPPF. 

 

4.26  Drainage and Flood Risk 

 

4.27  The site is located in an elevated position 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 hard standing and as such surface water run-

off would not increase as a result of the proposal.   

 

4.28  The applicant has indicated that surface and foul water would be discharged to sewer.  

Although Severn Trent Water has been consulted they have not commented. 

However, the proposal would result in a reduction of hard surfacing across the site 

and therefore the rate of discharge of surface water would be reduced.  Therefore in 

principle there are no objections to the proposal on drainage grounds as there will be a 

technical solution, whether is by discharge to main sewer with our without 

attenuation, or via soakaways subject to percolation testing.  This could be adequately 

secured by the use of a condition attached to any permission granted. 

 

4.29 It is therefore considered that, subject to the attached conditions, 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.  

 

4.30 Ground Contamination 

 

4.31 In respect to the potential for ground contamination the comments of the 

Environmental Health Officer are noted that a site investigation and risk assessment 

report are required prior to the commencement of the development.  Subject to a 

condition to secure the submission and implementation of such a report it is 

considered that the proposal would be acceptable in respect of ground contamination. 

 

4.32  Waste and Recycling Facilities 

 

4.33  These are clearly shown on the plans.  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. 

 

4.34  Crime and the Fear of Crime 

 

4.35 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.  

 

4.36  Sustainable Resource Use 
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4.37 The requirements of Policy CP16(3)(a) in respect of sustainable resource use 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 Therefore having had regard to Policy CP16 it is considered that the proposal is 

acceptable. 

 

 Affordable Housing 

 

4.39 Under Policy CP2 the proposal would be required to provide a contribution towards 

affordable housing.  However, given the order of the Court of Appeal, dated 13 May 

2016, which give legal effect to the policy set out in the Written Ministerial Statement 

of 28 November 2014, and the subsequent revision of the PPG it is considered on 

balance that the proposal is acceptable without a contribution towards affordable 

housing. 

 

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. 

 

4.40  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 8 apartments 

would make a contribution towards the objectively assessed housing need of the 

District.  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.  

 

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

attached conditions, there would be no significant and demonstrable harm to highway 

safety, residential amenity, wider nature conservation interests and flood risk. 

 

4.42 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. 

 

4.43  Other Issues Raised by Objectors 

 

 

4.44 In respect to the concerns regarding the proximity to the local telecommunications 

mast it is noted that paragraph 44 of the NPPF states 
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"Local planning authorities should not impose a ban on new 

telecommunications development in certain areas, impose blanket Article 4 

directions over a wide area or a wide range of telecommunications 

development or insist on minimum distances between new 

telecommunications development and existing development." 

 

4.45 It is considered that there is nothing within this application that would necessitate a 

departure from the national guidance in respect to telecommunications equipment and 

health and safety. 

 

4.46 In respect to the proposal setting a precedent that would allow or justify development 

in the Green Belt it is noted that each application is required to be judged on its own 

merits and that in this case the site is not located within the Green Belt. 

 

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 within a sustainable location with good access to goods, 

services and areas of employment by modes of transport other than the private car. 

 

6.2  In respect to all matters of acknowledged interest the proposal, subject to the attached 

conditions is considered to be acceptable. 

 

6.3  Given the guidance within the Planning Practice Guidance 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 would be mitigated through CIL. 

 

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

would not significantly and demonstrably 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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CH/16/440 

Old Engine Cottage, Colliery Road, Brereton, Rugeley, WS151QS 

Garage to rear with grass roof (resubmission of CH/16/172) 

No objections received 
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Location Plan 
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Block Plan 
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Proposed Plans and Elevations 

ITEM NO. 6.99



Application No: CH/16/440 

Received: 18/11/2016 

Location: Old Engine Cottage, Colliery Road, Brereton, Rugeley 

Parish: Brereton and Ravenhill 

Ward: Brereton and Ravenhill  

Description: Garage to rear with grass roof (resubmission of CH/16/172) 

 

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. Approved Plans 

 

Reason for Committee Decision: 

Objections have been received from the Parish Council and the application is being 

recommended for approval. 

 

EXTERNAL CONSULTATIONS  

 

AONB Unit 

No objection to this planning application subject to conditions to ensure that the 

development is carried out as indicated ion the submitted plans and to secure the removal 

of the caravan and other structures on the site. 

 

Brereton and Ravenhill Parish Council 

This development is in the Area of Outstanding Natural Beauty and in the Green Belt.  

The development is actually bigger than a typical garage and some features are more in 

keeping with a normal dwelling house. 

 

INTERNAL CONSULTATIONS 

 

Development Policy 

The location of the proposed development is partly below ground level, with the house to 

the front and tree cover to the rear.  It is also covered with a grass roof and is smaller than 

the original proposal.  The reduced scale of the proposal and the design will not impact 

on the wider views of the AONB. 
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The design of the development with the grass roof will reduce the visual impact within 

the surrounding landscape. 

 

It should be established if the proposal is more than 50% of the original property, as  

 

Policy CP14 states that this should not be exceeded. 

 

The Planning Statement refers to the need for special circumstances to be demonstrated 

for the development in the Green Belt as required by the NPPF, and that the proposed 

energy generation equipment for heating will be more sustainable and contribute to this 

need.  However, the statement does not appear to justify the special circumstances 

required for building a vehicle garage within the Green Belt. 

 

The design of the proposed development is considered acceptable for it’s secluded 

location on the edge of the AONB, but the justification of the need for the development 

within the Green Belt is weak and will be subject to interpretation by the case officer. 

 

Trees, Landscape and Countryside 

No objection to the principle but insufficient information regarding: - 

 

 existing and proposed layouts 

external environment (trees and vegetation). 

the character of the Green Belt, AONB and local setting. 

 

RESPONSE TO PUBLICITY 

 

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

re[presentation have been received. 

 

 

RELEVANT PLANNING HISTORY 

 

CH/16/172: - Double garage to rear with grass roof.  Refused for the following 

reasons: - 

 

 "The site is located in the West Midlands Green Belt.  The 

proposed garage, by reason of its size, scale and location would 

constitute a disproportionate addition over and above the size of 

the original building and therefore would constitute inappropriate 

development which is, by definition, harmful to the Green Belt and 

to which substantial weight should be attached.  Therefore the 

proposal should only be approved where very special 

circumstances have been demonstrated. 

 

The benefits of the proposal in respect of creating a safe and secure 

environment and its contribution towards tackling climate change 
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are considered to carry moderate and very limited weight 

respectively. 

 

It is considered that the harm to the Green Belt is not clearly 

outweighed by the benefits of the proposal such that very special 

circumstances exist that would justify approval of the application.   

 

The proposal is therefore contrary to Local Plan Policy CP1 and 

the NPPF." 

 

CH/12/0206: - An application for the conversion of garage and workshop with 

external alterations to form a one bedroom dwelling was approved 

subject to a condition for the removal of permitted development 

rights. 

 

CH/13/0115: - Conversion of a garage and workshop, with external alterations to 

form a two storey, two bedroom house was approved subject to a 

condition for the removal of permitted development rights. 

 

CH/15/0229: - Variation of condition 6 on application CH/13/0115 to allow 

amendments to elevations, including the insertion of 2 dormer 

windows to the front, rooflights and a front porch. 

 

 

   

1. SITE AND SURROUNDINGS 

 

1.1 The application site is a former garage now converted to a single storey house but 

with living space within the roof, set within a formal curtilage.  The site is located 

on wooded hillside and the land slopes down sharply to the east away from the 

road and dwelling.  To the south is Old Engine House, of which the application 

site was formerly part of. 

 

1.2  Although on a slope the site is surrounded by heavily wooded land, such that it is 

not particularly prominent in views taken from the wider area. 

 

1.3  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. 

 

 

 

2. PROPOSAL 

 

2.1 The application seeks planning permission for a L shaped garage to rear with 

grass roof, measuring 6.2m by 3.7m with an additional area for a heat source 
heat pump of 3m by 2.5m all with height of 2.2m, set into the hillside with grass 
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covered slope up to the grass covered roof on the northern elevation and walls to 
the other three elevations. 
 

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. 

 

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”. 
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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; 

 

 -   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 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 states it is important to plan positively for the achievement of high 

quality and inclusive design. 

 

3.15  Paragraph 58 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. 
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3.16  Paragraph 61 of the NPPF 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 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. 

 

3.18 Protecting Green Belt land 

 

3.19 Paragraph 79 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 

-  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 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 states “Inappropriate development is harmful to the Green Belt and 

should not be approved except in very special circumstances”. 

 

3.23 Paragraph 88 states 

 

 “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.” 
 

3.24 Paragraph 90 states 

 
“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. These are: 

 

●   mineral extraction; 

●   engineering operations; 
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●   local transport infrastructure which can demonstrate a requirement 

for a Green Belt location; 

●   the re-use of buildings provided that the buildings are of permanent 

and substantial construction; and 

  ●   development brought forward under a Community Right to Build    

Order.” 

  

3.25  Section 11. Conserving and Enhancing the Natural Environment 

  

3.26 Paragraph 115 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:-  

 

1. Principle of Development in the Green Belt  

2. Design and Impacts on the character and form of the area 

3. Impact on Residential Amenity 

3. Impacts on Highway Safety 

 
 Principle of the Development in the Green Belt 

 

4.1 The site is located within the West Midland 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. 
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(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 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 and Paragraph 90 to 

other forms of development.  The lists contained within these paragraphs are 

closed and therefore are fixed. 

 

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 Council's 

Local Plan. 

 
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, should normally be considered to be towards 

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. 
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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 case, given the proximity of the garage to the main house, it is considered 

that from all angles it would be so close to the side elevation of the host property 

that it should be considered to constitute an extension for the purposes of Green 

Belt policy. 

 

4.10 In this particular case it is noted that the “original building” constituted a modest 

garage/ workshop with a low shallow pitch roof.  This has been subject to various 

additions to create the dwelling as it now stands, including: - 

 

1. The raising of the roof to create two bedrooms in the resulting roof 

space; and 

2. The provision of two dormers and a porch. 

 

4.11 Given the above it is noted that the original building was 207m3, and that with the 

above mentioned additions it currently has a volume of 248m
3
 representing a 20% 

increase in volume.  The proposed garage would have a volume of 69m
3
 giving a 

cumulative total increase of 53% over and above the size of the original building.  

As such it is considered that although the proposal would be at the upper limits of 

acceptability it would not constitute a disproportionate addition over and above 

that of the original dwelling and therefore would not constitute inappropriate 

development in the Green Belt. 

 

4.12 It is therefore concluded that the proposal is acceptable in principle in the Green 

Belt and therefore there is no policy requirement for the applicant to demonstrate 

that very special circumstances exist. 

 

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

 

4.14  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.”  
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4.15  Furthermore 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. 

 

4.16  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%." 

 

4.17 In this respect it is noted that the proposal would represent a 61% in crease in 

floor area above that of the original building.  However, the incorporation of the 

grass roof, matching brick work and the well screened nature of the site would 

ensure that the garage would not have a significant adverse impact of the form 

and character of the AONB.  This view is supported by the AONB Unit. 

 

4.18 Having visited the site officers note that the construction of the garage has already 

commenced and that its completion would not result in the loss of trees or other 

vegetation of significance. 

 

4.19 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. 

 

4.20  Impact on Residential Amenity 

 

4.21  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.   
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4.22 In this respect it is noted that the site is located in an isolated location with only 

one neighbour, called Broad Slade,  which is located 15m from where the nearest 

part of the proposed garage would be positioned. 

 

4.23  Therefore the proposed garage 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 Broad Slade. 

 

4.24  Impact on Highway Safety and Capacity 

 

4.25  The proposal would not include any alteration to the existing 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. 

 

4.29 Impact on Nature Conservation Interests 

 

4.30  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 is 

given special protection or which is of particular conservation interest. 

 

4.31 As such the site has no known significant ecological value and the proposal would 

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

 

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

nature conservation interests and therefore would be in compliance with Policies 

CP3 and CP13 of the Cannock Chase Local Plan and the NPPF. 

 

4.33 Other Issues Raised by Objectors 

 

4.34 In respect to the erection of various sheds within the site it is noted that permitted 

development rights were removed from the site when the original garage was 

converted to a dwelling. As such the sheds are unauthorised.  However 

enforcement action could be pursued to remedy this situation.  In respect to the 

current application the presence of these sheds as no material bearing on the 

merits of the case.  Given that the sheds could be dealt with under enforcement 

powers it would not be appropriate to attempt to remove them by using a 

condition attached to the grant of any permission in respect to this application. 

 

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. 

 

ITEM NO. 6.110



6.0  CONCLUSION 

 

6.1 The proposed garage extension, taken by itself or cumulatively with other 

extensions would not result in a disproportionate addition over and above that of 

the original dwelling and therefore would not constitute inappropriate 

development within the Green Belt 

 

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

attached conditions. 
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CH/16/384 

5-7, Broad Street, Cannock, WS110DA 

Residential Development: Proposed erection of a three storey apartment block 

consisting of 4no. one bed & 6no. two bed dwellings and associated works 

(outline with all matters reserved)  

2 objections received 
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Indicative Site Plan & Street Scene 
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Indicative Plans & Elevations 
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Application No: CH/16/384 

Received: 23/09/2016 

Location: 5-7 Broad Street, Cannock 

Parish: Bridgtown 

Ward: Cannock South  

Description: Residential Development Proposed Erection of 3 Storey Apartment Block 

(8 Apartments)  

Application Type: Outline with Matters Reserved 

 

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.   A1 Time Limit - Outline Permission 

 

2.   A2   General Outline Condition 

 

3. The development hereby permitted shall not be commenced until such time as a 

satisfactory foul and surface water design has been submitted to and approved in 

writing, by the Local Planning Authority 

 

This shall include:  

 

Surface water drainage system(s) designed in accordance with the non-

statutory technical standards for sustainable drainage systems (DEFRA, March 

2015). 

 

Appropriate SuDS components to provide adequate water quality treatment 

and a reduction  of discharge rates where possible. 

 

Detailed design (plans, network details and calculations) in support of any 

surface water drainage scheme, including details in any attenuation system, 

and outfall arrangements. Calculations should demonstrate the performance of 

the designed system for a range of return periods and storm durations inclusive 

of the 1 in 1 year, 1in 2 year, 1in 30 year, 1 in 100 year and 1 in 100 year plus 

climate change return periods. 

 

Provision of an acceptable management and maintenance plan for the lifetime 

of the development.  This shall include a schedule of required maintenance 

activities and frequencies, and contact details for the organisation responsible 

for carrying out these duties. 

 

Finished floor levels to be set at a minimum of 150mm above surrounding 

ground levels. 
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The scheme shall be fully implemented and subsequently maintained, in accordance 

with the timing/ phasing arrangements embodied within the scheme or within any 

other period as may be subsequently agreed, in writing, by the Local Planning 

Authority. 

 

Reason 

To prevent flooding by ensuring the satisfactory storage of/ disposal of surface wtaer 

from the site. 

 

4 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 

 

Reason  

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

 

5.   Approved Plans 

 

16GM/05A (only in so much as it relates to the red line boundary and to no matter of 

detail) 

 

Reason for Committee Decision: 

The application has been called in by Cllr J Kraujalis. 

 

EXTERNAL CONSULTATIONS  

 

Staffordshire County Council Highways  

No objections subject to conditions. 

 

Staffordshire Police 

Makes reference to section 17 of the Crime and Disorder Act 1998, paragraph 58 and 69 of 

the NPPF, Policy CP3 of the Local Plan and the Human Rights Act Article and Protocol 1, 

Safer Places: The Planning System and Crime Prevention and recommends that the proposal 

attains Police Secured By Design accreditation.  The response goes to make detailed 

recommendations in respect of designing out crime. 

 

Environment Agency (EA) 

The EA's records show that this site is located within Flood Zone 1, therefore the EA have no 

objections to make.  The Lead Local Flood Authority should be consulted on this matter. 
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Severn Trent Water Authority 

No objections subject to a condition to control drainage. 

 

Local Lead Flood Authority 

The site is in Flood Zone 1 and not within the updated Flood Map for Surface Water 

(uFMfSW) 1 in 10 year extent so the risk of flooding from fluvial and surface water is low. 

 

No drainage details have been submitted at this stage so it is not possible to comment in 

detail on the proposed drainage.  However, there is a surface water sewer in Broad Street 

which is likely to serve the existing properties. 

 

Given the scale of the development and the existing impermeable area of the proposed 

development is unlikely to result in a significant increase in surface water run-off. 

 

During the detailed design process appropriate SuDS components should be incorporated in 

order to achieve water quality benefits and a reduction in run-off if possible.  In this case 

permeable paving should be utilised for car parking areas and other features such as rain 

gardens should be considered. 

 

The application should only be granted subject to a condition in respect of drainage. 

 

South Staffs Water 

No comments received. 

 

Bridgtown Parish Council 

No comments received. 

 

INTERNAL CONSULTATIONS 

 

Conservation Officer 

The amendments have changed the building design to 2 and 3 storey and the type of 

accommodation to 4x 1 bed and 4 x 2 bed. 

 

The amended plans have improved the mass of the proposed building and its impact on the 

surroundings to some degree.  It maintains the characteristic building line and domestic 

character of the area, with some detailing to doors and windows therefore no objection to the 

development subject to conditions requiring details of all external materials and new planting, 

especially replacement trees, in order to properly conserve and enhance the character and 

appearance of the conservation area and its setting, and provide some environmental 

enhancement as recommended in the design SPD (Bridgtown Character Area Description). 

 

A Heritage Statement has been provided to justify the proposed development as providing 

updated residential development to take Bridgtown forward into the future in sympathy with 

its historic concept, and there is brief consideration of some aspects of site context in the 

Design an Access Statement. 

 

Economic Development Officer 

The Economic Development Unit have no objection to the application as the plan is to 

replace residential with residential and we can see no adverse effect on local businesses. 
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Environmental Health 

The team do not have any adverse comments to make on the principle of residential 

development at this location.  Notes that others have commented on the scale of the proposal 

and issues have also been raised with car parking provision which fall outside of the remit of 

environmental protection. 

 

Having assessed the full report by SP Associates, ref S1516, dated July 2016 in regards to 

this outline application for residential development and I can advise that I am satisfied with 

the conclusions of the site investigations that no site remediation or gas protection measures 

will be necessary. 

 

Private Sector Housing 

No comments to make from a housing safety/ standards perspective. 

 

Strategic Housing 

There is no affordable housing contribution required on developments of 10 units or fewer 

and which have a maximum combined gross floor space of no more than 1,000sqm. 

 

Trees, Landscape and Countryside 

Objection to the proposals for the following reasons: - 

 

 No consideration of relationship to the conservation area. 

The proposed 3 storey buildings would be totally out of character with the other 

buildings in terms of height and scale.  

Insufficient and impractical parking provision.  

No provision of usable external space for communal use. 

 

RESPONSE TO PUBLICITY 

 

The application was advertised by neighbour letter and site notice.  (i) letters have been 

received stating: - 

 

I have traded in Bridgtown for 3 years and have concerns over customer parking.  I have seen 

a large increase in limited parking over the 3 years.  The reason many businesses decided on 

Bridgtown was the free and easily accessible parking.  Feel that the project and plans for 

more development without increasing parking facilities will drive owners out of Bridgtown. 

Put it simply my clients want to park. 

 

The plans will seriously impact on the quality of living of neighbours. 

 

The site will severely impact the access to the rear of the properties currently situated in this 

area, including the access of emergency vehicles such as fire nandd ambulance crews.  

Bridgtown is suffering from a severe shortage of parking at a time of increased business in 

the area.  Mr Pritchard has already addressed this with problem with a shop keeper but what 

about the residents? 

 

The car Mr Pritchard speaks about on Broad Street is already at full capacity during the day 

and at weekends and apart from one public car park which if disabled is a long way to walk, 

there is no other parking available in the area. 

 

ITEM NO. 6.118



There is parking outside my hair salon with a 20 minute limit (clients stay on average 1 hour 

30 minutes). Some businesses in Bridgtown work on a quick turnaround of customers hence 

no objection to the plans as 20 minute main street parking is sufficient or in some cases they 

already have parking for their customers.   

 

RELEVANT PLANNING HISTORY 

 

CH/12/0013:  Retention of change of use of two ground floor offices (B1) into two 1 

bedroom flats. Granted. 

 

CH/08/0383:  Construction of 2 storey building consisting 5 ground floor B1 units 

and 6 first. Granted. 

 

CH/87/105:   Flat board sign. Granted. 

 

1. SITE AND SURROUNDINGS 

 

1.1 The application site comprises a traditional pair of Victorian brick built semi-detached 

houses with central passageway giving access to the shared rear garden area.  The left 

hand house (facing towards the site from the highway) of the pair has a series of 

single storey extensions/ outriggers and a detached outbuilding.  The property is split 

into 3 residential units. 

 

1.2 Along the rear boundary there is a row of 12-14m high leylandii with another lone 8-

10m high specimen along the western boundary. 

 

1.3 The application site also includes a small car park alongside the western elevation of 

the LH dwelling. 

 

1.4 The application property fronts onto Broad Street, across which is a modern 

commercial/ businesspark with associated parking and service areas and some 

landscaping. 

 

1.5 The streetscene along Broad Street is somewhat mixed with traditional Victorian villa 

style cottages and terrace housing alongside more modern residential and commercial 

buildings, including a 3 storey block of apartments at Andrew Court , built circa 2010 

and the apartment block at Whitehouse Court which is situated immediately to the 

east of the application site. 

 

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

the Bridgtown Conservation Area.   

 

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

 

2. PROPOSAL 

 

2.1 The applicant is seeking outline planning permission, with all matters reserved for the 

demolition of the existing dwellings and the development of a part single storey part 

two storey apartment blocks containing 8 apartments (3 x 1bed and 5x 2bed). 
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2.2 Indicative plans have been submitted showing how such an apartment block could be 

laid out and how traditional features could be incorporated such that the mass of the 

building could be broken up and  the building reflect the traditional features that 

characterise the area.  

 

2.3  The plans also show how an internal area for storage of waste and recycling facilities 

could be incorporated into the building.    

 

2.4 The indicative elevations also show a central vehicular passageway that would allow 

vehicular access to the rear, where there is also shown provision for 13 car parking 

spaces, provision of a cycle store and a limited amount of outside amenity area (78m
2
 

equating to 9.7 m
2
 per apartment).  An indicative street scene has also been provided 

showing how a part 2 storey-part 3 storey apartment block could appear within its 

immediate context.  

 

2.5  The application form states that it is intended to discharge surface water to the 

existing surface water sewer. 

 

 

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 adopted Cannock Chase Local Plan 

(2014). 

 

3.3   Other material considerations relevant to assessing current planning applications 

include the National Planning Policy Framework (NPPF) and the Council's 

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). 
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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. 

 

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. 
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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. 

  

 (g)  Considering the potential to sterilise mineral resources. 

 

3.11  CP15-Historic Environment 

The District's historic environment will be protected and enhanced via: -  

 

the safeguarding of all historic sites, buildings, areas, archaeological remains, their 

settings and historic landscape and townscape context according to their national or 

local status from developments harmful to their significance in order to sustain 

character, local distinctiveness and sense of place. 

 

Supporting and promoting development proposals that area sensitive to and inspired 

by their context and value to the existing historic environment, landscape and 

townscape character by virtue of their use layout, scale appearance, landscaping and 

materials to ensure that the historic environment acts as a stimulus to high quality 

design based upon guidance set out in the Design SPD. 

 

Maintaining an appropriate balance between conservation, reuse, sympathetic 

adaptation and new development via recourse to national policy in order to promote 

the sustainable management of the historic environment, mixed sustainable land use 

patterns and promote the historic environment as a catalyst for the regeneration of the 

District. 

 

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:-  
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    -   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 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. 

 

3.17 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 

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'. 
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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   Heritage Assets 

 

3.29   Paragraph 129 of the NPPF states that local planning authorities should identify and 

assess the particular significance of any heritage asset that may be affected by a 

proposal (including by development affecting the setting of a heritage asset). 

 

3.30   In determining planning applications, local planning authorities should take account 

of 

 

The desirability of sustaining and enhancing the significance of heritage assets 

and putting them to viable uses consistent with their conservation 

 

The positive contribution that conservation of heritage assets can make to 

sustainable local communities including economic vitality; and 

 

The desirability of new development making a positive contribution tom local 

character and distinctiveness. 

 

ITEM NO. 6.124



3.31  Paragraph 128 of the NPPF states that "In determining applications, local planning 

authorities should require an applicant to describe the significance of any heritage 

assets affected, including the contribution made by their setting 

 

3.32  Paragraph 129 of the NPPF states that "Local planning authorities should identify and 

assess the particular significance of any heritage asset that may be affected by a 

proposal…" 

 

3.33  Paragraph 132 of the NPPF states 

 

  "When considering the impact of a proposed development on the significance 

of a designated heritage asset, great weight, should be given to the asset's 

conservation." 

 

3.34 Paragraph 134 states  

 

“where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed 

against the public benefits of the proposal, including securing its optimum 

viable use. 

 

3.35  Planning Practice Guidance 

 

3.36  As set out in the 'Starter Homes Written Ministerial Statement' of 2 March 2015, 

starter homes exception sites should not be required to make affordable housing or 

tariff-style section 106 contributions. 

 

3.37  There are specific circumstances where contributions for affordable housing and tariff 

style planning obligations (section 106 planning obligations) should not be sought 

from small scale and self-build development. This follows the order of the Court of 

Appeal dated 13 May 2016, which give legal effect to the policy set out in the Written 

Ministerial Statement of 28 November 2014 and should be taken into account. 

 

These circumstances are that; 

 

"contributions should not be sought from developments of 10-units or less, 

and which have a maximum combined gross floorspace of no more than 

1000sqm". 

 

3.38 Other Relevant Documents 

 

Design Supplementary Planning Document, April 2016. 

 

Parking Standards, Travel Plans and Developer Contributions for Sustainable 

Transport Supplementary Planning Document (2005). 

 

Parking Standards, Travel Plans and Developer Contributions for Sustainable 

Transport, Supplementary Planning Document (July 2005). 

 

Bridgtown Conservation Area Appraisal; 
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Manual for Streets 

 

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) Impact on designated heritage assets 

(vii) Drainage and flood risk 

(viii) Ground contamination 

(ix) Waste and recycling 

(x) Crime and the fear of crime 

(xi) Sustainable resource use 

 

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 a block of apartments on a site which is 

located within a mixed but predominantly residential locality within the urban area of 

Bridgtown and on a site which is currently is in residential use.  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. 

 

4.5 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. 

 

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

 

4.7  Policy CP3 of the Local Plan requires that, amongst other things, developments 

should be  
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(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. 

 

4.8  Given the above it is noted that although the application has been submitted as an 

outline application with all matters reserved the applicant has submitted extensive 

indicative drawings showing how he envisages a part two storey-part three storey 

block of 8 apartments could be developed on the site and how it could relate to its 

immediate context. 

 

4.9 In this instance it is noted that the immediate street-scene along Broad Street is 

somewhat mixed with traditional Victorian villa style cottages and terrace housing 

alongside more modern residential and commercial buildings, including a 3 storey 

block of apartments at Andrew Court, built circa 2010 and the apartment block at 

Whitehouse Court which is situated immediately to the east of the application site. 

 

4.10 The indicative plans (although not for approval at this stage) do illustrate how such an 

apartment block could be laid out and how traditional features could be incorporated, 

the mass of the building broken up using appropriate architectural detailing, and  

traditional features incorporated so that the block would reflect the size, scale and 

features that characterise the area.  

 

4.11 In terms of its layout it is noted that the indicative proposal would result in the loss of 

several substantial leylandii conifers.  However, these have become somewhat large 

for their confined context and due to the screening of the existing buildings provide 

very limited amenity value to the character of the wider area. As such their removal 

and replacement with a more appropriate tree is considered acceptable in principle.  

This is a matter that could be satisfactorily dealt with at the reserved matters stage. 

 

4.12 Therefore it is concluded that having had regard to the indicative details an apartment 

block on this site need not be contrary to Policy CP3 of the Cannock Chase Local 

Plan, the Council's 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 However, it should be taken into account that the distances set out in the Design SPD 

are in the nature of guidance and that a more flexible approach should be taken in 

applying the guidance in areas, such as Bridgtown where the urban grain is tight and 

the existing character and form is characterised by urban layouts which fall well short 

of modern guidance for space about dwellings.  For example properties within both 
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Broad Street and North Street commonly have only 10m between principal elevations 

compared to the 21.7 metres set out in the Design SPD.  

 

4.16  In support of the application, the applicant has submitted indicative layout and 

elevation drawings illustrating how he envisages a 8 bed apartment block could be 

developed and still achieve a good standard of amenity for all existing and future 

occupiers. 

 

4.17 The situation is also made somewhat complex to apply guidance and to assess given 

that Broad Street and North Street are at an approximate 45 degree angle and 

properties fronting onto North Street have a number of single storey outriggers 

(projections) to the rear. 

 

4.18  In this respect it is noted that the front elevation would face the wide entrance to the 

business park opposite although some of the side elevation of the units would fall 

within an arc drawn at 45 degrees from the windows in the front elevation.  However, 

it is noted that the units are only single storey in nature and that the relationship would 

be little changed from that which currently exists.  As such on balance this 

relationship is considered acceptable. 

 

4.19  In respect to the relationship between the proposed side (western) elevation and the 

side (eastern) elevation at No 22 it is noted that there are windows in the eastern 

elevation of No22 which face towards the application site.  However there would be 

14m at ground floor level and 21m at first floor level between the eastern elevation of 

No22 and the blank side elevation of the proposed apartment block.  This relationship 

meets the guidance set out in the Design SPD for a rear to side elevation and is 

considered acceptable. 

 

4.20 In respect to the relationship between the rear elevation of the proposed block and the 

rear elevation of Nos 26/28 to 34 North Street it is noted that there is marked 45 

degree angle.  At the nearest there is a 9.0m distance between the north west corner of 

the proposed building and the side elevation of the outrigger behind Nos 30/32.  

However, it should be noted that there are no windows in the side elevation of the 

outrigger, at present there a number of outbuildings/ extensions behind the existing 

property which affect the feeling of space but which would be removed, at least in 

part, by the proposed apartment block and that the relationship is at an acute angle.  In 

addition to the above it is noted that the rear garden would be 20m in length and 

hence there would be a degree of openness.  

 

4.21 It is noted that in respect of the windows serving rooms in the rear elevation these 

would fail to pass the 45/25 degree angle test in respect of daylight due to the position 

of the long blank wall of Whitehouse Court which runs the entire length of the eastern 

boundary.   However, this relationship would be no different from that which 

currently exists with the existing dwelling. 

 

4.22 In respect to the provision of private amenity space/ garden size it is noted that only 

78m
2
 would be provided to serve the whole block, equating to 9.7m

2
 per flat which 

compares poorly with 30m
2
 per flat as set out in the Design SPD.  However, it is not 

unusual to find small gardens in situations where two highways come together at an 

angle and it is noted that other recent development of flats such as Whitehouse Court, 
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which abuts the application site, and the nearby Andrew Court have very little 

amenity space. As such, on balance, it is considered that the failure of the proposal to 

provide the minimum amount of amenity space as set out in the Design SPD is 

insufficient to warrant refusal 

 

4.23 On balance, it is considered that although the proposed apartment block would not 

meet some of the guidance for space about dwellings as set out in the Design SPD it 

would, taken as a whole, provide a good standard of residential amenity for both 

existing neighbours and for future occupiers.  As such it is considered that in principle 

a 8 apartment block could incorporated on the site and be compliant with Policy CP3 

and the NPPF. 

 

4.24  Impact on Highway Safety and Capacity 

 

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

the comments made by local objectors, in respect to the lack of parking and general 

congestion within the area, are noted.  It is also noted that the proposal would result in 

the loss of a private car park which belongs to the applicant.  As the car park is private 

it is not available for use by customers or residents of the nearby shops although there 

is the possibility that it is used without the permission of the owner from time to time.   

 

4.26   However, there is nothing to prevent the owners from using bollards and or fencing to 

prevent parking within the area at any time.  As such it is concluded that the proposal 

would not result in the loss of public car parking in the area and it is not accepted that 

loss of this private car park would lead to significant additional parking problems in 

the area.   

 

4.27 In respect to parking provision it is noted that the indicative drawings show how the 

proposed 8 apartments could be served by a central vehicular passageway that would 

allow vehicular access to the rear, where there is also shown provision for 13 car 

parking spaces, provision of a cycle store.  Staffordshire County Council Highways 

Authority has considered the indicative details and has stated that it has no objections 

subject to conditions.  However, as this planning application is outline with all matters 

reserved the final details would be controlled through the use of a standard condition 

applied to all outline approvals requiring submission of the means of access and 

layout. 

 

4.28 It is therefore concluded, on balance, that an 8 apartment block could, in principle, be 

developed on site with adequate parking, service, turning, circulation and access 

provision such that it would not create problems in respect to the capacity of the 

surrounding highway network to accommodate the additional movements generated 

by the proposed development.  In this respect the proposal is considered to be in 

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

and 36 of the NPPF. 

 

4.29 Impact on Nature Conservation Interests 

 

4.30  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 is given 

special protection or which is of particular conservation interest. 
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4.31 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. 

 

4.32  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 would be in the form of a contribution towards the cost of works on the 

SAC and this is provided through CIL. 

 

4.33 Subject to the above condition and CIL payment the proposal is considered acceptable 

in respect of its impact on nature conservation interests and therefore would be in 

compliance with Policies CP3 and CP13 of the Cannock Chase Local Plan and the 

NPPF. 

 

 

4.34  Impact on the Setting of the Bridgtown Conservation Area 

 

4.35  The boundary of the North Street, Bridgtown Conservation Area runs along the 

western elevation of the existing dwelling on the application site and hence part of the 

site would be located within the conservation area and the remaining part would be 

located within the setting of the conservation area.  Conservation areas are considered 

to constitute designated heritage assets under the NPPF. 

 

4.36  Section 72 of the 1990 Town Planning (Listed Buildings and Conservation Areas) Act 

places a general duty in respect to conservation areas that in the exercise of planning 

functions special attention shall be paid to the desirability of preserving or enhancing 

the character or appearance of that area. 

 

4.37 The applicant has provided a Heritage Statement, containing a series of historical 

maps illustrating the development of Bridgtown.  The Conservation Officer has 

reviewed the statement and accompanying information in the light of the submitted 

indicative drawings and is satisfied that the proposal need not have a significant 

impact on the Bridgtown Conservation Area or its setting and would therefore have a 

neutral impact.  

 

4.38 The proposal, at least in matters of principle is therefore considered acceptable in 

respect to its impact on designated heritage assets and as far as can be ascertained at 

this point need not be contrary to Policy CP15 and the requirements of Section 12 of 

the NPPF. 

 

4.39  Drainage and Flood Risk 

 

4.40  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 
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entirely occupied by buildings and hard standing and as such surface water run-off 

would not increase as a result of the proposal.   

 

4.41  Severn Trent Water Authority and the Local Lead Flood Authority have no objections 

to the proposal subject to the inclusion of  a condition to control drainage.   

 

4.42 It is therefore considered that, subject to the attached conditions, 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.  

 

4.43 Ground Contamination 

 

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

submitted an executive summary of a site investigation report, together with the raw 

data,  prepared by SP Associate which states that ground gas monitoring and chemical 

testing has been undertaken and concluding that no site remediation or gas protection 

measures will be necessary. The Environmental Health Officer has assessed the 

information and has no objections to the proposal. 

 

4.45  Waste and Recycling Facilities 

 

4.46  These are clearly shown on the indicative plans.  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. 

 

4.47  Crime and the Fear of Crime 

 

4.48 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.  The comments made by Staffordshire Police are noted.  However, as they 

relate to issues of detail in respect of Secured by Design accreditation it is considered 

that the issue is most appropriately addressed by way of placing an informative on any 

permission granted bringing the applicant's attention to the comments of the police.  

 

4.49 Therefore subject to the [provision of the attached informative it is considered that the 

proposal would be acceptable in respect to designing out crime.  

 

4.50  Sustainable Resource Use 

 

4.51 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. 

 

4.52   Affordable Housing 
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4.53 Under Policy CP2 the proposal would be required to provide a contribution towards 

affordable housing.  However, given the order of the Court of Appeal, dated 13 May 

2016, which gave legal effect to the policy set out in the Written Ministerial 

Statement of 28 November 2014, which should be taken into account and the 

subsequent revision of the PPG it is considered on balance that the proposal is 

acceptable without a contribution towards affordable housing. 

 

4.54   Whether any Adverse Impact of Granting Planning Permission would Significantly 

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

in the Framework, Taken as Whole. 

 

4.55  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 planning 

permission of 8 apartments would make a contribution towards the objectively 

assessed housing need of the District.  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 replacing an old property with a thermally efficient new building which would be 

required to meet building standards.  

 

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

attached conditions, there would be no significant and demonstrable harm to highway 

safety, residential amenity, wider nature conservation interests and flood risk. 

 

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

would not significantly and demonstrably outweigh 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. 

 

6.2  In respect to all matters of acknowledged interest 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. 
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6.3  Given the guidance within the Planning Practice Guidance it is considered, on 

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

housing provision elsewhere in the District. 

 

6.4  The impacts on the Cannock Chase SAC would be mitigated through CIL. 

 

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

would not significantly and demonstrably outweigh the benefits of granting approval, 

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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CH/17/035 

Former Wimblebury Working Mens Club, Glover Street, Cannock 

Residential development:- Erection of 18no. Flats 

6 objections and 1 letter in support received 

 

ITEM NO. 6.134



Location Plan 
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Site Plan 
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Floor Plans 
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Elevations 
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Elevation Overlay 
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Application No:  CH/17/035 

Received: 25-Jan-2017 

 

Location: Former Wimblebury Working Mens Club, Glover Street, Cannock 

Parish: Heath Hayes 

Ward: Heath Hayes East and Wimblebury Ward 

Description: Residential development:- Erection of 18no. Flats  

 

 

Application Type: Full Planning Application Major 

 

RECOMMENDATION  Approve Subject to Conditions 

 

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. D1   Materials - Details Required 

3. E12 Landscape Implementation 

4. E15 Landscape Maintenance 

5. K2   Site Investigation Required 

6. Notwithstanding the approved plans, no development shall commence on site until a 

site investigation for Japanese Knotweed has been carried out. If Japanese Knotweed 

is found to be present on site a full remediation scheme shall be submitted to and 

approved in writing.  The scheme shall include the disposal of Japanese Knotweed to 

a licensed waste facility.  The works comprising the approved scheme shall be 

implemented before the building is occupied. 

 

Reason 

To protect the future occupiers of the site 

 

7. The dwellings hereby approved shall not be occupied until a report oulining 

 

(i) The findings of a noise assessment to assess noise arising form the 

adjacent Multi Use Games Area (MUGA) on the amenity of the occupiers 

of the approved dwellings; togther with 

(ii) mitigation measures to protect the opccupiers of the approved dwellings 

from noise  

 

has been submitted to and approved by the Local Planning Authority and any works  

arising from (ii) have been implemented in full.  
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Reason 

In the interests of amenity for existing occupiers of andjacent buildings and the future 

occupiers of the site in accordance with Local Plan Policy CP3. 

 

8.   The development hereby permitted shall not be commenced until a Construction 

Management Plan, including details for dust suppression, has been submitted to and 

approved in wrriting by the Local Planning Authority. The development of the site 

shall thereafter be undertaken in accordance with the Construction Management 

Plan. 

 

Reason  

In order to protect the amenity of neighbouring occupiers. 

 

9. No construction work or deliveries to the site shall be undertaken outside the hours 

of  08:00hrs to 19:00hrs  Monday - Friday, 08:00hrs to 13:00hrs on Saturdays or at 

any time on Sundays, Bank or Public Holidays. 

 

Reason 

To protect the amenity of neighbouring occupiers 

 

10.  The development hereby permitted shall not commence until drainage plans for the 

disposal of surface water and foul sewage have been submitted to and approved by 

the Local Planning Authority. The scheme shall be implemented in accordance with 

the approved details before the development is first brought into use. 

 

Reason 

To ensure that the development is provided with a satisfactory means of drainage as 

well as to reduce the risk of creating or exacerbating a flooding problem and to 

minimise the risk of pollution. 

 

11. Removal  of existing materials on the site shall be carried out by hand between the 

1st April and 15th May and in the presence of an ecologist to ensure there are no 

Great Crested Newts accomodated within the site. If any Great Crested Newts are 

found on the site, works shall cease immediately and a license obtained from Natural 

England. 

 

Reason 

In order for the Council to fulfil the legal obligation with respect of prtected species 

under the 2010 Habitat Regualtions.  

 

12.  Notwithstanding the approved plans, prior to the commencement of the 

development, details for the newt protection barrier shall be submitted to and 

approved by the Local Planning Authority. Thereafter, the newt protection barrier 

shall be erected in the agreed position around the site and remain in place for the 

duration of construction.   
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Reason 

In order to ensure the continued protection of a European protected species. 

 

13. No dwelling hereby approved shall be occupied until a scheme for the incorporation 

of bat and bird boxs into the approved development has been submitted to and 

approved by the Local Planning Authority and the works comprising the approved 

scheme have been implented in full. 

 

Reason 

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

 

14.  Notwithstanding the approved plans, no development shall be commenced until 

details of the proposed bin store have been submitted to and approved by the Local 

Planning Authority. Thereafter the approved plans shall be implemented and 

maintained for the life of the development.  

 

Reason 

To ensure the continued protection of neighbouring residents and the future 

occupiers of the site. 

 

15. The development hereby permitted shall not be commenced until a Construction 

Delivery Vehicle Management Plan including details of the site compound, site hours, 

provision for parking vehicles for site operatives and visitors, loading and unloading, 

materials, storage of plant / materials used for constructing the development and 

inspection regime/cleaning of Authur Street adjacent to the site has been submitted to 

and approved in writing by the Local planning Authority. The Construction Delivery 

Vehicle Management Plan shall thereafter be implemented in accordance with the 

approved plan prior to first use of the development and thereafter adhered to for the 

life of the development . 

 

Reason 

In the interest of highway safety and paragraph 32 of the NPPF. 

 

16. Prior to the first occupation of the development details shall be submitted to and 

approved in writing by the Local Planning Authority indicating adequate covered and 

secure cycle storage facilities for the proposed development. The cycle storage 

facilities shall be provided before the development is occupied and shall thereafter be 

retained for those purposes for the lifetime of the development.  

 

Reason 

In the interest of highway safety and paragraph 32 of the NPPF. 

 

17. Prior to first occupation of the proposed dwellings the access, manoeuvring and 

parking areas indicated on the submitted plan Dwg.No. 1970-01 B shall be completed 

and surfaced in a bound material with the individual parking bays clearly delineated 

which shall thereafter be retained for residential parking only for the life of the 
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development. 

 

Reason 

In the interest of highway safety and paragraph 32 of the NPPF. 

 

18. Prior to first occupation of the proposed dwellings, the existing footway on the south 

side of Arthur Street shall be widened as indicated on the submitted Site Plan 

Dwg.No 1970-01 B. 

 

Reason 

In the interest of highway safety and paragraph 32 of the NPPF. 

 

19. Prior to the occupation of the development details shall be submitted to and approved 

in writing by the Local Planning Authority indicating adequate bin storage facilities 

for the proposed development. The bin storage facilities shall be provided before the 

dwellings are occupied and shall thereafter be provided and retained for those 

purposes for the liftime of the development.  

 

Reason 

To ensure the continued protection of existing neighbours and future occupiers of the 

site. 

 

20. Approved Plans 

 

Notes to applicant 

Condition 18 above requiring off-site highway works shall require a Highway Works 

Agreement and the applicant is requested to contact Staffordshire County Council in 

respect of securing an agreement. The link below provides a further link to a Minor 

Works Agreement Information Pack and an application form for the Minor Works. Please 

complete and send to the address indicated on the application form which is Staffordshire 

County Council at Network Management Unit, Staffordshire Place 1, c/o Wedgwood 

Building, Tipping Street, Stafford, ST16 2LP or email nmu@staffordshire.gov.uk 

 

Please note that prior to the reinstatement works taking place you require a Permit to Dig. 

Please contact Staffordshire County Council at Staffordshire County Council at Network 

Management Unit, Staffordshire Place1, Wedgewood Building, Tipping Street, Stafford, 

ST16 2DH or email nmu@staffordshire.gov.uk 

 

Any soakaway shall be located a minimum 4.5m rear of the public highway. 
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Reason for Committee Decision:  Deferred by Members at Planning Committee, dated 

29th March 2017, to allow the applicant to reduce the height of the 3 storey proposal 

whilst retaining 18 apartments. 

 

 

EXTERNAL CONSULTATIONS 

 

Hednesford Town Council –  

No objection 

 

Severn Trent Water  

No objection subject to condition. 

 

Staffordshire County Highways 

No objection subject to conditions  

 

Staffordshire County Education  

No education contribution required for 1 & 2 bedroom developments.  

 

Staffordshire County Council Minerals & Waste  

No objection 

 

Flood Risk Officer  

The site is located within Flood Zone 1. No recorded hotspots within 20m of the site. The 

flood Map for Surface Water shows a potential area of surface water ponding in the play 

area to the east and extending into the edge of the site but not to the proposed building 

location. Standard building practice of raising the finished floor levels by 150mm above 

surrounding ground levels should mitigate any residual risk.  

 

The plans show soakaways which would reduce the surface water run off discharged 

from the site.  

 

Coal Authority 

The site does not fall within the defined Development High Risk Area.  

 

Environment Agency  

No objection 

 

Crime Reduction Unit 

No objections.  

 

 

INTERNAL CONSULTATIONS 
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Environmental Services ( Landscape) 

No objection to the principle of residential development. Issue of three storey aspect and 

visual impact.  

 

The proposed building should be a minimum distance of 30m from all play facilities to 

the boundary of any residential property. The play area is just 30m distance however the 

Multi Use Games Area (MUGA) is 25m.  

 

Lack of turning space for vehicles. 

 

The landscaping is generally acceptable. The removal of the conifers on the western 

boundary is acceptable. The use of hedging to the perimeter of the site will in time 

provide a degree of privacy from the open space. The inclusion of a 1.5m high mesh 

fence will give added security. Hedge planting species acceptable, however, sizes should 

be 60-80cm not 30-40cm.  

 

Given the nature of the application site the development is unlikely to have any 

significant negative impact on Great Crested Newts or other amphibian populations 

provided protection measures are carried out.  

Bird / Bat boxes shall be included in the built fabric of the building as outlined within the 

Design SPD.  

 

Council Ecologist  

The land abuts a large area of land to the West designated as a Site of Biological 

Importance due to its large number of Great Crested Newts population. The land is 

mainly hardstanding an unlikely to attract the newts.  However some of the debris around 

the margins of the site could provide shelter. Under the Habitat and Species Regulations 

2010 it is a criminal offence to damage or destroy a place of shelter used by a Great 

Crested Newt. Natural England can issue a licence to allow works to take place. In order 

to fulfil our legal obligations a condition should be recommended requiring the applicant 

to remove any potential places of shelter by hand during 1
st
 April to 15

th
 May when newts 

are least likely to be present. To prevent newts gaining access to the site during 

construction phase, newt barriers must be erected around the boundary of the site.  

 

Environmental Health  

The site is located on a historical infill site.  Previous site investigations undertaken on 

the site suggest that:- 

 

-  Ground gas is being generated from the site, protective measures are necessary, 

-  Sulphur content of the ground is elevated. Building Control should be consulted 

- Localised elevated hydrocarbon levels were found on site.  

- Japanese knotweed is found on site, which will require investigation and 

remediation.  

- The proposed development is within close proximity to the MUGA. As such a 

noise investigation should be undertaken prior to the commencement of the 

development.  
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- The site is within close proximity to residential properties, and the development 

stage would entail significant preparation, earthworks and likelihood of piling 

operations. As such, a construction method statement addressing issues of 

potential disturbance to local residents should be submitted prior to the 

commencement of the development.  

 

Strategic Housing 

On sites of 15 units or more a 20% on-site contribution is required. As the proposed 

development is for 18 units, 4 units would be required for affordable housing. If it proves 

difficult to find a Registered Provider who wants to manage four x 2 bedroom units, an 

affordable housing contribution would be required.  

 

Planning Policy 

The scheme is supported in principle. The site is brownfield within the existing urban 

area of Cannock and its development would contribute towards Local Plan Part 1 overall 

strategy for meeting the Districts Housing requirements.  

 

  

RESPONSE TO PUBLICITY 

Newspaper Advert, Site notice posted and adjacent occupiers notified.  Letters received 

from 1 neighbour in support of the amended plans:- 

 

• It would be nice to see positive use of the land. 

 

 

The original scheme received letters from 6 neighbours who raised the following issues: 

 

• There is no requirement for the provision of this type of development in this area, 

• This is the third application to have been submitted for this site, 

• The design and layout of the buildings is out of keeping next to a football pitch 

and nature reserve, 

• Poor relationship to existing buildings in terms of overlooking, loss of light and 

overshadowing, 

• The presence of trees and other landscape features would be lost and replaced 

with flats next to the Brickworks Nature Reserve, 

• Access is inadequate, 

• The development would result in a large concentration of people with little 

amenity and services, 

• Noise and smell of the car park being adjacent rear gardens, 

• The location of the bin store is inappropriate being close to existing gardens, 

• Detrimental impact to the local environment. 

  

 

PLANNING HISTORY 
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CH/12/030:   Extension of time for planning permission CH/07/0846. Approved 

12/9/12. Not implemented and has now expired. 

 

CH/07/0846:  Residential development - 16 flats incorporated in one block of 2 and 3 

storeys, one detached bin store, associated parking and landscaping. 

Approved 9/9/09 

  

1.0 SITE AND SURROUNDINGS  

 

1.1. The application site consists of the demise of a former social club (Wimblebury 

Working Mans Club) and associated parking areas. The building has been 

demolished and the site partially cleared.  

 

1.2. The application site comprises an overgrown and unused rectangular shaped 

parcel of land measuring 0.23h located at the end of Glover Street, Wimblebury. 

 

1.3. The site is relatively flat although slightly elevated and is almost wholly surfaced 

in concrete with conifer trees along the north-east and south -west boundaries 

which are of limited landscape value. 

 

1.4. The application site is located at the end of the Glover Street cul-de- sac between 

existing residential development and Council playing fields. There are 

residential properties to the north and east comprising of both two storey and 

single storey. 

 

1.5. To the west lies a large area of land identified as "The Brickworks Nature 

Reserve" which is designated as a Site of Biological Importance in respect of its 

Great Crested Newt populations. To the south is open space including football 

pitch, play ground and a Multi Use Games Area (MUGA). 

 

1.6. The wider locale is predominantly residential in character a short distance from 

Heath Hayes local centre.  

 

1.7. The application site is identified within the Strategic Housing Land Availability 

Assessment (SHLAA) as a developable housing site and development in the 

form of flats has previously been approved under planning permission 

CH/07/0846. 

 

 

2.0 PROPOSAL  

 

2.1 The application seeks full planning permission for development comprising of 

one block of 18 apartments with associated amenity areas and parking provision. 

 

2.2 The applicant has reduced the height of the proposed development from the 

original scheme considered by Members at a previous committee meeting. The 
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proposal now indicates a combination of a 2 storey and 2 ½ storey building with 

rooms in the roofspace. The projecting gables have also been reduced in height. 

The 18 apartments each have two bedrooms with individual kitchens, lounges and 

bathrooms.  The applicant has confirmed that any further reduction would result 

in a loss of apartments. 

 

2.2 The proposed building would be constructed to a height of 7.4m (2 storey) and 

10.9m (2 1/2 storey) the eaves would be to a height of 5m and 6.5m respectively. 

The apartment block would have a total footprint of approx. 23.5m x 6.5m. 

 

2.3 The proposed building would be constructed from facing brickwork with feature 

render panels and tiled roof. The brickwork would comprise of two contrasting 

colours with the main apartment areas being red brick and the communal 

stairwells a lighter buff brick.  

 

2.4 The amenity space would be communal and would be located to the south of the 

site and would comprise an area of approx.100m². The amenity area would be 

grassed with landscaping to the boundaries. 

 

2.5 The parking provision would be to the north of the site, off the existing access.  A 

total of 27 spaces would be provided as well as cycle storage provision. The 

northern boundary would benefit from heavy landscaping between the proposed 

parking area and the adjacent close board fencing denoting the rear gardens of 

adjoining properties. 

 

2.6 The proposed bin storage area is sited adjacent the main building approx. 18m 

from the northern boundary. It would be further separated from the neighbouring 

properties by the communal parking area and landscaping. A bin collection point 

is located adjacent the site entrance for use on bin collection days.  

 

 

3.0 PLANNING POLICY  

 

3.1 The Development Plan currently comprises the Cannock Chase Local Plan (2014) 

 

3.2 Other material considerations relevant to assessing current planning applications 

include the National Planning Policy Framework (NPPF) and Supplementary 

Planning Guidance/Documents. 

 

3.3 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.  
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3.6 CP2 – Developer Contributions for Infrastructure  

All new housing will be required to contribute towards providing affordable 

housing and the infrastructure necessary for delivery of the Local Plan informed 

viability assessment. 

 

3.7 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.  

 

3.8 CP6 - Housing Land 

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

2028. 1,625 new houses were completed in the first six years. 2,350 new houses 

will be provided in the urban areas of the District, 66% in Cannock, Hednesford 

and Heath Hayes (identified via the Strategic Housing Land Availability 

Assessment 2012).  

 

3.9 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. 

 

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 CP12 – Biodiversity and Geodiversity 

The Districts biodiversity and geodiversity assets will be protected, conserved and 

enhanced. Internationally and nationally important sites / species will receive the 

highest protection. Developments resulting in potential direct and indirect impacts 

upon an international site will be determined in accordance with the Conservation 

of Habitats and Species Regulations. Planning permission will be refused for 

developments resulting in the loss of or adverse effect upon priority diversity 

habitat (amongst others) unless appropriate mitigation measures or new benefits 

can be provided to compensate for the loss.  

 

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 
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economic, social and environmental terms, and it emphasises a “presumption in 

favour of sustainable development”. 

 

3.13 All the core planning principles have been reviewed and those relevant in this 

case are that planning should:-   

 

1 - be genuinely plan-led, empowering local people to shape their surroundings,  

 

2 - proactively drive and support sustainable economic development to deliver the 

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

that the country needs. Every effort should be made objectively to identify and 

then meet the housing, business and other development needs of an area, and 

respond positively to wider opportunities for growth.  

 

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

all existing and future occupants of land and buildings; 

 

6 - contribute to conserving and enhancing the natural environment and reducing 

pollution.  

 

7 - 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; 

 

3.14Key provisions of the NPPF relevant in this case are: -  

 

3.15 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. 

 

3.16 6: Delivering a wide choice of high quality homes 

 

3.17 Paragraph 49. Housing applications should be considered in the context of the 

presumption in favour of sustainable development 

 

3.18 Paragraph 50 seeks to deliver a wide choice of quality homes and states local 

planning authorities should plan for a mix of housing. 

 

3.19 7. Requiring good design 

 

3.20 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. 
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3.21 Paragraph 57 of the NPPF states it is important to plan positively for the 

achievement of high quality and inclusive design. 

 

3.22 Paragraph 58 of the NPPF 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 

- 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 

 

3.23 Paragraph 61 of the NPPF 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 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 11. Conserving and Enhancing the Natural Environment 

  

3.26 Paragraph 109 of the NPPF states the planning system should prevent new and 

existing development from contributing or being put at unacceptable risk from, or 

being adversely affected by unacceptable levels of…air…or noise pollution. 

 

3.27 Paragraph 118 of the NPPF 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. 

 

Design SPD 

 

3.28 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.  It includes the following minimum 

separation distances –  

 

• Facing principal windows should be separated by at least 21.3m 

• There should be no obstruction of light above a vertical angle of 25° measured 

from the centre of the windowsill within any horizontal sweep of 45° excluding 

the angle within 45° of the windowpane.  The measurement for patio windows is 

taken at a height of 1.2m above floor level. – This standard will not be applied to 

side facing windows, however some account of daylight to these windows will 

need to be taken. 
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• Where the side of one dwelling faces the rear of a neighbouring property, as a 

guideline the minimum distance between the two-storey parts of each dwelling 

should be 13.7m (45ft) to avoid any overbearing effect.  This distance can be 

reduced if the proposed development is on lower ground or only extends partially 

across the facing windows.  A minimum distance of 12.2m (40ft) should be 

achieved.  

• Flats with communal amenity space should provide 30m² per flat. 

 

Parking Standards, Travel Plans & Developer Contributions for Sustainable 

Transport (SPD)  

  

3.29 This document sets out the maximum number of parking spaces required for new 

development.  Specifically it requires communal parking provision to be at 1.5 

spaces per 2 bedroom unit.  

 

4 DETERMINING ISSUES 

 

4.1 The determining issues for the application are:- 

 

• Principle of development 

• Design   

• Landscaping 

• Access and parking 

• Impact upon neighbouring dwellings 

• Impact on future occupiers 

• Affordable housing provision  

• Impact upon the Cannock Chase Special Area of Conservation  

 

4.2 Principle of development    

 

4.3 Both the NPPF and Cannock Chase Local Plan Policy advocate a presumption 

in favour of sustainable development unless material considerations indicate 

otherwise.  

 

4.4 Local Plan Policy CP1 identifies that the urban areas of the District will be the 

focus for new residential development. Local Plan Policy CP6 outlines the 

Cannock / Hednesford and Heath Hayes will accommodate a significant portion 

of the overall needs of the District and that the reuse of previously developed 

land within built up areas will be supported.  

 

4.5 The application site comprises a large brownfield site and is listed in the 

Strategic Housing Land Availability Assessment (SHLAA).  The site is located 

in a sustainable location within close proximity to Heath Hayes Local Centre. 

As such, the principle of the proposed development is acceptable, subject to the 

further considerations set out below. 
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4.4 Design    

 

4.5 Local Plan Policy CP3 seeks new development to be well related within the 

development and to existing buildings and their surroundings in terms of 

layout, density, access, scale, appearance, landscaping and materials. The NPPF 

also attaches great importance to the design of sustainable development.  

 

4.6 Layout     

 

4.7 The application site is of an irregular shape and accessed off a single point. The 

site is located at the end of Glover Street cul-de-sac on a stand alone plot that 

abuts public open space. As such, a linear block formation is appropriate in 

terms of layout.  

 

4.8 Overall, the layout of the proposed development is acceptable. It would 

maximise the use of the land whilst complying with the separation standards as 

stipulated within the Design SPD.  Also, the linear layout allows for the 

development to take advantage of views over the adjacent open space. 

 

4.9 Scale:  

 

4.10 The surrounding area comprises of a variety of both two storey and single 

storey dwellings. The proposed development would comprise of both two 

storey and three storey design. As the application site is not read in conjunction 

with the wider street scene within Glover (being 28m from the nearest 

dwelling) and those within Waterlily Close backing onto the site; it is 

considered that for a standalone development 2 storey and 2 1/2 storey is 

acceptable in this location.  

 

4.11 The previous planning application CH/07/0846 and the subsequent Extension 

of Time application CH/12/0308 gave permission for a substantial three storey 

block of flats. Therefore the proposed variation in scale between 2 and 2 1/2 

storey would be an improvement over the previous consent. 

 

4.12 Appearance:  

 

4.13 The proposed building would vary between two storey and three storey which 

would break up the visual impact of the solid block of development. The use of 

materials varies and includes contrasting brickwork, render panels and tiles to 

the roof. It is considered that the overall design and appearance of the proposal 

would compliment the surrounding area and add architectural interest in this 

prominent position.  

 

4.14 Overall, the proposed development is of a good design quality and accords with 

Local Plan Policy CP3.  
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4.15 Landscaping:   

 

4.16 There is existing landscaping along the boundaries of the application site. 

Whilst some of this landscaping is unkempt it would help to screen the 

proposed development from the adjoining neighbours. It is proposed that this 

existing landscaping will be retained (once maintained to a manageable state) 

where feasible and incorporated into the individual curtilages of the proposed 

dwellings.  

 

4.17 Notwithstanding this, a condition has been recommended for the existing 

boundary treatments to be retained until a suitable maintenance and planting 

scheme has been submitted for consideration.  

 

4.18 Impact on the Character of the Area  

 

4.19 The proposed development would introduce a block of apartments into an area 

predominantly characterised by two storey dwellings. However, because the 

application site is a standalone site which is adjacent to open space, this 

relationship is acceptable.    

 

4.20 For the reasons above reasons the proposed development accords with Local 

Plan Policy CP3 and the NPPF. 

 

4.21 Access and Parking and Impact on Highway Safety   

 

4.22 The access into the site would use the existing access. This would lead into the 

communal parking area which provides for 27 parking spaces. Cycle storage is 

also proposed however, no details have been submitted for consideration. 

Details of the cycle store have been recommended via condition to ensure 

appropriate provision is made.  

 

4.23 Staffordshire County Highways have no objection to the proposed development 

from a highway safety perspective. There is the potential for additional engine 

noise & fumes as a consequence of vehicle related activity associated with 

parking areas. The siting of the parking and turning areas would adjacent the 

rear boundaries of the properties within Waterlily Close. However, these 

boundaries are delineated with close board fencing and additional landscaping 

is proposed adjacent to mitigate any impact from vehicle movements and 

associated activity.  

 

4.24 In accordance with SPD1: Parking Standards the proposed development would 

generate a maximum requirement for 27 spaces.  The proposed development 

provides 27 spaces and adequate turning space.  Accordingly, the proposal 

complies with the SPD: Parking Standards and is acceptable.  

 

4.25 Impact upon the Amenity of the Occupiers of the Neighbouring Dwellings  
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4.26 Local Plan Policy CP3 seeks to ensure that new development is designed so as 

not to adversely impact on the amenity of neighbours.  

 

4.27 With regard to the existing properties within Glover Street; these would remain 

approx.. 32m (side elevation to side elevation) from the proposed building. The 

proposed building would be 2 1/2 storeys nearest these neighbours. There are 

windows in the side elevation of the proposed building that may increase the 

risk of overlooking. However, these windows are secondary windows and 

would be 32m distant away and therefore not result in any significant 

overlooking or lack of privacy.  

 

4.28 The properties to the north within Waterlily Close back onto the application 

site. The main dwellings are separated from the application site by private rear 

gardens. The only exception to this is No. 27 Waterlily Close which sides onto 

the application site. The proposed apartment block would remain 15m from the 

shared boundary at the nearest point. The distance between principle elevations 

would be 24m (excluding conservatories etc). 

 

4.29 The design SPD stipulates separation distances of 21.3m between principle 

elevations and 13.7m between a principle elevation and a side elevation.  The 

proposed development provides a separation distance over the required distance 

which would offset the two and a half storey element of the design. As such, 

the proposal complies with the Design SPD and would not result in a material 

adverse impact to the occupiers of existing dwellings, by way of loss of 

privacy.  

 

4.30 The proposed siting of the block of apartments would remain 15m from the 

shared boundary. Given the orientation of the sun, it is unlikely that the 

proposed development would impact on daylight to the neighbouring 

dwellings, although direct sun may be impeded.  

 

4.31 Due to the existing and proposed boundary treatments, the proposed separation 

distances and layout of the proposed development, it is considered that the new 

development would not result in an adverse impact to the adjacent occupiers in 

terms of loss of daylight / outlook or overlooking and overbearing impact. 

 

4.32 For the above reasons the proposed development would have no adverse impact 

on the amenity of adjoining occupiers and therefore accords with Local Plan 

Policy CP3 and The Design SPD. 

 

4.23   Impact on future occupiers:  

4.24   Occupiers of the proposed development would benefit from a pleasant 

outlook and adequate levels of parking. Communal amenity falls short of the 

standard required within the Design SPD. The proposal provides approx. 400m² 

of useable amenity space. The Design SPD requires 540m² for 18 flats. 
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However, the shortfall of 140m² is considered acceptable in this instance due to 

the location of the application site being immediately adjacent the public open 

space and the Brickworks Nature Reserve.  

 

4.25     Multi Use Games Area (MUGA) and Play Area :   

 

4.26   The application site abuts Public Open Space with a formal paly area 

including a MUGA to the east and a junior football pitch to the south.  Fieldfare 

Trust standards state that all new development should remain 30m to play areas. 

The proposed development provides a separation distance of 25m. These 

standards are guidance only and the Councils Design SPD contains no specific 

standards for dwellings relative to play areas. Notwithstanding this, a 5m 

shortfall is acceptable. Furthermore, the previously approved development was 

in a similar location.  

 

4.27    Impact on Protected Species:   

 

4.28  The site abuts a large area of land to the West which is designated a Site of 

Biological Importance due to its Great Crested Newts population. The 

application site is mainly hardstanding and unlikely to attract the Great Crested 

Newts from the adjacent land. However some of the debris around the margins 

of the site could provide shelter.  Under the Habitat and Species Regulations 

2010 it is a criminal offence to damage or destroy a place of shelter used by a 

Great Crested Newt. In order to fulfil the Council’s legal obligations a 

condition is recommended requiring the applicant to remove any potential 

places of shelter by hand during 1
st
 April to 15

th
 May when newts are least 

likely to be present. To prevent newts gaining access to the site during the 

construction phase, a newts’ barrier must be erected around the boundary of the 

site.  

 

4.29    Subject to the above the proposal would not impact on protected species. 

 

4.30    Impact upon the Special Area of Conservation  

 

4.31    Impact upon the Cannock Chase Special Area of Conservation (SAC)   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. The financial requirement for SAC Mitigation will be included in the 

calculation for the Community Infrastructure Levy. 

 

4.31   Affordable Housing  
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4.32  Local Plan Policy CP7 seeks affordable housing provision on sites of 15 units 

or more through a 20% on site contribution. As the proposed development is 

for 18 units, 4 units would be required for affordable housing. However, if it 

proves difficult to find a Registered Provider who wants to manage four 2 x 

bedroom units a financial contribution would be required. 

 

4.33  Community Infrastructure Levy (CIL)    

 

4.34  The Councils CIL Charging Schedule was approved on 19
th

 February 2015 and 

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

development is £40 per square metre (index linked) of floorspace and is used to 

pay for infrastructure, if liable. 

 

4.35 Issues Raised by Objectors not already Covered Above:- 

 
4.36   In respect to the comments that there is no requirement for the provision of 

this type of development in this area officers note that the scheme is supported 

in principle. The site is brownfield within the existing urban area of Cannock 

and its development would contribute towards Local Plan Part 1 overall 

strategy for meeting the Districts Housing requirements. 

 

4.36 In respect to the comments that this is the third application to have been 

submitted for this site officer consider that his is not a material consideration 

for the determination of this planning application. 

 

4.37 In respect to the assertion that the development would result in a large 

concentration of people with little amenity and services officers note that the 

application provides an adequate degree of parking provision, a communal 

amenity area and is sited in a sustainable location.  

 

5.0 HUMAN RIGHTS ACT 

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 

individuals 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. 

 

6.0 CONCLUSION 

The proposal is an effective re-use of previously-developed land in a sustainable 

location and provides good quality housing.  The development is of a good 

quality design and incorporate appropriate landscaping and parking provisions.  

The development will not lead to a loss of amenity to neighbouring properties 

and is therefore acceptable and in accordance with Local Plan Policies CP1, CP3 

and CP13 and the NPPF 
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CH/13/0445 

Land to the north of, 270, Norton East Road, Norton Canes, WS11 9RP 

S106 discussion 

Residential development:- Erection of 14 houses comprising 4No. 2 bedroom 

houses, 6No. 3 bedroom houses 4No. 4 bedroom houses and associated 

works. (Outline: including access and layout) 
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Application No:  CH/13/0445 

Received: 25-Jan-2017 

 

Location: Former Land to the North of  270 Norton East Road, Norton Canes 

Parish: Norton Canes 

Ward: Norton Canes Ward 

Description: Residential development:- Erection of 14 Houses and Associated 

Works (Outline iIncluding Access and Layout)  

 

Application Type: Application to Vary Section 106 Agreement 

 

RECOMMENDATION:  Planning Committee resolve that 

 

(i) a reduction of obligations from £197,711 to  £129,456 is acceptable on 

viability grounds; and 

 

(ii) the shortfall in the total amount of obligations is found from the 

affordable housing contribution which would be reduced from 

£117,576  to £53,731; and 

 

(iii) no contribution should be sought in respect to health facilities. 

 

 

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.  

 

This application seeks to vary the planning obligations agreed on the grounds that the 

current obligations would render the proposal unviable. 

 

Background 

 

1.1. Outline application CH/13/0445 for residential development was presented 

previously to Planning Committee when it was resolved to grant consent subject 

to conditions and completion of S106 Agreement. 

 

1.2. The S106 Agreement included the following obligations:- 

 

- £33,095  - A contribution for 3 Primary School Places  

- £24,864 -  Public open space, 

- £11,466 -  Indoor Sports Facilities, 

- £4,410   -  Health Facilities, 

- £6,300   -  SAC mitigation, and 

- £117,576  - Affordable Housing Contribution  
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1.3. The S106 Agreement was completed on 29
th

 May 2015 and planning permission 

granted.  

 

1.4. A Reserved Matters Application was submitted on 27th January 2016, which 

was also approved on 13th May 2016. The site was subsequently sold and 

development has since commenced on site.  

 

1.5. The S106 was agreed on 29
th

 May 2015 and signed by the then land owner. The 

site has since been sold and purchased by the current developer. The site was 

purchased in excess of the £350,000-£400,000 as suggested by the selling 

agents, which together with the S106 Contributions has made the site unviable.  

 

2.   PLANNING POLICY  

 

2.1. 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.   

  

2.2. The Development Plan currently comprises the Cannock Chase Local Plan 

(2014) 

 

2.3. Other material considerations relevant to assessing current planning applications 

include the National Planning Policy Framework (NPPF) and Supplementary 

Planning Guidance/Documents. 

 

2.4. Paragraph 173 of the NPPF states: - 

 

“To ensure viability, the costs of any requirements likely to be applied to 

development, such as requirements for affordable housing, standards, 

infrastructure contributions or other requirements should, when taking 

account of the normal cost of development and mitigation, provide 

competitive returns to a willing land owner and willing developer to 

enable the development to be deliverable.” 

 

2.5. Paragraph 204 of the NPPF states: - 

 

“Planning obligations should only be sought where they meet all of the 

following tests: 

 

• necessary to make the development acceptable in planning terms 

• directly related to the development 

• fairly and reasonably related in scale and kind to the development” 
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2.6 Paragraph 205of the NPPF states: - 

“Where obligations are being sought or revised, local planning authorities 

should take account of changes in market conditions over time and, 

wherever appropriate, be sufficiently flexible to prevent planned 

development being stalled.” 

2.7   Developer Contributions Supplementary Planning Document 

  

2.8 The planning obligations for developers are set out within this SPD.  It outlines 

the thresholds and contributions required in respect of various contributions that 

can be applied where triggered by a proposal.   

  

2.9  The SPD also recognises the impact obligations can have on the viability of 

schemes.  It states that in cases where there are concerns over viability  

 
“Negotiations will be undertaken between the Council and the developer in 

order to establish what level of contributions are feasible and if the scheme 

can still be considered acceptable” 

 

3 DETERMINING ISSUES 

 

3.1 The determining issues are  

 

(i) Whether the current level of obligations would render the proposal 

unviable; and 

 

(ii) whether the obligations still comply with the three tests set out within 

the NPPF 

 

(iii) From which particular contribution should the shortfall in monies be 

taken  

 

3.2  Whether the Current Level of Obligations would Render the Proposal Unviable  

 

3.3  The applicant has commissioned and submitted an up to date viability assessment 

indicating that, as it stands, the development is unviable due to the 

insurmountable impact of the required financial contributions on profitability.   

 

3.4 The applicant has stated that notwithstanding this, they are able to contribute 

£129,456 in total.  This would lead to a total shortfall of £65,771 as compared to 

the amount required by the Section 106 agreement. 

 

3.5 The viability assessment has been independently analysed by the Council’s Valuer 

and it has been confirmed that the site is unlikely to be viable with the original 

contributions requested. Your officers have liaised with the applicant’s agent to 
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discuss the viability assessment submitted and questioned whether any additional 

payments could be made.  Subsequently the applicant's surveyor re-assessed the 

scheme and updated their appraisal with some additional information.  This has 

been received and been verified by the Council’s Valuation Team.   

 

3.6 It is therefore considered that the applicant has demonstrated that under the 

current obligation the site would be unviable, but would regain viability with a 

reduced contribution of £129, 456 which would allow the development to proceed 

and not stall. 

 

3.7 Whether the Obligations Still Comply with the Three Tests Set Out Within the 

NPPF 

 

3.8   As the proposal is for 14 dwellings it would, if submitted now, be liable under the 

Developer Contributions and Housing Choices Supplementary Planning 

Document (April 2016)  for contributions towards education, public open space, 

indoor sports facilities and SAC Mitigation either through a Section 106 

agreement and or CIL.  In addition the proposal could also be liable for a payment 

towards health facilities if there is a demonstrable need. 

 

3.9  However, in respect to the contribution towards health facilities it is noted that at 

the time the original application this contribution was included without any need 

being demonstrated and seems to have been included on the basis that it was 

merely desirable.  It would therefore have failed the test that obligations have to 

be necessary as set out in the NPPF.  As such it is advised that the contribution 

towards health facilities should be dropped. 

 

3.10 Determining From which Particular Contribution the Shortfall in Monies Should 

be Taken  

 

3.11  Most contributions under Section 106 arise to mitigate a need arsing as a direct 

consequence of the development, for example to create public open space to allow 

for the recreational needs of the residents or education contributions to additional 

school places for the additional children.  It is for this reason that these 

contributions are invariably fixed by policy. 

 

3.12 In contrast contributions towards affordable housing aim to mitigate an existing 

need which is not a direct consequence of the proposal.  As such, policies in 

respect to the provision of affordable housing contributions are normally subject 

to the viability of individual sites as is the case within the council’s SPD. 

 

3.13 It is therefore recommended that should the shortfall in contributions be accepted 

that it should be taken from the contribution towards affordable housing. 
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4 Conclusion 

 

4.1 In this instance it is considered favourable to support the development with the 

lower S106 contribution in the interest of securing the completion of the 

development which has wider economic, social and environmental benefits and 

which has been demonstrated to be unviable under the current obligations.   

 

4.2 As such, your Officers recommend the variation of the S106 contributions as 

follows: - 

 

o £33,095.00  - A contribution for 3 Primary School Places  

o  £24,864.00 -  Public open space, 

o £11,466.00 -  Indoor Sports Facilities, 

o   £6,300.00   - SAC mitigation, and 

o £53,731.00  - Affordable Housing Contribution 

Total         £129,456.00 
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