
CH/16/472 

Cannock & Rugeley Cricket Club, Littleworth Road, Cannock, WS121QQ 

Telecommunications Prior Notification: Installation of a 17.5m monopole with 

3no. exposed antennas, 1no. 300m diameter transmission dish, 2no. 

equipment cabinets and 1no. meter housed within a fenced compound 

4 objections and 1 petition  received  
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Application No: CH/16/472 

Received: 16/12/2016 

Location:  Rugeley Cannock & Rugeley Cricket Club, Littleworth Road, Cannock 

Parish: Non Parish Area. 

Ward: Rawnsley Ward 

Description: Telecommunications Prior Notification: Installation of a 17.5m Monopole 

with 3no Exposed Antennae, 1No 300mm Diameter Transmission Dish, 2No Equipment 

Cabinets and 1 No Meter House within Fenced Compound 

 

Application Type: Telecommunications Prior Notification 

 

Recommendatuion:   Members are minded to determine that Prior Approval is 

not Required and to give authority to determine the 

application after the expiration of the consultation period, 

provided no new material issues are raised.  

 

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. 

 

Reason for Committee Decision: The application has been brought before Planning 

Committee as the proposal is for telecommunications comprising the installation of a 

monopole to which there has been recorded public opposition. 

 

EXTERNAL CONSULTATIONS  

 

None consulted. 

 

INTERNAL CONSULTATIONS 

 

Environmental Health 

No comments received (Members will be updated on the day of Planning Committee should 

any comments be received). 

 

RESPONSE TO PUBLICITY 

 

The application was advertised by neighbour letter and site notice.  Three letters and a 

petition which was collected in respect of a previous application CH/11/0114 (of 151 

signatures) have been received objecting to the proposal on the following grounds: - 

 

• An Area of Outstanding Natural Beauty would become significantly reduced.  A "Blot 

on the landscape". 

• This is totally out of character for a residential area. 

• Wildlife will be affected.  We have a number of species of wildlife in the area.  This 

ranges from the protected newt, bats, bird and deer. 
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• The proposed mast would stand on a green space, where children play and within 

100m of houses, within 800m of a primary school and 400m of an elderly residential 

home. 

• Concerns regarding health issues of such a construction in such a highly populated 

area. 

• This is the second application on the proposed site in the last 8 years and the initial 

application was turned down. 

• All points raised on the initial case are still valid for local residents. 

• Noise, pollution and dust during the construction phase. 

• Not in keeping with surrounding features. 

• There is an industrial estate less than 1/2 mile away where such a construction would 

not be so intrusive and have no impact on a residential area 

• If the antenna was granted permission to be erected and functioning within a highly 

populated area with vulnerable infants, children and the elderly then the owners and 

operators of that equipment should be fully aware that claims of  ill health could be 

brought against them if proven correct.  Likewise the same would apply to the body 

granting the planning permission. 

• I would encourage you to read this article http://emwatch.com/cell-tower-health-risks/ 

 

 

RELEVANT PLANNING HISTORY 

CH/11/0114:  An application for a proposed 15.4 metre high monopole with 3 

antennas and associated equipment was refused on 1 June 2011 for the 

following reasons: - 

 

 

1. The proposed development constitutes inappropriate 

development within the Green Belt.  Inappropriate development 

by definition is harmful to the Green Belt, unless it can be 

demonstrated that very special circumstances exist, which 

outweigh that harm.  The applicants have failed to provide any 

very special circumstances, which outweigh the harm of the 

proposed development.  Information has been submitted on 

alternative sites considered by the applicants however this is 

limited in range and detail and therefore does not amount to 

very special circumstances, to outweigh the harm caused by the 

development.  As such, the proposal conflicts with Local Plan 

policies B7, C1 and C6 of the Cannock Chase Local Plan and 

PPG2. 

 

2.  The application site forms part of an established cricket ground, 

which benefits from an open and verdant character.   The 

proposed development would comprise a tall and substantial 

man made structure in a prominent location, which would 

appear incongruous and strident to the detriment of the visual 

amenity of the area; the amenity of neighbours and the users of 

the cricket ground and its associated facilities.  As such, the 

proposal conflicts with Local Plan policies B7 and B8 of the 

Cannock Chase Local Plan. 
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CH/06/0611:  A single storey side extension was granted. 

 

CH/00/0639:  A two storey extension was granted.  

 

CH/90/0039:  One sign board was granted.  

 

    

1. SITE AND SURROUNDINGS 

 

 

1.1 The application site comprises part of Cannock and Rugeley Cricket Club's grounds. 

The wider grounds include the pitch and associated lighting columns, flat roofed 

buildings, car park and two steel containers.  Along the southern and western 

boundary there is a thin copse of mature and semi-mature trees.  Similarly there is a 

belt of trees along the northern boundary of the cricket ground. 

 

1.2 The cricket ground is accessed down an un-metalled country lane along which is a 

row of telegraph poles. 

 

1.3 To the west, south and east of the site is open countryside, although to the north is the 

village of Rawnsley. 

 

1.4 The site is within the designated West Midlands Green Belt as shown on the 

Proposals Maps of the Cannock Chase Local Plan (Part 1).  The site is also within a 

Minerals Conservation Area. 

 

2. PROPOSAL 

 

2.1 The applicant is seeking a determination as to whether prior approval of the Authority 

is required to the siting and appearance of a 17.5m monopole with 3no exposed 

antennae, 1no 300mm diameter transmission dish, 2no equipment cabinets and 1 no 

meter house within a fenced (2.0m high DirickX fence) compound.  The compound 

would be situated against the trees along the southern boundary and adjacent to the 

existing containers.  The equipment housing would be finished in green paint (RAL 

6009) and the antennae and dish would be finished in grey (RAL7035). 

 

2.2 The Council has 56 days within which to determine whether prior approval is required 

or not.  Should 56 days expire and the authority has not notified the applicant the 

application is granted.  Given that the consultation period will expire after the meeting 

of Planning Committee on 25
th

 January and the application will expire before the 

following meeting of Planning Committee it is recommended that members resolve to 

give a minded decision and delegated authority for officers to determine the 

application once the consultation period has expired. 

 

2.3 The applicant has stated "technological advances have enabled a mast share structure 

that breaks the barriers of conventional schemes which in the past would have 

typically involved an even taller mast than proposed".  It is proposed that Vodafone 

and Telefonica will share the mast and that the mast would provide "multiple 

technology platforms", for example 2G, 3G and 4G for both operators. 2G 
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technologies are predominantly used for making calls and sending text messages, 3G 

enables access to the internet services and 4G services are intended to improve 

broadband services into the future, enabling greater capacities of data to be shared via 

mobile technologies with speeds likely to be nearer those currently experienced via 

home broadband. 

 

2.4 The applicant has provided a series of coverage maps which show the hole in the 

3Gcoverage and perhaps more importantly the 4G coverage area that the mast is 

designed to serve.  These are appended to this report for information. 

 

3. PLANNING POLICY 

 

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

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

Plan, unless material considerations indicate otherwise.   

  

3.2   The Development Plan currently comprises the Cannock Chase Local Plan (2014). 

 

3.3   Other material considerations relevant to assessing current planning applications 

include the National Planning Policy Framework (NPPF) and Supplementary 

Planning Guidance/Documents. 

 

Cannock Chase Local Plan Part 1 (2014)  

 

3.4  CP1-Strategy 

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

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

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

sustainable development set out in the NPPF.  The policy also confirms that 

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

NPPF and Policy CP14. 

 

3.5  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).  In particular the policy states 

that the following key requirements of high quality design will need to be addressed 

in development proposals: - 

 

Consider design imaginatively in its context, complementing and enhancing 

the character and appearance of the local area and reinforcing local 

distinctiveness. 

 

Show how the proposal forms appropriate development within the Green Belt 

to a design in keeping with its surroundings. 

 

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 enhance local distinctiveness. 
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3.6 CP9- A Balanced Economy 

 The following key measures will generally be considered favourably or be required in 

support of increased employment opportunity: - 

 

   Improved ICT services such as broadband connectivity. 

 

 

3.7 CP12 – Biodiversity and Geodiversity 

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

 

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

(AONB) 

Development proposals, including those for appropriate development within the 

Green Belt, and land management practices within the AONB and on its fringes 

including Hednesford Hills, must be sensitive to the distinctive landscape character 

and ensure they do not have an adverse impact upon the their setting through design , 

layout or intensity. 

  

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 outlines the “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. 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; 

 

3.12   Section 5 "Supporting high quality communications infrastructure" sets out the 

national policy context for this type of development. 

 

3.13 Paragraph 42 of the NPPF states 

 

"Advanced, high quality communications infrastructure is essential for 

sustainable economic growth. The development of high speed broadband 

technology and other communications networks also plays a vital role in 

enhancing the provision of local community facilities and services." 

 
3.14  Paragraph 43 goes on to say: - 
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"In preparing Local Plans, local planning authorities should support the 

expansion of electronic communications networks, including 

telecommunications and high speed broadband. They should aim to keep the 

numbers of radio and telecommunications masts and the sites for such 

installations to a minimum consistent with the efficient operation of the 

network. Existing masts, buildings and other structures should be used, unless 

the need for a new site has been justified. Where new sites are required, 

equipment should be sympathetically designed and camouflaged where 

appropriate. 

 
3.15  Paragraph 44 states: - 

 

"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. They should 

ensure that: 
 

●  they have evidence to demonstrate that telecommunications 

infrastructure will not cause significant and irremediable interference 

with other electrical equipment, air traffic services or instrumentation 

operated in the national interest; and 
 

●  they have considered the possibility of the construction of new 

buildings or other structures interfering with broadcast and 

telecommunications services." 

 

3.16  Paragraph 45 states: - 

 

"Applications for telecommunications development (including for prior 

approval under Part 24 of the General Permitted Development Order) should 

be supported by the necessary evidence to justify the proposed development." 

 
This should include: 

 

●  the outcome of consultations with organisations with an interest in the 

proposed development, in particular with the relevant body where a 

mast is to be installed near a school or college or within a statutory 

safeguarding zone surrounding an aerodrome or technical site; and 

 

●  for an addition to an existing mast or base station, a statement that self 

certifies that the cumulative exposure, when operational, will not 

exceed International Commission on non-ionising radiation protection 

guidelines; or 
 

●   for a new mast or base station, evidence that the applicant has explored 

the possibility of erecting antennas on an existing building, mast or 

other structure and a statement that self-certifies that, when 

operational, International Commission guidelines will be met." 
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Paragraph 46 states 

 

"Local planning authorities must determine applications on planning grounds.  

They should not seek to prevent competition between different operators, 

question the need for the telecommunications system, or determine health 

safeguards if the proposal meets International Commission guidelines for 

public exposure. 

 

3.17  Requiring Good Design 

 

3.18 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. 

 

3.19 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.  

 

3.20 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. 

 

3.21  As the proposed development is located within the Green Belt it is subject to the 

provisions of Section 9 "Protecting Green Belt Land" of the NPPF. 

 

3.22 Paragraph 80 of the NPPF sets out the five purposes of including land within the 

Green Belt as being: - 

 

• 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; and 

●  to assist in urban regeneration, by encouraging the recycling of derelict 

and other urban land. 

 

3.23  Paragraph 87 makes it clear that as "with previous Green Belt policy, inappropriate 

development is, by definition, harmful to the Green Belt and should not be approved 

except in very special circumstances." 

 

3.24 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 Paragraphs 89 and 90 set out what constitutes and what does not constitute 

inappropriate development within the Green Belt.  Paragraph 89 refers to buildings 
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and therefore does not relate to the development in question.  Paragraph 90 considers 

relates to forms of development, other than buildings and 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." 

3.26 Other Relevant Documents 

 

Design Supplementary Planning Document, April 2016. 

Boosting Mobile Connectivity: Written Statement - HCWS631. 

  The Digital Communications Infrastructure Strategy (March 2015). 

 

4. DETERMINING ISSUES 

 

4.1  The determining issues for the proposal are  

 

(i) Principle of the development in the Green Belt 

(ii) Impacts on the Green Belt 

(a)  Harm by reason of inappropriateness 

(b) Harm to the openness of the Green Belt 

(c)   Harm to the purposes of including land within the 

Green Belt.  

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

(iv) Impact on residential amenity 

(v) Impact on highway safety 

(vi) Impact on nature conservation interests 

(vii) Impact on health 

(viii) Impact on aviation safety 

(ix) Applicant's case that very special circumstances exist 

(x) Determination as to whether there a very special circumstances to 

justify inappropriate development in the Green Belt 

 

4.2 Principle of the Development in the Green Belt 

 

4.3  The application site is within the West Midlands Green Belt, wherein there is a 

presumption against inappropriate development which should only be allowed where 

very special circumstances have been demonstrated to exist.  The term 'very special 

circumstances' is not defined in planning policy or legislation.  However, Paragraph 

88 of the NPPF makes it clear that 'very special circumstances' will not exist unless 
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the potential harm to the Green Belt by reason of inappropriateness, and any other 

harm, is clearly outweighed by other considerations.  Furthermore the paragraph also 

makes it clear that "substantial weight should be given to any harm to the Green Belt". 

 

4.4 Given the proposal is for the erection of a telecommunications mast it does not fall 

with those categories of development specifically identified as not inappropriate in the 

Green Belt identified in paragraphs 89 or 90 of the NPPF.  As such the proposal 

constitutes inappropriate development and the application engages the test of 'very 

special circumstances'. 

 

4.5 The test for very special circumstances requires the decision taker to weigh the harm 

to the Green Belt and any other harm against the benefits of the proposal so to 

determine whether the harm is clearly outweighed by other considerations. The 

following sections of the report will go on to identify and quantify whether other 

harms exist before going on to consider the other considerations (benefits) of the 

proposal and then to undertake the weighing exercise. 

 

4.6 Harm to the Green Belt 

  

 Harm by Reason of Inappropriateness 

4.7 As the proposal constitutes inappropriate development in the green it is harmful by 

definition and paragraph 88 of the NPPF states that local planning authorities should 

ensure that substantial weight is given to any harm to the Green Belt.  As such 

substantial weight should accordingly be attached to the harm by reason of 

inappropriateness. 

 

 Harm to the Openness of the Green Belt 

4.8 In addition to the above the mast and its associated compound and ancillary 

equipment would detract to some degree from the openness of the Green Belt.  

However, despite its height the mast is slim-line in nature and the base compound 

occupies a very limited area, would be surrounded by Dirrickx style fencing (which 

has high visual permeability) and the equipment cabinets would be of very modest 

size.  As such although it is considered that the proposal would detract from the 

openness of the Green Belt only limited weight should be attached to this harm, in this 

instance. 

  

Harm to the Purposes of Including Land within the Green Belt. 

4.9 The purposes of including land within the Green Belt are identified in paragraph 3.2 

of this report.  One of these purposes is to 'assist in safeguarding the countryside from 

encroachment'.  Given the stark functional nature of the proposal it would constitute 

the introduction of urban form into an otherwise open rural setting and therefore 

would constitute encroachment and hence conflict with the purposes of including land 

within the Green Belt.  However, again given the limited footprint of the mast and its 

associated base station it is considered that only limited weight should be given to this 

harm. 

 

4.10 Harm to the Character and Form of the Area 

 

4.11 The proposal would constitute the introduction of urban form into an otherwise open 

rural setting.  Furthermore, the impact would be exacerbated by the overall height of 
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the mast at 17.5m which would give it a visual prominence.  However, the mast and 

its base station would be situated adjacent to a copse of deciduous trees and would be 

seen either from the north and east against this backdrop or from the south and west it 

would be largely screened, especially within the summer months.  At close quarters 

the base station would be seen within the context of the existing containers and the 

clubhouse/ changing rooms which are somewhat stark and functional.  Furthermore, 

especially in the summer months the tree belts around the cricket ground would 

further provide an element of screening. 

 

4.12 These factors would go some way to mitigate the potential harm the proposal would 

have on the character and form of the area such that only moderate weight should be 

afforded to it. 

 

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. 

 

4.15 The proposed mast would be 17.5m high but would also be 58m from the nearest 

residential property at Chetwynd Park and over 85m from the dwellings fronting onto 

Littleworth Road.  It is considered that at this distance the mast would not form an 

overbearing structure to the occupiers of these properties and would retain a good 

standard of residential amenity in accordance with Policy CP3 of the Cannock Chase 

Local Plan and the NPPF. 

 

4.16 Objectors have mentioned that there would be disamenity arising from noise and dust 

and general disturbance during the construction of the mast.  However, the erection of 

mast is not likely to give rise to significant amounts of dust and given its distance 

from residential properties noise is not anticipated being an issue and would be only 

generated for a very short period of time.  As such it is considered that no significant 

amount of disamenity would arise as a result of the construction phase of the proposal  

 

4.17  Impact on Highway Safety 

 

4.18 In respect to highway safety and capacity the cricket ground has a well defined car 

park which is adjacent to the site of the proposed mast.  As such there is ample 

parking for construction vehicles during the construction phase within the cricket club 

grounds.  Following construction there would be very limited traffic generated by the 

mast.  As such it is concluded that the proposal would be acceptable in respect to 

highway safety and capacity and therefore accords with Policy CP3 of the Cannock 

Chase Local Plan and the NPPF. 

 

4.19 Impact on Nature Conservation Interests 

 

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

designation and is not known to support any species that is given special protection or 

which is of particular conservation interest.  
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4.21 Although objections have been submitted in respect to impacts on various species no 

substantive evidence has been provided to support the assertions made.    

 

4.22 However, the site is not located within 250m of a traditional pond, and would not 

result in the loss of trees.  Furthermore, the site area of the base station is very limited 

in size and the mast would have no moving parts that would cause injury to bats and 

birds flying in close proximity to it. 

 

4.23 As such the site has no significant ecological value and therefore the proposal would 

not result in any direct harm to nature conservation interests.    In this respect the 

proposal would not be contrary to Policies CP3, CP12 and CP13 of the Local Plan and 

the NPPF. 

 

4.24 Impact on Public Health and Safety  

 

4.25 Paragraph 45 of the NPPF sets out the policy requirements in terms of impacts on 

health from non-ionizing radiation stating that applications should include 'a 

statement that self-certifies that, when operational, International Commission 

guidelines will be met'.  Officers can confirm that the applicant has provided such a 

certificate.  In addition Officers consider that there are no other material 

considerations, such as the design of the mast or its location that would justify a 

departure from the policy or justify refusal of the application on health and safety 

grounds. 

 

4.26  Impact on Aviation Safety 

 

4.27 There are no airfields within 2km of the site which the mast would interfere with the 

landing or taking off from.   In addition the height of the prosed mast would only be 

marginally higher than the adjacent trees.  It is therefore concluded the proposal 

would not be detrimental to aviation safety. 

 

4.28  Applicant's Case that Very Special Circumstances Exist to Justify Approval 

 

4.29 The applicant's case for very special circumstances can be summarised as follows: - 

 

  1. The economic benefits of an effective telecommunications network 

2. The coverage of 3G and 4G required and technical requirements 

governing the potential location of base station sites. 

  3. The lack of alternative suitable sites.  

  

The Economic Benefits of an Effective Telecommunications Network 

4.30 The economic benefits of an effective telecommunications system is highlighted by 

paragraphs  7.1 and 7.2 of the Government's Fixing the Foundations; Creating a More 

Prosperous Nation (2015), which state 

  

"Reliable and high quality fixed and mobile broadband connections support 

growth in productivity, efficiency and labour force participation across the 

whole economy.  They enable new and more efficient business processes, 

access to new markets and support flexible working from home.  Investment 

in high speed broadband will support long-term economic growth, with GVA 
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increasing by 36.3 billion, causing a net increase of 20,000 jobs in the UK by 

2024 geographic coverage and take-up of superfast broadband in the UK is 

already the highest of the 5 largest EU economies.  The government's 

superfast broadband programme is passing an additional 40,000 premises 

every week-superfast speeds of at least 24Mbps will be available to 95% of 

UK households by 2017." 

  

4.31 The above is supported by Government in its "Digital Communications Infrastructure 

Strategy", which states 
 

"The UK’s digital communications infrastructure has undergone a step change 

over the last five years. When this government came into office, superfast 

broadband was in its infancy. 4G was still two years away from deployment. 

In 2010 we set out our goal for the UK to have the best superfast broadband 

network in Europe. Today we announce our ambition that ultrafast broadband 

of at least 100Mbps should become available to nearly all UK premises.  

We are well on the way to meeting our original target. By 2017, superfast 

coverage will have reached 95% of premises, and we expect mobile operators 

to have achieved 4G coverage to 98%. This has been achieved thanks to a 

balance of components – a competitive private market, a strong independent 

regulator and targeted government intervention. 

We remain committed to ensuring that the benefits of better broadband are felt 

across the UK. Freeing up further 4G spectrum, piloting superfast satellite 

connections and looking to increase the Universal Service Obligation will 

ensure that rural communities are not left behind." 

4.32 There is no doubt as to the importance and priority that Government has placed on 

ensuring that the country is served by an effective telecommunication service.   

Therefore given this level of support for telecommunications and the evidence of the 

wider economic and indeed potential environmental benefits (for example enabling 

working from home and the less traffic this generates) it is considered that substantial 

weight should be given to the contribution the proposal would make towards meeting 

the Government's strategy and the economic benefits that the provision of high quality 

telecommunications services would bring to the local area and region.  

 

4.33  The Coverage of 3G and 4G Required and Technical Requirements Governing the 

Potential Location of Base Station Sites. 

 

4.34 Both 3G and 4G telecommunication masts serve somewhat limited areas and 

therefore have to be sited in relatively close proximity of the communities they serve.  

In this case the map in Appendix 1 shows the area of search in which a mast could 

potentially be located.  The irregular shape of the search area is governed in part by 

the topography of the surrounding area as this can affect signal coverage.  As can be 

seen the mast is intended to serve the community of Rawnsley which is comprised of 

a relatively dense urban village surrounded by open countryside.  However, much of 

the open area to the north of the village lies within the Cannock Chase Area of 
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Outstanding Natural Beauty and or Site of Biological Importance (SBI), and the area 

to the west is the Hednesford Hills Special Area for Conservation (SAC).  To the east 

of the village all open land is within the Green Belt.  All these elements serve to 

severely constrain the potential locations of a mast. 

 

4.35 The coverage maps shown in Appendix 3 shows the coverage with and without the 

proposed mast (referred to as mast 95758vf) in respect to both 3G and 4G, which 

shows that the village of Rawnsley, the western part of Littleworth and parts of 

Prospect Village would have much enhanced levels of coverage.  This should be 

considered alongside the applicant's assertion that there are no realistic alternative 

sites in which to locate the mast. 

 

4.36 The Lack of Alternative Suitable Sites. 

 

4.37 The applicant has undertaken a site selection process to identify suitable sites and 

where they are unsuitable to give reasons why they have been discounted.   In looking 

at sites much of the land within the search area has been discounted as it falls within 

private gardens, comprises highway or falls within the SAC, AONB, or SBI. A total 

of 9 sites were identified but 8 of these were discounted for a variety of technical 

issues or that the site was unavailable.  These are shown on the map in Appendix 1 

and are described in Appendix 2. 

 

4.38 Officers are of the opinion that the site selection process represents a reasonable and 

thorough attempt to identify an alternative site.  It is therefore accepted that the 

applicant has demonstrated that there are no other satisfactory alternative sites that 

would meet the technical requirements of a mast to serve this area. This is a matter of 

which officers would attribute substantial weight to. 

 

4.39  Determination as to whether there are Very Special Circumstances to Justify 

Inappropriate Development in the Green Belt 

 

4.40 In order to determine whether very special circumstances exist to justify the proposal 

the harms resulting from the proposal should be clearly outweighed by other 

considerations.  In this case officers consider that substantial weight should be 

afforded to the harm by reason of inappropriateness, limited weight to the harm to the 

openness of the Green Belt, limited weight to the purpose of including harm within 

the Green Belt and moderate weight to the harm to the character and form of the area. 

 

4.41 In support of the proposal officers consider that substantial weight should be afforded 

to the economic and environmental benefits of the proposal and the contribution the 

proposal would make towards the Government's strategy and that substantial weight 

should be afforded to the technical requirements of the mast and the lack of 

alternative sites. 

 

4.42 It is therefore concluded that the harm to the Green Belt and any other harm is clearly 

outweighed by other consideration such that very special circumstances exist to 

justify approval of the application. 

 

4.43  Other Issues Raised by Objectors 
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4.44 In respect to the comments made in respect of the previously refused application it 

should be borne in mind that each application should be determined on its own merits, 

as they exist at the time of the determination and in respect to policy as it stands at the 

time the decision is made.  In this case the application is supported by a range of 

technical information in support of the case that very special circumstances exist. 

 

4.45 All other matters raised by objectors are considered in the appropriate sections of the 

report. 

 

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 proposal would constitute inappropriate development within the Green Belt 

wherein there is a presumption against such development which should only be 

allowed where very special circumstances exist. 

 

6.2  It is considered that the harm to the Green Belt and any other harm are clearly 

outweighed by other considerations such that very special circumstances exist. 

 

6.3  It is therefore recommended that the applicant be advised that prior approval is not 

required in this instance. 
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Appendix 1: Search Area and Considered Sites
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Appendix 2: List of Alternative and Discounted Sites 

 

 Site Type 
Site Name & 

Address 

National 
Grid 

Reference 
Reason for not choosing 

1 
Existing 

Telecoms 

Cannock Wood 
Industrial Estate, 
Unit 9, Cannock 

Wood Street, 
Rawnsley, 
Cannock, 

Staffordshire, 
WS12 0PL 

E403473 
N312683 

This existing mast is found at the end of the industrial 
estate, in the Green Belt and on the boundary to the 
Cannock Chase AONB. However its position is too 
far removed from the target area, therefore given its 
geographical position coupled with the extent of 
mature trees surrounding the industrial estate a base 
station here would not provide meaningful coverage 
and capacity. Therefore, this site has to be 
discounted as it does not meet operator's technical 
requirements. 

2 Greenfield 

Hednesford Hill 
Raceway, 

Reservoir Road, 
Rawnsley, 
Cannock, 

Staffordshire, 
WS12 1BF 

E401525 
N312293 

This location is too far removed from the target area 
to provide the required level of coverage and would 
impact upon the neighbouring base station sites in 
the network. Therefore, this site has to be discounted 
as it does not meet the operator’s technical 
requirements. 

3 Greenfield 

The Grange, 
Cannock Wood 

Street, Rawnsley, 
Cannock, 

Staffordshire, 
WS12 0PW 

E402651 
N312390 

The site provider was approached about 
accommodating a ground based mast however there 
has been no confirmation of interest or unwillingness 
to date. Therefore this site has to be discounted as 
the operator does not have the owner's permission to 
use their land. 

4 Streetworks 

Grass verge of 
Cannock Wood 
Street, opposite 

Old Park Road and 
near the entrance 
to Cannock Wood 
Industrial Estate, 

Rawnsley, 
Rawnsley, 
Cannock, 

Staffordshire, 
WS12 0PL 

E402521 
N312513 

The highways adopted areas here are found within 
the Cannock Chase AONB and on the edge of the 
Green Belt. It is felt that on balance a 
telecommunication proposal in this location would be 
visually prominent in relation to immediate residential 
properties and impact on the amenity value of the 
noted sensitive designations. In this respect it is 
considered that on balance the application site and 
proposal put forward is a more appropriate option to 
advance in meeting the coverage requirements of the 
target area. 

5 Streetworks 

Corner of 
Littleworth Road 

and Cannock 
Wood Street, 

Rawnsley, 
Cannock, 

Staffordshire, 
WS12 

E402615 
N312312 

A streetworks style column could not be 
accommodated on the grass verges in this locality 
due to the presence of underground and over ground 
services. Also a viable position could not be identified 
when catering for the necessary clearances that the 
utility companies require in order to maintain access 
to these services. Therefore an option here could not 
be progressed due to build issues. 

6 Streetworks 

Eastgate, 
Rawnsley, 
Cannock, 

Staffordshire, 
WS12 

E402224 
N312595 

The stretch of road on the edge of the housing estate 
was considered, however it backs on to an Cannock 
Chase AONB and overall it is felt that on balance a 
telecommunication proposal in this location would be 
visually prominent in relation to the residential and 
AONB amenities. In this respect it is considered that 
on balance the application site and proposal put 
forward is a more appropriate option to advance in 
meeting the coverage requirements of the target 
area. 

7 Streetworks Pavement of E401973 There is insufficient space available on this stretch of 
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Rawnsley Road at 
bus top lay-by, 

Rawnsley, 
Cannock, 

Staffordshire, 
WS12 

N312561 pavement to implement a streetworks style base 
station due to the dimensions of the operator’s 
equipment cabinet and the implications its siting 
would have on restricting pedestrian movements. 
Also it is felt that on balance a telecommunication 
proposal in this location would be visually prominent 
in relation to immediate residential properties. In this 
respect it is considered that on balance the 
application site and proposal put forward is a more 
appropriate option to advance in meeting the 
coverage requirements of the target area. 

8 Streetworks 

Middleway, 
Rawnsley, 
Cannock, 

Staffordshire, 
WS12 0JN 

E402063 
N312513 

There is area of grass towards the top of the no 
through road which was considered for a streetworks 
style base station. However it is felt that on balance a 
telecommunication proposal in this location would be 
visually prominent in relation to immediate residential 
properties. In this respect it is considered that on 
balance the application site and proposal put forward 
is a more appropriate option to advance in meeting 
the coverage requirements of the target area. 

9 Greenfield 

ATP Industries 
Group Ltd, 

Cannock Wood 
Industrial Estate, 
Cannock Wood 

Street, Cannock, 
Staffordshire, 

WS12 0PL 

E402892 
N312648 

This site is found in the Green Belt and just south of 
the Cannock Chase AONB. Following a previous 
refusal (LPA Ref CH/11/0114) at the Cannock & 
Rugeley Cricket Club site, the operators sought to 
advance a 21 metre lattice mast at ATP Industries 
Site. This application (LPA Ref CH/12/0057) was 
approved by the LPA on 09.05.12 however has never 
been implemented. As part of this latest technical 
requirement facilitated by CTIL, this option has been 
revisited however an up-to-date proposal was unable 
to be progressed as there is an covenant that 
restricts telecommunications development being 
installed. Therefore, this site has to be discounted as 
the site can not be legally acquired. 
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Appendix 3:  3G and 4G Coverage Plots to show Anticipated Improvement in the Coverage 

of the Area 
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CH/16/442 

31, Littleworth Hill, Hednesford, Cannock, WS121NS 

Single storey rear extension, porch to side and other external alterations 

1 objection received 
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Location Plan 
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Site Plan 
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Existing Elevations 
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Existing Floor Plans 
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Proposed Elevations 
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Proposed Floor Plans 
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Application No: CH/16/442 

Received: 21/11/2016 

Location:  31 Littleworth Hill, Hednesford 

Parish: Hednesford Parish Area. 

Ward: Hednesford South Ward 

Description: Single Storey Extension to rear, Side Porch Extension and Changes to 

Elevational Treatment. 

 

Application Type: Householder 

 

Recommendatuion:   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. 

 

Reason for Committee Decision: The neighbour has requested to address Planning 

Committee. 

 

Conditions 

 

1. Development shall commence within three years 

2. Matching materials. 

3. Development to be undertaken in accordance with approved plans. 

 

 

EXTERNAL CONSULTATIONS  

 

Hednesford Town Council 

No objections. 

 

INTERNAL CONSULTATIONS 

 

None consulted. 

 

RESPONSE TO PUBLICITY 

 

The application was advertised by neighbour letter. Letters from one household (39 

Littleworth Hill) have been received objecting to the proposal on the following grounds: - 

 

• The scale used on the drawing is incorrect. 

• Section10 [of the application form] states that the materials are to be 

'Brickwork / render' which appears to imply there are large areas of rendered 

walls.  This is totally inaccurate.  In fact the only rendered wall area on the 

property is on the front elevation above the right had window, as shown in 

document 0059527 [elevational drawing].  This front elevation also includes 

some areas of stonework. 
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• The proposed treatment of walls simply states 'Render' with no mention of the 

type, colour or material.  Neither does it identify the areas to be rendered. 

• It is our understanding that when building an extension 'external materials must 

be similar in appearance to the existing'.  The limited information provided 

suggests that this is not the case, for example is it intended to render specific 

areas.  Or is it intended to apply to all areas. If so we object. 

• To maintain the character of the property, all external materials should be 

brickwork. 

• The front elevation shows that the existing rendered area above the right hand 

window appears to suggest that some type of cladding is to be applied, but no 

details are given. 

• Request that all external building work is suspended immediately until more 

detailed and accurate information becomes available. 

• The doorway in the east facing wall would result in us feeling much more 

overlooked and causing a loss of privacy.  We have two windows serving 

habitable rooms that are directly in line with this doorway and they would both 

be affected.  If this doorway was moved further south the loss of privacy would 

be reduced.  

• The door way was completed on 27
th

 November but the documents were not 

received until 30
th

 November. 

• Is it permissible for the applicant to proceed prior to being granted approval?  

If it is acceptable for building work, which requires planning permission, to 

proceed before planning approval is granted, what is the purpose of planning 

permission? 

• The proposed extension with the combination of dimensions and proximity 

would lead to a serious loss of sunlight and serious overshadowing of our 

property, particularly throughout the afternoon and evening.  We have two 

windows serving habitable rooms close to the site that would be adversely 

affected. 

• The extension should be constructed from matching materials which means the 

extension should be constructed in brickwork. 

• If rendered in cream or white the resulting outlook from our home would be 

horrendous. 

• There are some properties in the immediate vicinity that have part rendered 

walls.  Also there are two properties in the immediate vicinity that have 

completely rendered walls, one of which is 170 Littleworth Road. 

• We have two windows and a door serving habitable rooms that are directly in 

line with the proposed position of doorway and extended window, which 

would result in us being severely overlooked with an unacceptable; level of 

privacy and amenity. 

• The distance between the two properties at this location is approximately 

2350mm. 

• The window size shown on the proposed east elevation on Amended Plan 

0059841 is incorrect.  On the 17
th

 December 2016 an extensive amount of 

cavity wall was removed to create a window opening which is approximately 

3.5 times the previous size.  The original window measured 1200mm wide x 

550mm .  The new opening is for a window measuring approximately 2200mm 

wide and 1050mmhigh.  But the window size has not been changed on the 

amended plan. 
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• The use of obscure glazing in the doorway and window would not be an 

acceptable solution, because it can be easily changed in the not so distant 

future. 

• Condition  A.1(f) of Schedule  2, part 1 of the Town and Country Planning 

Order 2015 implies that the extending the rear wall of an existing 

dwellinghouse is permitted if it is not more than 4 metres,  the condition is 

satisfied when applying a scale ruler to the proposed plan.  Bit the extension 

due to its proposed location, size and height would significantly reduce the 

amount of daylight/ sunlight we presently enjoy.  We would also feel hemmed 

in and our outlook would be inacceptable. 

• The amended plan states that 'existing and proposed elevations rendered white 

unless stated otherwise'.  But, condition A.3(a) of the schedule 2, Part 1 of the 

Town and Country  Planning Order 2015 states that 'the materials used in any 

exterior work must be of similar appearance to those used in the construction of  

the existing dwellinghouse. 

• Therefore, because condition A.3(a) is not being complied with, then the 

extensive rendering of this property should not be permitted and that any 

alterations and extensions to external walls shall be of materials  to match the 

existing brickwork. 

• 31 Littleworth Hill is a split level bungalow, resulting in a significant amount 

of wall in comparison to a single storey bungalow.  This should be taken into 

consideration when evaluating the total area of wall the applicant is intending 

to render. 

• There is a query regarding 4 broken line rectangles in the family room shown 

on the proposed floor plan.  There is no indication of what they may represent.  

Roof windows, solar panels? 

 

 

RELEVANT PLANNING HISTORY 

There is no recorded relevant planning history to this site. 

    

1. SITE AND SURROUNDINGS 

 

 

1.1 The application site  comprises a modern 'bungalow'  built into the slope of a hillside 

such that the garage is constructed as an undercroft at road level but the main living 

quarters is built one storey above which is level with the ground level to the rear.  The 

ground level continues to rise in the rear garden towards the rear fence such that the 

properties to the rear are several metres higher than the floor level of the bungalow. 

 

1.2 The bungalow is built predominantly from brick but the garage level is faced in 

random stone and there is an area of orange coloured render above the front window.  

However, the sides and rear elevations are finished in brick.  

 

1.3 The sides and rear of the gardens are enclosed by a combination of wall and fence, 

with an approx 1.6m high stone lattice-work wall supported on brick pillars running 

along the shared boundaries with 39 Littleworth Hill and 29 Littleworth Hill. 
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1.4 However it is noted that given the site is located on a hillside, there is a difference in 

levels between the neighbouring properties with the ground level of No 29 being 

approx 0.75m higher than the application site and a slight drop between the 

application site and No39. 

 

1.5 The property to the immediate east of the application site is 39 Littleworth Hill, which 

is a similar split level bungalow with what appears to be a single storey 

outrigger/extension to rear with two windows facing the application site.  

 

1.6 The site is undesignated and unallocated within the Proposals Maps of the Cannock 

Chase Local Plan (Part 1).  The site is also within a Minerals Conservation Area 

(MCA) but given the location of the property within an existing built up area would 

not affect the aims and purposes of the MCA. 

 

 

2. PROPOSAL 

 

2.1 The applicant is seeking permission for a single storey extension to rear, side porch 

extension and changes to the elevational treatment.  The single storey extension to 

rear would measure 4.0m deep, 6.5m wide and would be 3.5m high to the ridge.   

 

2.2 The porch to side would measure 1.1m deep by 2.5m and 2.5 to the roof which would 

be flat and would be located on the western elevation facing No29.  The floor plan for 

the extension indicates what appears to be the insertion of velux windows in the roof.  

This has been confirmed by the applicant who has submitted amended elevations 

showing the roof lights.  The application has been assessed on this basis 

 

2.3  The proposed elevational treatments to the front include: - 

 

i) The installation of cedar type boarding above and below the window to 

cover those areas already covered in render. 

ii) The stone work to the front covered in cedar boarding. 

iii) Existing stone balustrade replaced with a glass balustrade. 

 

2.4 The proposed elevational treatments to the side include the insertion of a door and the 

reduction in the size of a window.  Specific details of the door and window are not 

shown. 

 

2.5 The applicant has indicated that the existing and proposed elevations would be 

rendered white unless stated otherwise on the plans. 

 

2.6 At this stage it is important to inform members of Planning Committee that many 

elements of the proposal constitute permitted development under the provisions of the 

Town and Country Planning (General Permitted Development)(England) Order 2015.  

Permitted development is granted planning permission by virtue of the Order.  As 

such a developer is able to undertake the work permitted by the Order without 

applying to the local planning authority.  This is a material consideration of 

substantial weight in the determination of this application. 
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3. PLANNING POLICY 

 

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

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

Plan, unless material considerations indicate otherwise.   

  

3.2   The Development Plan currently comprises the Cannock Chase Local Plan (2014). 

 

3.3   Other material considerations relevant to assessing current planning applications 

include the National Planning Policy Framework (NPPF) and Supplementary 

Planning Guidance/Documents. 

 

Cannock Chase Local Plan Part 1 (2014)  

 

3.4  CP1-Strategy 

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

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

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

sustainable development set out in the NPPF.   

 

3.5  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).  In particular the policy states 

that the following key requirements of high quality design will need to be addressed 

in development proposals: - 

 

Be well related within the development and to existing buildings and their 

surroundings in terms of layout, density, access, scale appearance, landscaping 

and materials based upon an understanding of the context of the site and 

appropriate professional expertise. 

 

Consider design imaginatively in its context, complementing and enhancing 

the character and appearance of the local area and reinforcing local 

distinctiveness. 

 

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 enhance local distinctiveness. 

 

Protect the amenity enjoyed by existing properties including supporting mixed 

uses whilst avoiding incompatible ones and have regard to existing uses with 

potential to generated pollution which could have an unacceptably detrimental 

effect on proposed development. 

 

National Planning Policy Framework  
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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 outlines the “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. 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; 

 

3.12  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 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.  

 

3.15 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. 

 

3.16 Other Relevant Documents 

 

Design Supplementary Planning Document, April 2016. 

 

4. DETERMINING ISSUES 

 

4.1  The determining issues for the proposal are  

 

(i) Principle of the development. 

(ii) Impacts on the character and form of the area. 

(iii) Impacts on the standard of residential of neighbouring properties. 

 

(a) Overlooking 

(b) Overshadowing and loss of light/ outlook 

 

4.2 Principle of the Development  

 

4.3  The application is for single-storey extensions and elevational treatments to a 

residential property which is located within the predominantly urban area Hednesford 
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and which is free from any protective status, designation or allocation within the 

Cannock Chase Local Plan.  The site does fall within a Minerals Conservation Area 

(MCA) but given the nature of the area and the proposal this would not materially 

affect the aim and purpose of MCA. 

 

4.4 Given the above the proposal is acceptable in principle.  However, proposal that are 

acceptable in principle are still subject to detailed policies and other normal planning 

considerations. 

 

4.5 Harm to the Character and Form of the Area 

 

4.6 The application site occupies a prominent position at the junction of Littlworth Hill 

and Littleworth Road wherein there are a variety of house-types including bungalows, 

split levels bungalows and houses.  In addition there is also a variety of architectural 

styles, with some dwellings presenting gable to the street and others the roof slope 

with or without dormers.  Although brick is the predominant material used there are 

also other finishes including render and stone finishes.  Indeed further east along 

Littleworth Road cream/ white render begins to become the dominant finish within 

the street scene as it does further northwest up Littleworth Hill. 

 

4.7 Given the above it is clear that there is considerable variation within both the 

immediate streetscene and the wider locality.  However, there is little in the way of 

local distinctiveness, the houses being somewhat generic in style typical of the latter 

half of the twentieth century.   

 

4.8 The heterogonous nature of streetscene is such that it can is considered that it 

accommodate substantial change without its character and form being significantly 

affected.  Therefore it is considered that the use of render and cedar wood boarding 

would not result in significant harm to the street scene.  The extensions  would not be 

readily visible from the street and therefore would not materially affect its character 

and the glass balustrade would not appear incongruous. 

 

4.9  Given the above it is considered that the proposal would not be contrary to Policy 

CP3 of the Cannock Chase Local Plan and the provisions in respect to design in the 

NPPF. 

 

4.10   In addition to the above it is brought to Members attention that under the provisions 

of the Part 1 of Schedule 2 of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 the applicant enjoys permitted development 

rights in respect to the 'enlargement, improvement or other alteration of his 

dwellinghouse' which includes the cladding of any part of the exterior of the 

dwellinghouse with stone, artificial stone, pebble dash, render, timber, plastic or tiles" 

(which is only restricted in respect to Article 2(3) land.  This is a material 

consideration of substantial weight that also weighs in favour of the proposal. 

 

4.11 Given the above it is considered that the proposal is acceptable in respect to its impact 

on the character and form of the area. 

 

4.12  Impact on Residential Amenity 
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4.13  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. 

 

(a) Overlooking 

 

4.14 The proposed extension would not contain any windows in the side elevations with 

the exception of high level roof lights.  The only window would be in the rear 

elevation and would look out over the rear garden of the applicant's garden which is 

approximately 50m and slopes upwards away form the dwelling.  As such the 

proposed extension to rear would not result in any significant degrees of overlooking. 

 

4.15 The proposed porch similarly would not contain any windows in its side elevation the 

only opening being a door that would look to the front.  As such the proposed porch to 

side would not result in any significant degrees of overlooking. 

 

4.16 In respect to the new door and alterations to the window in the eastern elevation it is 

noted that they would serve a utility, bedroom and ensuite respectively (as compared 

to the original layout in which windows served a W.C, bathroom and bedroom.   As 

such given the proposed alterations it is concluded that any additional degree of 

overlooking would be marginal and insufficient to warrant refusal. 

 

4.16 Members are also advised that the insertion of the windows and the proposed 

extensions are permitted development and therefore any additional degree of 

overlooking would not be any greater than that arising from the exercise of permitted 

development rights. 

 

 Overshadowing and Loss of Light And Outlook  

 

4.17 Although the proposed extension would marginally cut an arc drawn at 45dgrees from 

the neighbours windows at No39 it would not cut a line drawn at 25degrees from the 

window.  As such the proposal would be acceptable in planning terms in respect of 

loss of outlook and light.  In addition as the extension would be permitted 

development any loss of light or outlook would not be any greater than that arising 

from the exercise of permitted development rights. 

  

4.18  Other Issues Raised by Objectors 

 

4.19 In respect to the issue that the extension should be constructed from brick as this is 

what is required under the General Permitted Development Order Members are 

advised that the intention is render both the extension and the host property and as 

such this would ensure that the extension forms an harmonious addition to the host 

property.  This can be controlled through condition. 

 

4.20 In respect to inaccuracies of the plans it is advised that amended plans have been 

received. 

 

4.21 In respect to the issue of window sizes members are advised that they are considering 

the scheme as submitted in the plans. This does not affect the developers ability to 
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make changes to windows under permitted development rights and therefore pursue 

other lawful changes.  

 

4.22 All other matters raised by objectors are considered in the appropriate sections of the 

report. 

 

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 proposal is considered acceptable in respect of policy requirements.  In addition 

all of the works proposed would fall within permitted development right tolerances 

and therefore any impacts would be no greater than that arising through the exercise 

of permitted development rights. 

 

6.2  Therefore the proposal is considered acceptable in all respects. 
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