
CH/17/358 

Land at Brereton Fields, 37, Gorse Lane, Rugeley,  WS15 1BD 

Residential development:- Erection of 1no. detached 4 bedroom house 

(outline application including appearance and scale) 

 

 

ITEM NO. 6.1



Location Plan 

ITEM NO. 6.2



Site Plan 

ITEM NO. 6.3



Plans and Elevations 
ITEM NO. 6.4



Planning Control Committee  

 

Application No:  CH/17/358 

Received: 23-Aug-2017 

Location: Land at Brereton Fields, 37 , Gorse Lane, Rugeley, 

Parish: Brereton and Ravenhill 

Rugeley 

Ward: Brereton and Ravenhill Ward 

Hagley Ward 

Description: Residential development:- Erection of 1no. detached 4 bedroom house 

(outline application including appearance and scale) 

 

Application Type: Outline Planning APP 

 

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. A1 Time Limit - Outline Permission 

2. A2   General Outline Condition-submission of reserved matters 

3. E1   Tree & Hedge Retention 

4. Drainage scheme to be submitted 

5. Contaminated land/ ground gas investigation and mitigation scheme to be submitted 

6. Construction vehicle and environmental management plan 

7. Approved Plans 

 

EXTERNAL CONSULTATIONS  

 

AONB Unit 

 

The application site is within the AONB on the boundary, at a point where there is an 

important (well-defined) transition from the built-up area of Brereton into open 

countryside. It is outside, but adjoins, the Green Belt and comprises open undeveloped 

land with trees and shrubs, including Damson.  

 

The principle of residential development on the site may be acceptable, but the scale of 

development and the design approach are critical considerations. There is a need to 

respect the open character of the site, with the attractive and ecologically important 

remains of a Damson orchard, as part of a transition from built development to open land 

within the AONB and in relation to the adjoining Green Belt.  

 

The AONB note that the amended application is for a single dwelling of a more 

traditional appearance, set within a large plot, which enables existing trees to be retained. 
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However, they do have some concerns that there is no garage included in the plans and no 

indication of a landscaping scheme for the retention and management of existing orchard 

trees. The parking and turning areas shown to the front of the house will lead to an area of 

hard standing and parked vehicles that will inevitably be urban in appearance. We are 

also concerned that there will be future pressure for a large detached garage on the 

remainder of the site.  

 

The AONB Unit accept that it may be possible to address these matters through planning 

conditions and the removal of PD rights but it is preferable for them to be dealt with at 

this stage in more considered outline plans or by a detailed application. In addition it 

would be preferable, given the application is now for a single dwelling, for the 

application area to be significantly reduced, removing any doubt over the extent of any 

permission that may be ultimately granted. In the absence of certainty on the impact of 

the dwelling in this location, our objection remains but if further revisions were made and 

access and layout are not reserved this would be reconsidered.   

 

Brereton Parish Council 

 

In light of the steep contours on the site, further drawings are needed to enable the Parish 

Council to properly assess the application. The information does not allow us to properly 

assess the impact of the development on the street scene.  

 

No further comments have been received in light of the amended plans 

 

Rugeley Town Council  

 

Objection as Cllrs felt that not only was the proposed housing outside the development 

boundary, but it is also within an area of outstanding natural beauty. The development 

was considered to be inappropriate.  

 

The site is a small triangle of land which abuts the edge of the existing developed 

area.  Housing on Gorse lane / Stile Close has a tight and clearly defined edge / 

development boundary at present.  The site proposed for the development is a small 

triangle which would extend the current line of development further into open 

countryside.  The site is steeply sloping with an electrical pylon to the rear.  Development 

of the two houses would need to accommodate the steep rise in the land and possibly 

therefore push development closer to properties 6 and 9 Stile Close and 7 Gorse Lane 

than the plan suggests.  Gorse Lane is a narrow road with a right angle bend with limited 

visibility immediately in front of the development site.  Local residents have concerns 

that additional vehicular access at this point may create additional traffic problems.  The 

Town Council still is in agreement that development of two detached properties on this 

land would not be appropriate. 

 

No further comments have been received in light of the amended plans 

 

Staffordshire County Highways 
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No objection subject to conditions. 

 

 

INTERNAL CONSULTATIONS 

 

Development Plans Policy 

 

The proposal is for erection of 2no. detached 4 bedroom houses with integral 

garages.  The location site lies within the Cannock Chase Area of Outstanding Natural 

Beauty (AONB) and is outside, but adjacent to the Green Belt on the edge of Brereton. 

 

The National Planning Policy Framework (NPPF, p4, March 2012) says that development 

proposals that accord with the development plan should be approved without delay, 

except where specific policies in this framework indicate development should be 

restricted.  This includes policies relating to the AONB.  The NPPF (p26-7) also states 

that great weight should be given to conserving the landscape in the AONB. 

 

Policy CP3 in the Cannock Chase Local Plan (Part 1) 2014 states that developments 

should show how they preserve the character of the AONB through careful design of new 

development.  The policy also sets out the design standards for new built development 

including good designs that relate well to the existing developments and local landscape 

characteristics.  The Design SPD expands on the design characteristics for each area of 

the District. 

 

Therefore development is not necessarily inappropriate at this location, but any proposals 

must be of the highest design quality and of an appropriate scale in order to protect the 

wider landscape views within the AONB.  The advice of the AONB unit should also be 

taken into consideration when considering this application. 

 

Environmental Health 

No adverse comments are offered.  

 

The location lies within potential influencing distance of three former landfill sites, 

accordingly the usual site investigations should be incorporated in to any consent granted.  

 

Strategic Housing 

On development of one unit there is no requirement for an affordable housing 

contributions. 

 

Landscape Officer 

The application is lacking in all landscape details.  

 

[Officers advise that the applicant revised the application to remove landscaping from 

consideration. Landscaping would be considered as a Reserved Matter subject to the 

application being granted approval.]  
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RESPONSE TO PUBLICITY 

 

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

representation have been received. These are summarised below:- 

 

• The erection of two dwellings in this area is not in keeping with the existing 

1960s development which comprises of residential bungalows and semi-detached 

houses. 

• Materials planned include flush sash UPVC windows, coloured in heritage colour, 

a front boundary steel paddock fencing. Neither is in keeping with the area.  

• Existing elevation of the proposed dwelling will destroy the privacy of residents 

in Gorse Lane and Stile Close, and will be detrimental to property prices. 

• Access. A new vehicle and pedestrian access from the highway will be required. 

This is on a right angled bend at the top of the hill which seems crazy, especially 

as it is suggested that six vehicles could be using this access. Visibility splays may 

not be achieved. 

• A grit bin is currently located on this bend for residents to use in the winter and 
must be retained. Icy conditions are experienced during most winters making this 

right angled bend difficult to negotiate. Great care is always required, Cherry Rd, 

Gorse Lane and Heather Close are never gritted by the Council, and all these 

roads are in icy conditions.  

• Vehicles. Parking is already a problem. The waste collection vehicle on many 

occasions has found it impossible to access Heather Close because of parked 

vehicles, and has to return on a separate occasion. Emergency service vehicles 

also face this problem. 

• Pedestrian access is also a current problem with parked cars. This extra traffic will 
only exacerbate the problem. 

• Building traffic will be stressful and very disruptive to all local residents 

especially those living at the top of Gorse Lane and in Heather close. lf this 

building development is successful I trust that full consideration will be given to a 

Highways Traffic Management Plan in order to control deliveries to the site. 

• The local development plan states that land has already been allocated and will 

surpass the housing plans for new build and are therefore not required. 

• Wildlife. Part of the existing orchard will be destroyed, which may also impact on 

the root protection zones of protected trees with TPO. Wildlife including Bats, 

Newts, deer, hedgehogs. and many birds, including Willow or Marsh tits which 

have been seen visiting garden feeders will all be affected.  

• The buildings would be in close proximity to an electrical Three Phase 11,000V 

overhead line supply. This will surely be a danger to delivery and construction 

vehicles, especially Hiab lorries. 

• It is very sad when we continue to build on green belt sites, when we have a 

huge brown field site like the power station awaiting development especially since 

the Council‘s building programme is ahead of forecast. 

 

In response to the amended plans; 3 letters of representation have been received:- 
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• The previous comments still remain due to the impact on the area and the wildlife. 

 

 

RELEVANT PLANNING HISTORY 

 

CH/15/0400 Residential development: proposed demolition of existing cottage and 

erection of new cottage. Approved. 

 

1. SITE AND SURROUNDINGS 

 

1.1 The application site is a parcel of land associated with Brereton Field Farm, which 

encompasses a triangular piece of land adjacent to Gorse Lane. 

 

1.2 The application site lies to the east of Brereton Fields farm house and comprises 

of an overgrown parcel of land that comprises of part of a former Damson orchard 

with shrub planting. The topography slopes up to the west and south of the site.  

 

1.3 The eastern boundary comprises of the wall and fencing treatments which define 

the rear / side gardens of the adjacent dwellings at No7 Gorse lane and 6/9 Stile 

Close. There are residential properties to the east, south and north of the site 

which comprise of a combination of single storey detached dwellings and two 

storey semi-detached dwellings. To the west is an open hillside which is covered 

in semi-natural vegetation which falls within both the AONB and the Green Belt 

 

1.4  The site is located at the interface of the main built up area of Rugeley-Brereton 

and the predominantly rural area which is designated as an Area of Outstanding 

Natural Beauty.  However, the site itself altough within the AONB is otherwise 

undesignated and lies adjacent to, but not within, the West Midlands Green Belt in 

the Cannock Chase Local Plan.   

 

2. PROPOSAL 

 

2.1 The application seeks outline consent for the development of one detached 

dwelling (including appearance and scale). All other matters such as means of 

access, landscaping and layout are reserved.  

 

2.2 The proposed dwelling would measure 10.8m x 10m (6.5m narrowest elevation) 

and would have a height of 8m; 4.3m to the eaves to provide a dormer property of  

tradition construction.  

 

2.3 Whilst the application is in outline, the applicant has submitted indicative details 

that demonstrate the parking provision for three vehicles and private amenity 

space to the rear comprising of 160m² and potential means of access.  
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2.4 The proposed dwelling would be constructed from brick and tile with feature 

window surrounds, an open sided entrance porch and chimney detailing.  

 

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).  Relevant policies in the Cannock Chase Local Plan include 

 

  CP1: -  Strategy 

  CP2: -  Developer Contributions for Infrastructure 

CP3: -  Chase Shaping 

CP12:-  Biodiversity and Geodiversity 

CP14: - Landscape Character and Cannock Chase Area of 

Outstanding Natural Beauty 

CP16: - Climate Change and Sustainable Resource Use 

 

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 National Planning Policy Framework  

  

3.5 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”. 

 

3.6  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.  

 

3.7 Relevant sections within the NPPF include 

   

  Paragraph 14 The presumption in favour of Sustainable Development 

Section 7  Requiring Good Design (paragraphs 56, 57, 58, 61 and 64). 

 Section 11   Conserving and Enhancing the Natural Environment 

(paragraph 115). 

 

4.0 Determining Issues 

 

4.1 The determining issues for the proposed development include:-  
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i)  Principle of the development  

ii)  Impact on the character and form of the area and AONB 

iii) Impact on residential amenity. 

iv)  Impact on highway safety. 

v) Ground Contamination 

vi) Impact on nature conservation interests. 

vii) Affordable housing 

viii) Minerals conservation 

ix) Drainage and flood risk 

x)  Sustainable resource use 

xi)  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  

 

4.2.1 The Cannock Chase Local Plan Policy CP1 states that the extent of the urban 

areas will be constrained by the Green Belt Boundary as defined on the Policies 

Map. As such the site, despite on the ground appearing to be contiguous with the 

semi-natural vegetated part of the AONB, falls within the main urban area of 

Brereton-Rugeley for planning purposes.   

 

4.2.2 The site is located within the urban area of Brereton-Rugeley.  It is a ‘windfall 

site’ having not been previously identified within the Strategic Housing Land 

Availability Assessment (SHLAA) as a potential housing site. 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. 

 

4.2.3 Footnote 9 of the NPPF identifies those 'specific policies in the framework', which 

includes policies relating to Birds and Habitats Directives and/or designated as 

Sites of Special Scientific Interest; land designated as Green Belt, Local Green 

Space, an Area of Outstanding Natural Beauty, Heritage Coast or within a 

National Park (or the Broads Authority); designated heritage assets; and locations 

at risk of flooding or coastal erosion.  In this respect it is noted that the only 

poliocy aplicable in this instance are those which realte to Areas of Outstanding 
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Natural Beauty. The policy within the NPPF relating to AONBs is provided by 

pargaraphs 115 and 116 which state: - 

 

   "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. 

 

   "Planning permission should be refused for major developments in these  

   designated areas except in exceptional circumstances and where it can be  

   demonstrated they are in the public interest." 

 

4.2.4  On the basis of the above given that the proposal is not a major development it is 

not precluded in principle. The ultimate test is therefore whether having given 

great weight to conserving landscape and scenic beauty  of the AONB the benefits 

arising from the proposal are outweighed by any harm to AONB.  This matter will 

be looked at in further detail below. 

 

4.2.5  As such it is considered that the proposal is acceptabel in principle.  However, 

although a proposal may be considered to be acceptable in principle it is still 

required to meet the provisions within the development plan in respect to matters 

of detail. The next part of this report will go to consider the proposal in this 

respect. 

 

4.3 Design and the Impact on the Character and Form of the Area and the AONB 

 

4.3.1  The site is located within 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 …… 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.”  

 

4.3.2  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 
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biodiversity and green the built environment with new planting 

designed to reinforce local distinctiveness. 

 

4.3.3  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." 

 

4.3.4 In respect to the proposed dwelling, this would sit next to the existing modern 

housing estate against which context it would be viewed. As such any harm to the 

form and character of the area through loss of semi-natural vegetation would be 

slight when viewed within this context.  Furthermore the proposed dwelling 

would be of a high quality design and appropriate scale and therefore would not 

appear unduly incongruous in terms of its relationship with the adjacent 

dwellings. Furthermore, it is considered that the proposed dwelling would be a 

bespoke and traditional design and subject to a condition to control materials it 

would sit comfortably within its rural setting marking a transition from the 

modern estate and the rural hinterland beyond. 

 

4.3.5 In this respect it is noted that although the AONB Unit have raised objections to 

the proposal on the grounds of uncertainty of design the Unit accepts that it is 

possible to address their concerns via planning conditions. Whilst the AONB Unit 

would prefer for their comments to be addressed at this stage their concerns are 

not fundamental to the determination of the application, especially as these 

matters are reserved. As such it is considered that subject to the attached 

conditions no material harm would result to the AONB. 

 

4.3.6 Taking all of the above into account, and 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. 

 

4.4  Impact on Residential Amenity 

 

4.4.1  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.   

 

4.4.2 In this respect it is noted that the proposed dwelling is situated approximately 

22.2m from the corner of  No. 12, which is in exceedance of the separation 

distances set out in the Design SPD for principle to principle elevations.  As such 

the proposed dwelling would not result in any significant overlooking or loss of 

light to neighbouring residential properties. 
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4.4.3  In respect to No.7, the proposed dwelling would not contain any windows in its 

side elevation facing this neighbouring property and given its distance from the 

main dwelling at No7 Gorse Lane it would not result in a significant loss of light 

to habitable rooms of neighbouring properties.  That is not to say that there would 

be no loss of light at all to the property's garden.  However, given the distance 

from the boundary and its position to the adjacent property it is considered that 

such loss of light would be acceptable in planning terms. 

 

4.4.4 The proposed dwelling would remain approx. 11m from the nearest point of the 

rear boundary with No. 6 Stile Close. The dwelling at Stile Close backs onto the 

application site and sits at an angle to the proposed dwelling at a distance of 16m 

to the nearest corner. Given the angle of the proposed dwelling in relation to 

No.16 and the separation distance to the rear boundary there would be no 

significant overlooking or loss of light to the neighbouring residential properties.  

 

4.4.5 Therefore it is concluded that the proposal by virtue of the 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 neighbouring properties. 

 

4.4.6 As such it is considered that subject to the attached conditions the proposal would 

result in a good standard of residential amenity for both existing and future 

occupiers of the development and the neighbouring properties and in this respect 

would accord with Policy CP3 of the Local Plan and the guidance within the 

NPPF. 

 

4.5  Impact on Highway Safety and Capacity 

 

4.5.1  Paragraph 32 of the NPPF states that "development should only be prevented or 

refused on transport grounds where the residual cumulative impacts of 

development are severe". 

 

4.5.2 In respect of this outline application the means of access is a reserved matter.  

However, it is noted that there is only one point of access into the site from the 

adjacent highway network; this being off Gorse Lane and the applicant has 

submitted an indicative layout showing this to be a potential meanjs of access to 

sere the development .   

 

4.5.3  The County Highway Authority has raised no objections to the proposal.  As such 

it is considered that a scheme could come forward that would be acceptable in 

respect of highway safety and capacity. 

 

4.6 Landscaping 

 

4.6.1 In respect of this outline application Landscaping is a reserved matter. There is 

adequate room within the site for residential development whilst retaining and 
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protecting the existing trees. As such, a proposal could come forward that would 

be in accordance with Policy CP3 of the Local Plan.  

 

4.7 Land Contamination 

 

4.7.1 The site is near to a former landfill site hand hence there is the potential for 

ground contamination of the site.  In this respect it is noted that 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 stability issues, responsibility for securing a safe 

 development rests with the developer and/or landowner." 

 

4.7.2  The comments made by the Environmental Health Officer in respect to the 

potential for ground gas migration are noted and accepted.  It is therefore 

considered that subject to a condition for investigation works prior to the 

commencement of the development the proposal would be acceptable in respect 

of the potential for contamination affecting future occupiers. 

 

4.8 Impact on Nature Conservation Interests 

 

4.8.1  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.  

 

4.8.2 As such the site has no significant ecological value, apart from the damson tree(s) 

on the site.  However, there is no reason why a layout could not come forward 

that would allow sufficient space for the retention of the damson tree and 

therefore, subject to the approval of reseved matters the proposal would not result 

in any direct harm to nature conservation interests on the site.  

 

4.8.3  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 

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.  The 

proposal would be CIL liable. 
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4.8.4  Given the above it is considered that the proposal, subject to the CIL payment, 

would not have a significant adverse impact on nature conservation interests 

either on, or off, the site.  In this respect the proposal would not be contrary to 

Policies CP3, CP12 and CP13 of the Local Plan and the NPPF. 

 

4.9 Affordable Housing and other Developer Contributions 

 

4.9.1 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. 

 

4.10 Mineral Safeguarding 

 

4.10.1 The application site is located within an area identified within the Local Plan as a 

 ‘Mineral Safeguarding Area’. Notwithstanding this,  the advice from Staffordshire 

 County Council as the Mineral Planning Authority does not require consultation 

 on the application as the site falls within the development boundary of an urban  

area and is not classified as a ‘major application’.  

 

4.11  Drainage and Flood Risk. 

 

4.11.1 The site is located in Flood Zone 1 which is at least threat from flooding.  

Although the applicant has not indicated the means of drainage it is noted that the 

site immediately abuts a main road and is on the edge of a predominantly built up 

area.  As such it is in close proximity to drainage infrastructure that serves the 

surrounding area.  Therefore, it is considered that options for draining the site are 

availability and that this can be adequately controlled by condition. 

 

4.12  Sustainable Resource Use 

 

4.12.1 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. 

 

4.14 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. 
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4.13.1 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 the 

permission would make a contribution towards the objectively assessed housing 

needs 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 in creating several thermally efficient new dwellings which would be required 

to meet building standards.  

 

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

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

landscape character of the AONB, highway safety, residential amenity, wider 

nature conservation interests and flood risk. 

 

4.13.3  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 Residential development on this unallocated greenfield site within a sustainable 

location in a predominantly residential area within the urban area of Brereton is 

considered acceptable under current local and national policy. 

 

6.2  It is concluded 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. 
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CH/16/470 

Land rear of 854 & 856, Pye Green Road, Hednesford, Cannock, WS12 4LN 

Proposed erection of 3no. Dwellings with new access road and demolition of 

garage (resubmission of CH/15/0395) 

 

 

ITEM NO. 6.19



Location Plan 
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Existing Site Plan 
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Proposed Site Plan 
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Floor Plans (Houses 1 & 2) 
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Elevations (Houses 1 & 2) 

ITEM NO. 6.24



Floor Plans (House 3) 
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Elevations (House 3) 
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Application No:  CH/16/470 

Received: 15-Dec-2016 

Location: Land rear of 854 & 856, Pye Green Road, Hednesford 

Parish: Hednesford 

Ward: Hednesford Green Heath Ward 

Description: Proposed erection of 3no. Dwellings with new access road and 

demolition of garage (resubmission of CH/15/0395) 

 

 

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. B2 Standard Time Limit 

2. D1   Materials - Details Required 

3. C16  Parking Spaces at Dwellings 

4. E1   Tree & Hedge Retention 

5. E2  Tree & Hedge Protection Details 

6. E3  Tree & Hedge Protection Implementation 

7. Construction Hours 

8. Access 

9. Visibility Splays 

10. Porous Material 

11. Arboricultural Method Statement 

12. Obscure Glazing 

13. Approved Plans 

 

Note to applicant 

Please note that the works required by Condition 8 will require the relevant permit from 

the Network Management Section. The existing vehicular crossing to the site shall be 

merged to create one large access. Prior to the enlargement works taking place you will 

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 
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EXTERNAL CONSULTATIONS 

 

Staffordshire County Highways  

No objection subject to conditions. 

 

Hednesford Town Council  

Objection - Over intensive development of backland / garden.   

 

INTERNAL COMMENTS 

 

Environmental Protections  

No objection.  

 

Housing Strategy  

No off site affordable housing contribution required. 

 

Trees, Landscape and Countryside 

No objection subject to conditions. 

 

 

RESPONSE TO PUBLICITY 

 

The application was advertisedby site notice and adjacent occupiers notified.  2 letters of 

representation have been received raising the fo0llowing issues:- 

 

• Loss of privacy to existing properties; 

• Inadequate site access; 

• Inadequate parking due to the mature sycamore tree / already parking problems in 

this location; the current parking situation of 856 Pye Green Road, which would 

worsen with the loss of their driveway and inadequate parking to the rear of the 

property due to their on-site taxi business, 

• Bats are present on the land, 

• Correct working hours should be abided by, that is  08:00 - 16:30 weekdays and 

no weekends, 

• The hedgerow to the front of 856 will obscure the visibility of pulling out onto the 

main road, 

• Over intensification of the land; and 

• Surrounding houses are single storey; houses would be out of character with this. 

 

The second letter received was submitted by the adjacent Social Club: 
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The owners of the club have worked along side the Council to monitor the noise from the 

club to ensure the residential environment was acceptable. The introduction of the 

housing within close proximity to the club should not result in an impact on the 

functioning of the club. The club does not exceed noise levels set out by Environmental 

Health Officers and as such the developer should ensure adequate noise reduction 

methods are included on the application to ensure the club does not receive future 

complaints which is what happened when the adjacent properties were introduced within 

close proximity to the club.  

  

RELEVANT PLANNING HISTORY  

 

CH/15/0395: -  Proposed erection of 3no. dwellings with new access road and  

   demolition of garage. Refused for the following reason:- 

 

   "The proposed development by virtue of its detrimental impact on  

   the TPO Sycamore Tree is considered unacceptable and contrary  

   to Local Plan Policy CP3, the Design SPD and the NPPF, which  

   all seek to safeguard existing trees, which make a valuable   

   contribution to the amenity of the area and in the interests of  

   securing high quality design in new developments" 

 

1.0 SITE AND SURROUNDINGS  

 

1.1    The application site relates to the rear gardens of No.854 & 856 Pye Green Road.  

 

1.2    The site is roughly rectangular in shape and measures (68m x 29m) this equates to 

 a larger plot than surrounding dwellings.  

 

1.3    The site accommodates two dwellings; one being a bungalow and the other a two 

storey back of pavement house.  

 

1.4    The single storey dwelling (No.854) is of brick and tile construction and benefits 

from an integral garage set behind a generous frontage (14m deep). The driveway 

comprises of an in/out drive with a small grassed area to the front.  

 

1.5    The two storey dwelling (No. 856) is sited to the rear of the highway behind a 

short (3m deep) frontage bound by a 1.5m approx hedgerow. This dwelling 

comprises of facing brickwork to the front elevation and a cream render  finish to 

the sides. The driveway is sited to the side of the main building adjacent the 

access to the single storey property (separated by a step down and a grassed strip) 

and leads to a detached garage in the rear garden.   

 

1.6    There is a mature Sycamore tree adjacent the site frontage which is subject to 

Tree Preservation Order (TPO) 49/2003. 
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1.7    Adjacent to the application site to the north are dwellings, to the east bungalows 

and to the south a social club. The land to the west gives way to open fields. The 

topography of the site slopes down from north to south. 

 

2.0   PROPOSAL  

 

2.1 The application proposes the partial demolition of the existing bungalow (garage) 

to facilitate vehicle access and the erection of 3 dwellings to the rear of the site.  

 

2.2 The proposed dwellings would be dormer bungalows with three bedrooms 

provided in the roof space. Each dwelling would comprise of a footprint of 80m² 

and would be set in individual plots. Each proposed dwelling would benefit from 

two allocated parking spaces to the front and a private rear garden (approx. 

100m²).  

 

2.3 The proposed dwellings are of a bespoke design that incorporates two small 

dormers to the front roof slope and two small dormers to the rear roof slope. Brick 

and tile porches are located to the centre of the front elevation and the buildings 

would be finished with brick walls and tile roof.  

 

2.4 The proposed dwellings would be constructed to a height of 6.2m (3m to the 

eaves).  

 

2.5 The new dwellings would be accessed via a shared driveway that runs between 

the existing dwellings (Nos. 856 & 854 Pye Green Road) in the position of the 

existing garage (proposed to be demolished).  

 

2.6 The existing dwellings within the application site will have their parking 

provision altered. The parking for these dwellings would be located on the 

existing driveway (No.854) and on the proposed hardstanding to the rear (No. 

856). The gardens of these two dwellings would also be reduced in length to 18m 

and 34m respectively.  

 

2.7 The existing Sycamore Tree to the front is to be retained.  

 

2.8 In support of the aplication the applicant has submitted a: - 

 

  (i) Noise asessment  

  (ii)  Arboricultural Assessment  

  (iii)  Bat and Bird Report 

 

3.0 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. 

 

Cannock Chase Local Plan Part 1 (2014)  

 

CP1- Strategy 

 CP2- Developer Contributions for Infrastructure 

 CP3 -  Chase Shaping – Design 

 CP6 –  Housing Land 

 CP7 –  Housing Choice 

 CP12 –Biodiversity and Geodiversity 

 CP13- Cannock Chase Special Area of Conservation (SAC) 

 

National Planning Policy Framework  

 

3.4  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 introduced a “presumption in 

favour of sustainable development”. 

 

3.5  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. 

 

3.6 Relevant paragraphs within the NPPF include paragraphs: - 

 

  7, 11-14, 17, 53, 56, 60, 

 

3.7 Other relevant documents include: - 

 

Design Supplementary Planning Document, April 2016. 

Developer Contributions and Housing Choices Supplementary Planning 

Document (July 2015). 

Parking Standards, Travel Plans and Developer Contributions for 

Sustainable Transport Supplementary Planning Document (2005). 

Manual for Streets. 

 

4. DETERMINING ISSUES 
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4.1  The application is an outline application with all maters reserved, therefore, the 

determining issues for the application are:- 

 

  (i)  The Principle of the development. 

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

  (iii)  Impact on highways. 

  (iv)   Impact of the proposal on residential amenity.  

  (v) Impact on nature conservation interests and the Cannock Chase  

  SAC. 

  (vi)  Affordable housing. 

  (vii)  Mineral safeguarding. 

  (viii)  Drainage and flood risk. 

  (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 

 

4.2.1 The site appears to be a Greenfield site located within the urban area of 

Hednesford.  It is a ‘windfall site’ having not been previously identified within the 

Strategic Housing Land Availability Assessment (SHLAA) as a potential housing 

site.  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. 

 

4.2.2  It is not allocated for any use on the Local Plan (Part 1) Policies Map.  Local Plan 

(Part 1) Policy CP1 identifies that the urban areas of the District will be the focus 

for the majority of new residential development.  It also identifies that a ‘positive 

approach that reflects the presumption in favour of sustainable development’ will 

be taken when considering development proposals.  

 

4.2.3 The site is 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.   
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4.2.4 The proposal would therefore reflect the land uses of the surrounding area and 

would not conflict with the spatial strategy for housing contained within Policies 

CP1 and CP6 of the Local Plan. 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. 

 

4.2.5 Given the above it is considered that the principle of residential development at 

this site is acceptable. However, proposals that are acceptable in principle are still 

subject to all other policy tests and other normal considerations which are set out 

below. 

 

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

 

4.3.1   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. 

 

4.3.2   The dwellings fronting Pye Green Road are arranged in a linear form set behind             

 generous frontages (with the exception of No.856 which has a very short             

 frontage). The dwellings themselves are substantial and set within spacious plots           

 with generous frontages and deep rear gardens. The proposed development would  

           further sub-divide the two gardens to create three new separate plots to the rear.  

 

4.3.3 There are some existing out-buildings within the rear gardens of the application 

site and neighbouring properties, however, these have been constructed within 

close proximity to the host buildings and do not visually intrude upon the open 

character of the rear gardens.  

 

4.3.4 There are no dwellings in the rear gardens in Pye Green Road and to that extent 

the proposal would represent a form of development which would not fit with the 

established ‘urban grain’ pattern of development of the immediate area.  

Notwithstanding this, the views of the proposed dwellings from the public domain 

would be minimal (along the proposed access drive only). Furthermore in the 

wider Pye Green area there is considerable variation in plot sizes with modest 

plots being found on both Tudor Road and Fisher Street.  As such, there would be 

little material harm to either the character or appearance of the wider area. 
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4.3.5  The proposed layout is logical and is based on limiting the impact of the 

 development on the surrounding area, retaining appropriate car parking and 

 providing amenity areas for future occupiers which meet the requitements of the 

 Design SPD. 

 

4.3.7   The scale of the proposed bungalows reflects that of the surrounding properties  

 and falls within the size parameters found within the wider Pye Green area. 

 

4.3.8 The proposed access would be in close proximity to a large sycamore tree to the 

front of  No.854, which benefits from a Tree Protection Order (TPO)  This tree is 

an attractive feature and adds to the appearance of the street scene and the 

proposal therefore has the potential to affect the tree and the contribution it makes 

to the character and appearance of the area.  However, the applicant has submitted 

a tree report and the Council’s Tree Officer on considering the information has 

raised no concerns to the proposal subject to conditions being imposed on any 

permission granted.  

 

4.3.9 It has been noted that the Town Council has made representations based on over 

intensive development of the site. The proposal is for three dormer bungalows 

which is consistent within the surrounding area and can be comfortably 

accommodated within the site without compromising the Council's Standards. 

 

4.3.10 Therefore having had regard to the above it is considered that the proposed 

development would be well-related to existing buildings and their surroundings in 

terms of its layout, density, access, scale appearance and would successfully 

integrate with existing trees and in this respect would not be contray to Policy 

CP3 of Local Plan and the NPPF. 

 

4.4 Impact on Highway Safety and Capacity  

 

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

whether; - 

 

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 for 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. 

 

4.4.2  The proposed access would be 4.2m wide between Nos.856 and 854 and would 

extend along the side of No.854 and terminate in the parking and turning area for 

the proposed dwellings to the rear. Two parking spaces are proposed per new 
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dwelling. As such, the proposal accords with Parking Standards, Travel Plans & 

Developer Contributions for Sustainable Transport (SPD). 

 

4.4.3 The Staffordshire County Highways Officer has assessed the application and 

raised no concern in terms of highway safety subject to conditions. 

 

4.4.4 As such it is considered that subject to the attached conditons the residual 

cumulative impacts of the development would not be severe and the proposal 

would accord with the guidance within the NPPF. 

 

4.5 Impact upon Residential Amenity 

 

4.5.1  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 is accommodated within Policy CP3 of 

the Local Plan and supported by the guidance for space about dwellings as 

outlined in the Design SPD. 

 

4.5.2 In respect to issues in relation to design and residential amenity Policy CP3 of the 

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

 

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

 

4.5.3 The Design SPD, requires a 21.3m distance between the principle windows of 

existing and proposed dwellings.  In this instance, this standard is met in relation 

to all surrounding dwellings.    

 

4.5.4 The proposed dwellings would introduce 1 ½ storey development 0.6m from the 

shared side boundary with No. 856a (plot 3) approximately 26m from the rear 

elevation of this adjacent dwelling.  The window in the side elevation of the 

proposed plot 3 is a secondary window and therefore a condition recommended 

obscure glazing has been recommended to ensure there is no overlooking as a 

consequence of its siting. The proposed bungalow at Plot 1 would be 

approximately 27m from the rear elevation of  No.856a and as such exceeds the 

recommended distance between main to main elevations of 21m within the 

Design SPD.  

 

4.5.5 The proposed side elevation of plot 1 would face the rear elevation of the 

properties sited within Tudor Road. The general character of the area from the 

rear gardens is open with low level fencing and minimal landscaping which 

allows views across several rear gardens through to Tudor Road. The site also 

rises up from Tudor Road to the application site. Notwithstanding this, the 

proposed development would be at a distance of 34m which is in excess of the 

13.7m required fro a side to main relationship within the Design SPD.  
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4.5.6 Due to the siting and orientation of the proposed development and the existing 

dwellings within Fisher Street, the proposed dwellings would meet the Council's 

‘space about dwelling’guidance, and therefore would ave no signidficant adverse 

impact on the existing dwellings in terms of loss of daylight, overbearing impact 

or loss of privacy. 

 

4.5.7 The proposal would result in the removal of the existing integral garage to No.854 

 in order to facilitate the access to the new dwellings.  However, there is adequate 

 hardstanding to the front of this dwelling to provide the required number of 

 parking spaces for this property. The rear garden would remain 17m deep which 

 is well above the requirement in the Design SPD.  

 

4.5.8 The existing access that runs adjacent No.856 will be replaced and extended in 

width to facilitate the private drive to the proposed dwellings. As such, the 

parking for this dwelling would be removed. The proposed plans indicate a new 

parking area behind this dwelling incorporating the existing garage accessed off 

the proposed private drive. This would provide parking for the two required 

vehicles. 

 

4.5.9 In respect to the location of the proposal near to the existing working means club 

 and the potential for disamenity through noise it is noted that Paragraph 123 of the 

 NPPF states that planning policies and decision should aim to  

 

  "avoid noise from giving rise to significant adverse impacts on health and  

  quality of life as a result of new development; 

 

mitigate and reduce to a minimum other adverse impacts on health and 

quality of life arising from noise from new development, including 

through the use of conditions;  

 

  recognise that development will often create some noise and existing 

 businesses wanting to develop in continuance of their business should not

 have unreasonable restrictions put on them because of changes in nearby 

 land uses since they were established; and 

 

  identify and protect areas of tranquillity which have remained relatively 

 undisturbed by noise and are prized for their recreational and amenity 

 value  for this reason." 

 

4.5.10 In respect to the above it is noted that the applicant has submitted a Noise Survey  

as part of the application given the close proximity of the application site to the 

 social club. Environmental Health Officers have assessed the survey and accept 

 the conclusions and recommendations provided in the acoustic report dated 

 October 2017. 
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4.5.11 The survey concludes that acoustic protection measures will be required for the 

bedroom at the front elevation of buildings due to the night time impact of noise 

from the nearby working men’s club. The report provides detail of the acoustic 

measures, which should be undertaken in full and confirmed in writing. Although 

the night-time noise isfor a short period of the night, Environmental Health 

Officers consider this to be of particular importance in that the front bedroom is of 

single bed proportions and most likely to be used for children. The rear gardens 

and sensitive rooms at the rear of the property are adequately protected by the 

fabric of the building, and require no extra measures. 

 

4.5.12As such it is considered that subject to the attached conditions the propoal would 

result in a good standard of residential amenity for both existing and future 

occupiers of the development and the neighbouring propeties and in this respect 

would accord with Policy CP3 of the Local Plan and the guidance within the 

NPPF. 

 

4.9 Impact on Nature Conservation Interests 

 

4.9.1  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.  

 

4.9.2 A bat survey was submitted which concluded that there was no evidence of bats 

within the site or any roosting opportunities in the building. As such the site has 

no significant ecological value and therefore the proposal would not result in any 

direct harm to nature conservation interests.  

 

4.9.3  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 

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.  The 

proposal would be CIL liable. 

 

4.9.4  Given the above it is considered that the proposal, subject to the CIL payment, 

would not have a significant adverse impact on nature conservation interests 

either on, or off, the site.  In this respect the proposal would not be contrary to 

Policies CP3, CP12 and CP13 of the Local Plan and the NPPF. 

 

4.10 Affordable Housing and other Developer Contributions 
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4.10.1 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. 

 

4.11  Mineral Safeguarding 

 

4.11.1 The application site is located within an area identified within the Local Plan as a 

 ‘Mineral Safeguarding Area’. Notwithstanding this,  the advice from Staffordshire 

 County Council as the Mineral Planning Authority does not require consultation 

 on the application as the site falls within the development boundary of an urban 

 area and is not classified as a ‘major application’.  

 

4.12 Drainage and Flood Risk. 

 

4.12.1 The site is located in Flood Zone 1 which is at least threat from flooding.  

Although the applicant has not indicated the means of drainage it is noted that the 

site immediately abuts a main road and is on the edge of a predominantly built up 

area.  As such it is in close proximity to drainage infrastructure that serves the 

surrounding area.  Therefore, it is considered that options for draining the site are 

availability and that this can be adequately controlled by condition. 

 

4.13  Sustainable Resource Use 

 

4.13.1 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. 

 

4.14    Hednesford Neighbourhood Plan 

 

4.14.1 This document is being updated following public consultation and is still in draft 

form at this stage. The plan seeks new infill development within Hednesford to be 

of a scale which is compatible with its immediate surroundings and use materials 

and design details which respect the local characteristics.  

 

4.14.2 The plan also seeks bungalows on small housing sites; stating that priority will be 

given to building of bungalows on small infill housing sites identified in the 

SHLAA and on windfall sites.  In this respect the proposal complies with the plan. 
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4.15 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. 

 

4.15.1 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 the 

permission would make a contribution towards meeting the objectively assessed 

housing needs of the District.  In addition it would have economic benefits in 

respect to the construction of the properties and the occupiers who would make 

some contribution into the local economy.  Finally, the proposal would have an 

environmental benefit of making efficient use of land within a sustainable location 

and in creating several thermally efficient new dwellings which would be required 

to meet building standards.  

 

4.15.2  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. 

 

4.15.3  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 Residential development on this unallocated greenfield site within a sustainable 

location in a predominantly residential area within the urban area of Hednesford is 

considered acceptable under current local and national policy. 

 

6.2  It is concluded 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. 
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6.3  It is therefore recommended that the application be approved subject to the 

attached conditions. 
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CH/17/236 

Land at Hednesford Town Football Club, Keys Park Road, Hednesford, 

Cannock, WS12 2DZ 

Residential Development comprising 125 No. dwellings including 25 No. 

affordable dwellings, open space and associated roads and parking 
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Location Plan 
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Layout Plan 
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Landscape Plan 
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Indicative Street Scene 
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Plans and Elevations -  

House Type A 
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Plans and Elevations -  

House Type C 
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Plans and Elevations -  

House Type D 
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Plans and Elevations -  

House Type E 
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Plans and Elevations -  

House Type F 
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Plans and Elevations -  

House Type G 
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Plans and Elevations -  

House Type H 
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Plans and Elevations -  

House Type K 
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Plans and Elevations -  

House Type L 
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Plans and Elevations -  

House Type W 
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Plans and Elevations -  

House Type X 
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Plans and Elevations -  

House Type Y 
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Plans and Elevations -  

House Type Z 
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Plans and Elevations -  

Single Garage 
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Application No: CH/17/236 

Received: 09/07/2017 

Location: Land at Hednesford Football Club, Keys Park Road, Hednesford 

Parish: Hednesford 

Ward: Hednesford South 

Description: Residential development comprising 123No dwellings including 22No 

affordable dwellings, open space and associated road and parking. 

 

Recommendation:  Approve subject to the attached conditions attached to this report and the 

completion of a section 106 agreement to secure: - 

 

(i) The provision of 18 % affordable housing comprising 8 (36%) for shared 

ownership and 14 (64%) for rent. 

(ii) A £8k contribution towards the provision of a traffic regulation order to be 

paid and implemented before the completion of the 50
th

 dwelling. 

(iii) Provision of the future management of the Site of Biological Interest in 

accordance with the approved ecological management plan. 

(iv) Arrangements for the future access by vehicles for management of the Site of 

Biological Interest. 

(v) Future management of the sustainable drainage scheme. 

(vi) Future management and maintenance of the Local Area of Play and communal 

landscaped areas (either by transfer of land together with any monies or by 

management company). 

(vii) Implementation of the travel plan. 

 

Reason for Granting Permission 

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

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

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

Planning Policy Framework. 

 

Reason for Committee Decision: 

The proposal in some respects is contrary to Policy and guidance and therefore requires a 

balanced judgement to be taken between competing priorities. 

 

Conditions 

 

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

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

 

Reason 

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

1990. 

 

 Highways 

 

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

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

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

period. The Statement shall: 
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i.   specify the type and number of vehicles; 

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

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

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

development; 

v.  provide for wheel washing facilities; 

vi.  specify the intended hours of construction operations; 

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

viii specify method of piling, should piling be undertaken 

 

Reason  

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

 

3.  No phase of the development shall take place until a Construction Vehicle 

Management Plan (CVMP) 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 include: 

 

- Arrangements for the parking of site operatives and visitors. 

- Loading and unloading of plant and materials. 

- Storage of plant and materials used in constructing the development 

- Construction hours 

- Delivery routeing and hours 

- Recorded daily inspections of the highway adjacent to the site access 

- Details of measures to avoid/remove mud or debris carried onto the highway 

 

Reason 

To comply with Paragraph 32 of the National Planning Policy Framework and in the 

interest of highway safety. 

 

4.  Prior to commencement of development a revised plan indicating limits of adoption to  

include the visibility splay at the junction of Road 1 and Road 4 shall be submitted to 

and approved in writing by the Local Planning Authority. The visibility splay shall 

thereafter be provided and maintained for the life of the development. 

 

Reason  

To comply with Paragraph 32 of the National Planning Policy Framework and in the 

interest of highway safety. 

 

5.  Prior to first occupation of any of the new dwelling units the revised access road (road 

1) linking Keys Park Road to the stadium shall be completed. 

 

Reason  

To comply with Paragraph 32 of the National Planning Policy Framework and in the 

interest of highway safety. 

 

6.  Prior to first occupation of any of the new dwelling units the revised Travel Plan shall 

be submitted to and approved in writing by the Local Planning Authority. 
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Reason  

To comply with Paragraph 32 of the National Planning Policy Framework and in the 

interest of highway safety. 

 

7.  Prior to the first occupation of any permitted dwelling the parking and turning areas 

for that dwelling shall be provided. The parking and turning areas shall thereafter be 

retained at all times for their designated purposes. 

 

Reason 

To comply with Paragraph 32 of the National Planning Policy Framework and in the 

interest of highway safety. 

 

8.  Prior to first occupation of any of the new dwelling units a scheme showing the 

 marking out of 125 parking spaces (including disability and coach bays) in the 

 vicinity of the stadium main entrance and the surface treatment of the parking, 

 circulation and turning areas shall be submitted to and approved in writing by the 

 Local Planning Authority and the works comprising the approved scheme shall be 

 completed. 

 

Reason 

To comply with Paragraph 32 of the National Planning Policy Framework and in the 

interest of highway safety. 

 

 Ground/ Gas Contamination 

 

9. No dwelling shall be occupied until: - 

 

(i) gas protection measures have been provided in accordance with Amber 

2 classification incorporating a minimum 150mm ventilated void space 

beneath that dwelling together with the installation of a gas proof 

membrane by a specialist contractor; and validation of the works as 

been provided following completion; or 

 

(ii) further gas and gas flow assessments to deliniate the development 

between Amber 2 & Amber 1 classifications for gas protection has ben 

underaken, a further report has been submitted, approval has ben 

granted for a revised scheme and the works comprising that scheme 

have been implemented and verification of implementation has been 

submitted to the Local Planning Authority. 

 

Reason  

To ensure that risks from ground gas to the future users of the land and neighbouring 

land are minimised in accordance with Paragraph 121 of the National Planning Policy 

Framework. 
 

10.  No dwelling shall be occupied until clean cover to all external areas to that dwelling, 

to a depth of 600mm has been provided and certification that the cover is suitable for 

use provided and validation that the works has been undertaken have been submitted 

to the Local Planning Authority. 
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 Reason 

To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property 

and ecological systems, and to ensure that the development can be carried out safely 

without unacceptable risks to workers, neighbours and other offsite receptors in 

accordance with Paragraph 121 of the National Planning Policy Framework.  

 

11. The Local Area of Play shall not be brought into use until clean cover to a depth of 

300mm has been provided and certification that the cover is suitable for use provided 

and validation that the works have been undertaken have been submitted to the Local 

Planning Authority.  All verges and amenity areas shall be provided with clean cover 

to a depth of 300mm and certification that the cover is suitable for use provided and 

validation that the works have been undertaken shall be submitted to the Local 

Planning Authority before they are made available for public use. 

 

 Reason 

To ensure that risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property 

and ecological systems, and to ensure that the development can be carried out safely 

without unacceptable risks to workers, neighbours and other offsite receptors in 

accordance with Paragraph 121 of the National Planning Policy Framework.  

 

12. If during development, contamination not previously identified is found to be present 

at the site, no further development (unless otherwise agreed in writing with the Local 

Planning Authority) shall be carried out until either: - 

 

(i) A site investigation has been designed and undertaken in accordance 

with details approved in writing by the Local Planning Authority, a 

risk assessment has been produced and a method statement detailing 

remediation requirements using the information obtained from the site 

investigation has been approved  by the Local Planning Authority or;  

(ii) If the above has been previously undertaken, the developer has 

submitted and obtained written approval from the Local Planning 

Authority for an addendum to the method statement detailing how this 

unsuspected contamination shall be dealt with. 

 Reason  

 To ensure that the development complies with approved details in the interests of 

 protection of Controlled Waters and in accordance with the National Planning Policy 

 Framework. 

13.  The development shall not be brought into use until the measures to deal with the 

isolated presence of Japanese Knotweed , as detailed in Section 8.10 of the Site 

Investaigation Report have been implemented. 

 

 Reason  

 To ensure that this invasive species is eradicated safely from the site. 

 

 Drainage  
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14.  No development shall take place until a detailed surface water drainage scheme for 

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

 Authority in consultation with the Lead Local Flood Authority.   The scheme must be 

 based on the design parameters and proposed strategy set out in the Flood Risk 

 Assessment (Ref: 22881/03-17/4818, May 2017), FRA Addendum (Ref: 22881/09-

 17/5156, 28/09/2017) and amended drainage strategy drawing (No: 

 22881_02_020_02, Rev D). 

  

 The scheme shall subsequently be implemented in accordance with the approved 

 details before the development is completed. The scheme to be submitted shall 

 demonstrate: 

 

� Surface water drainage system designed in accordance with national 

and local standards, including the Non-statutory technical standards for 

sustainable drainage systems (DEFRA, March 2015). 

 

� SuDS management train to provide adequate water quality treatment in 

accordance with the Simple Index Approach (CIRIA SuDS Manual). 

 

� Limiting the total discharge rate generated by all rainfall events up to 

the 100 year plus climate change critical rain storm to no more than 

10l/s in total. 

 

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

any surface water drainage scheme, including details on any 

attenuation system, and the 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, 1 in 30 

year, 1 in 100 year and 1 in 100 year plus climate change return 

periods.  

 

� Plans illustrating flooded areas and flow paths in the event of 

exceedance of  the drainage system and natural watercourses. Site 

layout and levels should provide safe flood routes and adequate access 

for maintenance. 

 

� Provision of an acceptable management and maintenance plan for 

surface water drainage to ensure continued performance of the system 

for the lifetime of the development. This should include a schedule of 

required maintenance  activities and frequencies, and contact details for 

the organisation responsible for carrying out these duties. 

 

 Reason 

 To reduce the risk of flooding by ensuring the satisfactory storage of/disposal of 

 surface water from the site. 

 

15.  No part of the development shall be occupied until the surface water drainage 

 system has been completed in accordance with the approved design, and details of the 

 appointed management and maintenance companies have been provided to the LPA. 
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 Reason 

 To reduce the risk of surface water flooding to the development and properties 

 downstream for the lifetime of the development. 

 

 Air Quality 

 

16. The development shall not be brought into use until scheme for mitigating the 

financial cost of the air quality burden, (calculated to be £69,400.29) and the NO2 and 

PM concentrations, equivalent to this amount, has been submitted to and approved in 

writing by the Local Planning Authority.  Such mitigation may be in the form of, but 

not limited to: - 

 

(i) Contributions to highways improvements in order to reduce local 

traffic  congestion  

(ii) Support for and promotion of car clubs  

(iii) Contributions to low emission vehicle refuelling infrastructure  

(iv) Provision of incentives for the uptake of low emission vehicles  

(v) Financial support to low emission public transport options  

(vi) Improvements to cycling and walking infrastructure  

 

The approved scheme shall contain details of the time scale/scheduling of the 

implementation of the mitigation measures and shall be delivered in accordance with 

the approved schedule. 

 

Reason  

In the interests of mitigating the harm to air quality in accordance with Paragraph 124 

of the National Planning Policy Framework.  

 

 Materials 

 

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

shall only be those set out in Drawing No MP0-01Rev E, unless otherwise approved 

in writing by the Local Planning Authority 

 

Reason  

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

CP3 and the National Planning Policy Framework. 

 

18. Prior to the first occupation of any dwelling on the site a detailed scheme for the 

laying out of the Local Area of Play (LAP) including the specification of equipment 

to be provided within the play space area shall be submitted to and approved in 

writing by the Local Planning Authority and the works comprising the approved 

scheme shall be implemented to a timetable which shall be agreed in writing with the 

Local Planning Authority. The LAP shall thereafter be retained and maintained for the 

life time of the development unless otherwise approved in writing by the Local 

Planning Authority. 

 

 Reason 

In the interests of providing accessible local play areas for young people. 
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 Ecology 

 

19.  The development shall be undertaken in complete accordance with the Landscape 

Ecological Management Plan, dated October 2017.  No development shall commence 

within that section of the SBI currently supporting Dingy Skipper Butterfly and 

identified for short term retention within the Landscape and Ecological Management 

Plan dated October 2017 until verification has been provided in writing to the Local 

Planning Authority that the butterfly has successfully colonised the compensatory 

habitat and approval for the commencement of the development of that part of the site 

has been given in writing.   

 

 Reason 

 In the interest of protecting and conserving the population of the Dingy Skipper 

Butterfly that is present on the site. 

 

 Noise Mitigation 

 

20. No dwelling shall be occupied until a scheme to protect the internal noise levels 

within susceptible properties from noise generated by traffic along Keyes Park Road 

and from the Hednesford Town Football Stadium has been submitted to and approved 

in writing by the Local Planning Authority.  The works shall include, but not 

necessarily limited to the provision of acoustic glazing, at relevant properties, to the 

standards cited in the Acoustic Report together with appropriate ventilation systems to 

allow the windows to remain closed when required. The ventilation system shall 

comply with Building Regulations.  No dwelling shall be occupied until the works to 

that dwelling required under the approved scheme has been implemented. 

 

 Reason 

In the interest of ensuring a good standard of residential amenity to the occupiers of 

the dwellings in accordance with Paragraph 17 of the NPPF. 

 

21. No dwellings at Plots 22- 38 and 39-50 shall be occupied until a specification for the 

provision of an acoustic fence along the boundary shared with the car park to the 

Hednesford Town Football Club has been submitted to and approved in writing by the 

Local Planning Authority and an acoustic fence has been erected to that specification.  

Thereafter the acoustic fence shall be retained and maintained for the lifetime of the 

development unless otherwise agreed in writing by the Local Planning Authority. 

 

Reason 

In the interest of ensuring a good standard of residential amenity to the occupiers of 

the dwellings in accordance with Paragraph 17 of the NPPF. 

 

Dealing with Minor Discrepancies on the Submitted Plans 

 

22. Notwithstanding the details of the approved plans: - 

 

(i) that part of the southern boundary to Plots 50-51 running between the 

car park to the football ground to the access strip to the Site of 
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Biological Importance shall be comprised of a 2.0metre high brick 

wall.  

(ii) a revised scheme for the planting of trees along the entrance to the site 

shall be submitted  to and approved in writing by the Local Planning 

Authority and implemented in accordance with approved time table for 

the implementation of the wider landscape scheme. 

(iii) the knee rail running along the boundary of the approved estate and the 

Site of Biological Interest shall run along the rear of the bin collection 

points so as to allow unfettered access to the storage areas. 

(iv) the height of the acoustic fence along the boundary of plots 22- 38 and 

39-50 shall be increased to at least 2.2m. 

 

Reason 

In the interest of proactively dealing with minor discrepancies and deficiencies in the 

submitted plans and, or, to deal with issues raised by consultees. 

23. All main herring bone road surfaces shown on the approved plans shall be to an 

adoptable standard to allow access by 32 tonne refuse vehicle access.  

 

 Reason 

 To prevent break-up of the highway surface in the interest of highway safety. 

 

 Trees and Landscape 

 

24. No part of the development shall commence until details of all arboricultural work 

have been submitted to and approved by the Local Planning Authority. Details shall 

include a method statement and schedule of works. 

 

Reason 

The existing vegetation makes an important contribution to the visual amenity of the 

area and in accordance with Local Plan Policies CP3, CP12, CP14 and the NPPF. 

 

25.  Prior to the commencement of any construction or site preparation works including 

any actions likely to interfere with the biological function of the retained trees and 

hedges, approved protective fencing  shall be erected in the positions shown on the 

approved Tree & Hedge Protection layout drawing Ref Dwg. No. 17-15-06 Rev A 

unless otherwise agreed in writing by the Local Planning Authority.  

 

Reason 

To ensure the retention and protection of the existing vegetation which makes an 

important contribution to the visual amenity of the area. In accordance with Local 

Plan Policies CP3, CP12, CP14 and the National Planning Policy Framework. 

 

26. Within the enclosed area known as the Tree Protection Zone, no work shall be 

permitted without the written consent of the Local Planning Authority. No storage of 

material, equipment or vehicles shall be permitted within this zone. Service routes 

will not be permitted to cross the Tree Protection Zones unless written consent of the 

Local Planning Authority is obtained. The Tree Protection Zone shall be maintained 

intact and the vegetation within maintained until the cessation of all construction 

works or until the Local Planning Authority gives written consent for variation. 
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Reason 

To ensure the retention and protection of the existing vegetation which makes an 

important contribution to the visual amenity of the area. In accordance with Local 

Plan Policies CP3, CP12, CP14 and the National Planning Policy Framework. 

 

27.  The approved landscape works shown on Drawing Nos. 17-15-03A Landscaping 

 Sheet 1 Rev A, 17-015-04A Landscaping Sheet 2 Rev A and 17-015-05B Landscape 

 Strategy Rev B, as amended by any condition, or the approval of any scheme pursuant 

 to any condition attached to this permission, shall be carried out in the first planting 

 and seeding season following the completion of the development whichever is the 

 sooner.   

 

 Reason 

In the interest of visual amenity of the area in accordance with Local Plan Policies 

CP3, CP12, CP14 and the National Planning Policy Framework. 

 

28. No dwelling shall be occupied until a management plan  for the establishment 

(including thje replanting of any trees and shrubs that dies within the first five years 

following their planting) and subsequent management of soft and hard landscaping on 

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

Authority.  Thereafter, the soft and hard landscaping on the site shall be managed in 

accordance with the approved management plan unless otherwise approved in wriitng 

by the Local Planning Authority. 

 

Reason 

In the interests of visual amenity of the area. In accordance with Local Plan Policies 

CP3, CP12, CP14 and the NPPF. 

 

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

following approved plans and documents:  

 

  PL-01    Planning Layout Rev F. 

MP0-01   Material Plan Rev F. 

BTP0-01   Boundary Treatments  Rev G. 

17-15-06   Tree Retention / Removal plan Rev A. 

17-15-17   Tree Constraints Plan. 

17-15-03A   Landscaping Sheet 1 Rev A. 

17-015-04A  Landscaping Sheet 2 Rev A. 

17-015-05B   Landscaping Strategy Rev B. 

SLP-01   Slab Levels Rev C. 

20093-801   Sections. 

20093   UCP Utility Corridor Routes. 

22881/08-17/5090   Parking Study Rev B. 

22881/05-17/4802  Transpotrt Assessment Rev B. 

17015/DP/AIA001  Arboricultural Report Rev A. 

WM11069   Site Investigations. 

 LEMP A 

17015/TGW/TS001   Tree Report Rev A 

17443-1    Noise Report. 

LE13883    Air Qulaity. 
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Design and Access Statement RevB. 

Travel Plan, August 2017. 

Preliminary Ecological Appraisal, dated August 

2015, prepared by ADAS. 

Reptile Survey, dated November 2015, prepared 

by ADAS. 

Great Crested Newt Survey, dated July 2016, 

prepared by ADAS. 

Final Invertebrate Survey, prepared by ADAS. 

Landscape and Ecological Management Plan, 

dated October 2017, prepared by ADAS. 

Botanical Survey. 

2281/03-17/4818   Flood Risk Asessement. 

2281/09-17/5156   Flood Risk Assessment Addendum. 

1001-HT-A A -   

1001-HT-C C - 

1001-HT-D D - 

1001-HT-E E - 

1001-HT-F F - 

1001-HT-G G - 

1001-HT-H H - 

1001-HT-L L - 

1001-HT-W W - 

1001-HT-X X - 

1001-HT-Y Y - 

1001-HT-Z Z - 

1001-GAR-1    Garages  

 

30.    No dwelling shall be occupied until the boundary treatment to that plot shown in 

Drawing BTP0-01,  as amended by any condition, or the approval of any scheme 

pursuant to any condition attached to this permission, has been completed.  All other 

boundary treatments shown in Drawing BTP0-01,  as amended by any condition, or 

the approval of any scheme pursuant to any condition attached to this permission, 

shall be completed within 2 months of the completion of the last dwelling. 

 

 Reason  

In the interest of visual amenity of the area in accordance with Local Plan Policies 

CP3, CP12, CP14 and the National Planning Policy Framework. 

 

Notes to the Developer 

 

i.    This consent will require approval under Section 7 of the Staffordshire Act 1983 and will 

require a Section 38 of the Highways Act 1980. Please contact Staffordshire County 

Council to ensure that all approvals and agreements are secured before commencement 

of works. 

 

ii.  Any off-site works within the adopted highway will require a Highway Works Agreement 

with Staffordshire County Council and the applicant is therefore requested to contact the 

Council in respect of securing the agreement. Follow the link  
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www.staffordshire.gov.uk/developers  for Highway Agreements, a flowchart to identify 

the relevant agreement, information packs and application forms for the Highway Works. 

 

iii.  Any soakaway should be located a minimum of 4.5m rear of the highway boundary. 

 

iv.  The developer’s attention is brought to the comments of Staffordshire Police in respect to 

the desirability of achieving Secured by Design accreditation. 

EXTERNAL CONSULTATIONS  

 

Hednesford Town Council 

Although the provision of some affordable dwellings is welcomed the Town Council would 

point out that, if approved, Policy H1 in the draft Neighbourhood Plan for Hednesford 

provides that, subject to viability issues, a housing development of more than 25 units would 

need to include a minimum of 10% bungalows designed to mobility standards suitable for 

occupants who may need to use wheelchairs or other mobility aids 

In terms of open spaces and the proposed play area the Town Council would wish to see in 

place agreements to ensure the future management and maintenance. With regard to the 

equipment to be installed in the play area the Town Council would be concerned to ensure 

that this was not easily susceptible to vandalism For example, litter bins that can be used to 

set fires such as the example with the plans 

 

In terms of roads it is noted that the Hednesford Town FC will be accessed via the estate 

road. On match days and when the FC hosts corporate events and private functions there will 

be concerns for highway safety due to the large numbers of vehicles that will be entering and 

or leaving  simultaneously. This could also potentially be a nuisance for those dwellings 

facing on to the road 

 

The site plans indicate several cul-de-sacs constructed from brick paviors which can be easily 

damaged by HGV’s. Agreements need to be made to ensure future repair and maintenance of 

all the roads on the estate 

The Town Council is increasingly concerned about the impact of new developments on the 

provision of local public services – especially education and health and trust that suitable 

developer contributions will be secured to cater for additional demands that will be placed on 

these services 
 

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. 

 

There are numerous desire lines on site, there is a desire line which would run along the front 

of the proposed outward facing dwellings along the west of the site.  As the dwellings are 

outward facing this allows for natural surveillance from the residents. 

 

At present there are three visible desire lines leading to adjacent streets, namely hill Street 

and at various points along Sweetbriar Way, which have been formed  by the regular visitors 
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to the football stadium and associated grounds.  Historically the wooden fence panels have 

been removed from Sweetbriar Way and used to provide a sturdier route along boggy section 

of the desire laine.  I recommend that these desire lines are made into well connected 

footpaths / cycle paths, 3m wide without any obvious bends, with low level shrubs along the 

paths.  The path should be lit to street lighting levels.  This will provide a safe environment 

for users. 

 

The high density of dwellings proposed for the site does not allow for sufficient visitor 

parking within the development.  The high density of drive ways does not allow for sufficient 

on street visitor parking.  If a resident was to hold a child's birthday party, the number of 

visitors' cars would lead to potential parking friction between visitors and residents. 

 

Building for life 12 recommends that the car parking demand should be anticipated, that a 

range of parking solutions should be offered and that the opportunity for antisocial parking is 

designed out, none of which appear to have been offered. 

 

There are insufficient trees incorporated into the street design to balance the high density of 

driveways.  The proposed layout has insufficient landscape front gardens and highly 

dominated with vehicles. 

 

Street Lighting 

The public areas of this development should have the street lighting layout carefully designed 

to produce a uniform light and comply with BS5489:2013. 

 

High pressure sodium units or LEDs should be used where possible. 

 

Care should be taken to ensure that the established trees do not block light and the lighting 

scheme works throughout the year. 

 

Perimeter 

The stadium will only be occupied at certain times of day, with legitimate access to the 

stadium car park limited to the same period. There is a barrier at the entrance, however this is 

rarely in use, enabling unauthorised car park use, with no natural surveillance of the stadium 

car park, this may lead to vehicle related anti-social behaviour and criminal damage.  I 

recommend the height of the acoustic fence is increased to at least 2.4m and an improved 

lockable gate at the entrance to the stadium.  Dwelling 52- is the corner property, with close 

proximity to the current desire line through the trees, this leaves the dwelling and the cars 

parked in the parking bays vulnerable to anti-social behaviour and criminal damage and the 

offenders escaping unobserved along the desire line. I recommend the brick wall should be 

extended to enclose the parking bays associated to the property to limit unauthorised access 

to private property. 

 

Dwellings  

All dwellings should attain SBD [secure by design] accreditation standards regarding 

security. 

 

Staffordshire County Council Highways  

No objections subject to conditions. 

 

National Grid 
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No comments received. 

 

County Economic Development 

No comments received. 

 

Environment Agency 

The site is located on Carboniferous Coal Measures strata which are designated a 'Secondary 

(A) Aquifer by the Environment Agency.  A tributary of Riding Brook is located 150 metres 

to the north of the site. 

 

According to information held by the Environment Agency the site is located above a historic 

landfill site.  Recommend the developer contact the local council, as lead regulator for these 

sites. 

 

The proposed site appears to have been the subject to past industrial activity which poses a 

high risk of pollution to controlled waters.  However, the EA have recently revised the -

priorities for deployment of EA's technical guidance towards focussing on: - 

 

•  The protection and improvement of the groundwater that supports existing 

 potable drinking supplies, 

 

•  Groundwater within the most strategically important aquifers for future supply 

 of potable drinking or other environmental use. 

 

As such the EA is unable to provide site-specific advice relating to ground contamination 

issue sat this site.  Recommends looking at the EA's published guidance and that 

Environmental Health area consulted.  Goes on to recommend that where planning controls 

are necessary the EA would recommend that the local planning authority seek to integrate 

any requirements for human health protection with those for the protection of the water 

environment.  This approach is supported by Paragraph 109 of the NPPF. 

 

The consultation goes on to recommend the approach that the developer should take with 

reference to Government guidance and model procedures for the management of 

contamination including when contamination is taken off site. 

 

Recommends a condition to the effect that the applicant shall submit an ecological 

management plans to the council.  

 

Severn Trent Water 

The submitted drainage drawing shows all foul sewage is proposed to discharge to the public 

foul and all surface water to discharge to the nearby ditch.  Severn Trent has no objections. 

 

Local Lead Flood Authority (LLFA) 

Following our original comments on the Flood Risk Assessment (Ref: 22881/03-17/4818, 

May 2017), further correspondence and amended details have been submitted including FRA 

Addendum (Ref: 22881/09-17/5156, 28/09/2017) and amended drainage strategy drawing 

(No: 22881_02_020_02, Rev D) with supporting calculations. 
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Further assessment of the flood risk from the watercourse has been undertaken based on the 

topographical survey, which concluded that with properties elevated approximately 2m above 

the watercourse there would be no future flood risk to the scheme. 

 

The drainage strategy has been revised to reduce the proposed surface water discharge rate to 

the greenfield QBAR rate of 9.8l/s in total for all rainfall events up to 1 in 100 years with a 

40% allowance for climate change. 

 

On-site flood volumes during extreme events have been reduced to a volume that can be 

safely managed within the highway at a low depth. 

 

Additional water quality treatment measures have been added, including a vortex pollution 

control chamber and construction of a reed bed by widening the existing watercourse 

channel. 

 

Some minor amendments and additional detail will be required in the detailed design, 

including re-profiling of the channel to incorporate an effective reed bed without restricting 

high flows, and incorporating the pond depth/area profile. 

To fulfil the need for local planning authorities to satisfy themselves that there are clear 

arrangements in place for ongoing maintenance over the lifetime of the development (House 

of Commons Written Statement on SuDS (HCWS161)) I would recommend that a 

management and maintenance plan should be produced, with details of the management 

company and maintenance agreement provided to the LPA prior to first occupation. 

 

We ask to be consulted on the details submitted for approval to your Authority to discharge 

this condition and on any subsequent amendments/alterations. Please also consult us again on 

any future major changes to the proposed development or drainage scheme.  

 

Staffordshire County Council Flood Risk Management Position 

The proposed development will only be acceptable if the following measure(s) as 

detailed in the Flood Risk Assessment (Ref: 22881/03-17/4818, May 2017), FRA 

Addendum (Ref: 22881/09-17/5156, 28/09/2017) and amended drainage strategy 

drawing (No: 22881_02_020_02, Rev D) submitted with this application are 

implemented and secured by way of a planning condition on any planning permission 

 

Natural England 

No objection subject to appropriate mitigation being secured in respect to Cannock Chase 

SAC.  

 

The application site lies within 3km of Cannock Chase SAC.  Your Authority is a partner in 

the Cannock Chase SAC Partnership project. Cannock Chase District Council has recently 

published an evidence base, including recommendations on the mitigation of recreation 

related impacts on the Cannock Chase SAC. Review of this evidence base has shown that 

recreation associated with new housing development within 15km of this European site 

would have a significant effect on the SAC unless mitigation measures are put in place. The 

effects arising from recreation comprise the creation of new paths, path widening, erosion 

and nutrient enrichment.  
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This evidence base is reflected in your local plan policy CP13 and the accompanying 

development management guidance.  This guidance sets out the Council’s approach to 

delivering mitigation by means of the Strategic Access Management & Monitoring Measures 

(SAMMM) agreed by the SAC Partnership. These measures will facilitate sustainable 

residential development while safeguarding the SAC.   

 

To ensure compliance with the Habitats Regulations, we consider that the LPA will need to 

demonstrate, in advance of granting permission for a development management application, 

that there is sufficient certainty of the required financial commitment to deliver the SAMM 

measures. If such security can be demonstrated the council should complete an HRA 

‘screening’ record accordingly. Provided that the Council as competent authority is satisfied 

the proposal can be screened out of the HRA process, we do not need to be re-consulted.  

   

If the HRA screening process cannot demonstrate that the required financial contribution will 

be delivered then please consult us again.  

 

Sites of Special Scientific Interest (SSSI) - no objection.   

This application is in close proximity (within 1km) to the Chasewater and the southern 

Staffordshire Coalfield Heaths Site of Special Scientific Interest (SSSI).  Natural England is 

satisfied that the proposed development being carried out in strict accordance with the details 

of the application, as submitted, will not damage or destroy the interest features for which 

this site has been notified. We therefore advise your authority that this SSSI does not 

represent a constraint in determining this application. Should the details of this application 

change, Natural England draws your attention to Section 28(I) of the Wildlife and 

Countryside Act 1981 (as amended), requiring your authority to re-consult Natural England.  

  

Please note that if your authority is minded to grant planning permission contrary to the 

advice in this letter, you are required under Section 28I (6) of the Wildlife and Countryside 

Act 1981 (as amended) to notify Natural England of the permission, the terms on which it is 

proposed to grant it and how, if at all, your authority has taken account of Natural England’s 

advice. You must also allow a further period of 21 days before the operation can commence.  

 

The consultation response goes on to provide generic advice in respect of landscape, best and 

most versatile agricultural land and soils, protected species, local sites and priority habitats 

and species, ancient woodland and veteran trees, environmental enhancement, and recreation 

and access 

 

Biodiversity Duty  

Your authority has a duty to have regard to conserving biodiversity as part of your decision 

making. Conserving biodiversity can also include restoration or enhancement to a population 

or habitat.   

 

School Organisation 

The development falls within the catchments of Five Ways Primary School and Kingsmead 

School.  Five Ways Primary School is projected to have limited vacancies based on the 

current and projected pupil numbers available at this time.   

 

Excluding the 16 RSL dwellings from secondary only a development of 125 houses including 

16 RSLs could add 26 Primary School aged pupils, 16 High School aged pupils and 3 Sixth 

Form pupils. 
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Although the development will put additional pressure on school places current pupil 

demographics indicate that the school should be able to accommodate the likely demand from 

pupils generated by the development. 

 

Kingsmead School is projected to have sufficient space to accommodate the likely demand 

from pupils generated by the development. 

 

Staffordshire County Council Planning Policy and Development Control Team 

The whole site falls within a Mineral Safeguarding Area (MSA) for coal and fireclay. 

 

Paragraph 144, of the National planning Policy Framework and Policy 3 of the Minerals 

Local Plan for Staffordshire (2015-2030) all aim to protect mineral resources from 

sterilisation by other forms of development. 

 

Our records show that the site falls within a former clay extraction site and landfill site area 

known as Hednesford Brickworks.  This is confirmed in the 'Report on Ground Investigation' 

accompanying the planning application.  It is therefore likely that any underlying mineral has 

been previously extracted and the land infilled and restored.  It is therefore reasonably 

concluded that that the proposed development will not lead to sterilisation of an important 

mineral resource.  No objections. 

 

South Staffordshire Water 

No comments received. 

 

INTERNAL CONSULTATIONS 

 

Waste and Engineering 

Herring Bone Paving 

All main herring bone road surfaces shown on the plans must be to an adoptable standard to 

allow 32 tonne refuse vehicle access. 

 

Bin Collection 

Adjacent to the end of the hammerheads and/ or junctions of adoptable roads and private 

roads there must be a waste collection point suitable for the temporary positioning at the 

same time of at least two bins per property. 

 

Property Position Relative to Bin Collection Points 

All properties should be located with 25 metres distance of the designated bin collection point 

adjacent to the end of each hammerhead and/ or junction of adoptable roads. 

 

Environmental Health 

I refer to the above report, ref: WM11069, dated August 2017, which has re-assessed the 

ground conditions on residential development land adjacent to Hednesford Town FC. 

 

I concur with the conclusions and recommendations given in Section 8 of the report. 

 

Gas protection measures should be provided in accordance with Amber 2 classification 

incorporating a minimum 150mm ventilated void space beneath the houses together with the 

installation of a gas proof membrane by a specialist contractor. Validation of these works 
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should be provided following completion. Should the developer wish to undertake further 

monitoring and gas flow assessments to deliniate the development between Amber 2 & 

Amber 1 classifications for gas protection then this should be subject to further reporting for 

approval of any revised scheme. 

 

Clean cover will be required to a depth of 600mm in garden areas and 300mm in public open 

spaces. This work will also require validation and certification that the cover is suitable for 

use provided. Contingency measures will be necessary to deal with any unforseen hot spots 

of contamination discovered during the development process. 

 

Appropriate arrangements to deal with the isolated presence of Japanese Knotweed as 

detailed in Section 8.10 will also be required. 
 
The [acoustic] report identifies Keys Park Road and the Hednesford Town FC Stadium as the 

main noise sources, and recommends that acoustic glazing as an appropriate measure to 

protect the internal noise levels within susceptible properties. I request that that the 

development is conditioned to require acoustic glazing, at relevant properties, to the standards 

cited in the report together with appropriate ventilation systems to allow the windows to 

remain closed when required. The ventilation system must comply with Building 

Regulations, and I therefore recommend that Building Control are consulted. 

 

I do not feel that the report adequately demonstrates that the external amenity of properties 

close to Keys Park Road has been addressed. As this development is not within a large 

conurbation or affected by significant roads networks, etc I am not of the opinion that any 

properties should experience external amenity noise greater than 50dBLAeq,T in rear gardens, 

and request that the developer provides and demonstrates adequate acoustic protection to 

achieve this standard. In particular, it is of concern that a number of properties are positioned 

side on to the road where the rear gardens are not protected by the fabric of the houses. As 

such, these may experience day time noise levels of 62.6 dB LAEQ,T. It may be that acoustic 

fencing along Keys Park Road is required to achieve this standard. This may also reduce the 

acoustic glazing requirement, which the developer may wish to demonstrate. 

 

I would also recommend that acoustic fencing is provided to mitigate the impact of noise 

from the car park area. Such noise may not cause exceedance of recommended noise levels. 

However, the nature of the noise and the sight & behaviour of fans may potentially be 

problematic to the nearest properties. Robust acoustic fencing should help mitigate this 

impact to some extent.   

 

An air quality impact assessment report has been submitted. The report concludes that the 

development in itself will not lead to an unacceptable risk to air quality. However, the 

financial cost of the air quality burden has been calculated to be £69,400.29 with a 

recommendation that mitigation measures against NO2 and PM concentrations, equivalent to 

this amount, should be provided. I accept these findings, and recommend that relevant 

transport authorities and policy departments are consulted on appropriate schemes that can be 

supported. Those recommended are:  

 

   Contributions to highways improvements in order to reduce local traffic  

  congestion  

  Support for and promotion of car clubs  

  Contributions to low emission vehicle refuelling infrastructure  
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  Provision of incentives for the uptake of low emission vehicles  

  Financial support to low emission public transport options  

  Improvements to cycling and walking infrastructure  

 

I am advised that car clubs may not necessarily be an effective measure outside of major 

conurbations, so should probably be of lower priority.  

 

The report also assesses the impact of the construction phase, recommending a suite of 

mitigation measures. These measures should be incorporated into a construction management 

plan to ensure minimal impact from the development.  

  

Strategic Housing 

On sites of 15 units and above 20% is required for affordable housing so the 25 units 

identified in the planning application is correct.  80% is required for social rent and 20% 

shared ownership. 20 units should therefore be provided for social rent not the16 identified 

and 5 units for shared ownership, not 9.  There is high demand for 2 bedroom houses so there 

should be a greater proportion of 2 bedroom houses for social rent then 3 bedroom. 

 

Development Policy 

The site is a brownfield site (former brickworks), situated within the urban area of 

Hednesford. It is identified within the Strategic Housing Land Availability Assessment 

(SHLAA 2016) as a developable site for approximately 90 dwellings based upon the previous 

planning consent (subject to S106 which not completed) landowner interest in bringing the 

site forward and a high level assessment of potential constraints (constraints highlighted 

within the SHLAA are that the site is surrounded by the SBI designation/ TPOs/ Green Space 

Network, former brickworks-potential ground issues (historic landfill) some Coal Authority 

High Risk Development Area).  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-Policy CP1 and CP6 and has been previously established as acceptable. 

 

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

compared with previous consents (125 dwellings compared to 90 dwellings).  As such the 

degree to which a more intense development on this site is acceptable will need to be 

considered in more detail.  This is particularly relevant with regards to the likely loss of part 

of the designated Site of Biological Interest arising from the increase in dwellings proposed. 

 

Policy CP12 sates 'Planning permission will be refused for developments resulting in the loss 

of adverse effects upon a locally designated site unless 

 

• there is no alternative suitable site for the proposal, and 

• the need for and the wider sustainability benefits of the proposal outweigh the adverse 

impacts taking into account the value of the site and; 

• appropriate mitigation measures or new benefits can be provided to compensate for 

the loss. 

 

In terms of the first and second bullet point as outlined above the site has been identified as 

needed to contribute towards the Local Plan (Part 1) housing requirements.  If this major site 

does not come forward then there may be a need to identify additional capacity elsewhere in 

the district.  There are a number of benefits of the proposal including reuse of a large 

brownfield site; helping meet housing needs overall, contributing towards affordable housing 
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needs in accordance with policy, providing open space, providing facilities for the adjoining 

football club  (car parking  and receipts towards the clubs  improvement) , providing local 

infrastructure funding via CIL receipts .  However, it is considered that a reduction in the 

number of dwellings could avoid the extent of the third bullet point, it is noted that the 

applicants have submitted habitat and species survey work analysing the value of the site and 

recommended mitigation measure.  The degree to which this satisfies the provisions of the 

second and third bullet point of policy CP12 should be reviewed with the appropriate 

ecological consultees.  It is noted that an Ecological Management Plan is also yet to be 

produced which may affect the extent to which a decision can be reached in respect of policy 

CP12 provisions. 

 

As a market housing scheme the proposal is CIL liable.  Given that a net increase in 

dwellings is proposed the development also needs to mitigate its impact upon the Cannock 

Chase SAC (Policy CP13).  Should the developer be liable to pay CIL charges then this will 

satisfy the mitigation requirements. 

 

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

accordance with Developer contributions and Housing Choices SPD (2015) and the councils 

most up to date CIL Regulation 123 List.   As the scheme is in excess of 15 dwellings, it is 

required to provide 20% on site affordable housing, in accordance with Local Plan (Part 1)  

Policy CP7.  It is noted that these proposal meet this requirement.  As the scheme is in excess 

of 100 dwellings the need for on-site formal play provision also needs to be considered.  It is 

noted that the proposal contains open space provision, but there appears to be no play area 

provision or reference to this potential requirement within the supporting information. 

 

Makes reference to Policies CP3, CP16 and the Design SPD, amenity issues arising from the 

football club, local commercial premises and recommends consultation with the 

Environmental Health Officer. 

 

It is noted that the existing designated area of Green Space Network within the site 

development boundary is to be retained as open amenity space. Therefore there are no issues 

with regards to Policy CP5 in terms of loss of Green Space Network. 

 

Ecological Officer 

Having carefully considered the proposals set out in amended plans and the Landscape 

Ecological Management Plan, dated October 2017, I am of the opinion that sufficient 

amendments have now been made to largely offset adverse ecological impacts.  

 

However, I would remain of the opinion that it will be essential to retain existing dingy 

skipper butterfly colonies within the development until it has been verified that the insect is 

established within the compensatory habitat. The area identified for short term retention 

which is entirely within the current SBI is likely to be sufficient for that purpose but should 

not be developed until verification of colonisation of the new habitat is obtained.   

 

I am prepared to withdraw previous objections subject to the imposition of a condition and 

would suggest the following:  

 

Development will not commence within that section of the SBI currently supporting dingy 

skipper butterfly and identified for short term retention within the Landscape and Ecological 
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Management Plan dated October 2017 until there is verification that the butterfly has 

successfully colonised the compensatory habitat.   

 

All other contents of the Landscape and Ecological Management Plan dated October 2017 

should similarly be secured by way of a condition.  

 

Economic Development 

Welcomes the development of housing on this land and would hope that the developers 

consider installation of fibre optic broadband to support the infrastructure provision. 

 

Trees, Landscape and Countryside 

Layout - All as noted previously: - 

 

 The proposal fails to take appropriate account of the SBI, does not integrate 

 with it or recognise potential requirements & more importantly the proposed or future 

 impacts on the remaining.  

 

 There is no obvious recognition of the football club in terms of entrance definition. 

 Proposal could be any estate, in any town. Needs to be an  appropriate width recogn- 

 ising the Football club and estate, tree lined and with no individual properties 

 accessing onto it.  

   

 The development is totally car orientated with no pedestrian/cycle linkages to the 

 surrounding area from within or through the site. It relies solely on one access point 

 for the whole development! It fails to recognise the strong and well used desire lines 

 that cut through the site as a whole.  

 

 A potential pedestrian link is shown on the landscape masterplan but this crosses the 

 football club site and is outside the red line area of the application. Thus there is no 

 control over its implementation or retention particularly if the football club decide to 

 enclose their car park area. The footpath link needs to connect with adopted highway 

 and run through the open space area to the south of the site. 

 

 As noted previously: -  

 

 There is a clear network of paths running through the housing areas to the south/SE 

 that provide important linkages to schools that need to be retained and improved.   

  

 Cycleways exist on the norther side of Keys Park Road, appropriate linkages need to 

 be made to the Development and Football club.   

 

 The proposal basically removes all the existing established screen planting along  the 

 South side of Keys Park Road. This would have a large visual impact and be at  odd 

 with the design of the Keys Park Road through the brickworks site. Proposed new 

 planting is chiefly shrubs with few pines. This would not be sufficient to screen the 

 development/rear/side gardens. Overall this would reduce the effect and quality of the 

 exiting street scene.  
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 Large amount of frontage parking results in large areas of tarmac which with 

 roads and footpaths gives a very hard surfaced dominated environment particularly as 

 there is little space for suitable landscaping to soften this effect.  

 

 The proposed LAP is located at the junction of the main access road and the football 

 club entrance. This is a totally unsuitable location for a LAP which should be located 

 within the housing area in a relatively quite [sic] but easily accessible and viewable 

 location. The proposed design is poor, no footpath links, tarmac area. The fenced area 

 set within the only usable piece of POS (325m
2
) within the development actually 

 wastes over 2/3rd of that usable space!   

 

 The revised layout contains an area of 325m
2
 for usable open space containing a 

 Local area of play (LAP), which is solely designed for toddler use. This is way below  

 the minimum required standard  

 

  A development of 125 units needs to provide a bare minimum of   

  0.22HA usable amenity green space including appropriate age related  

  play provision.   

 

  The proposal relies on the remaining open space which is neither   

  usable (SBI) nor accessible due to existing features/drainage   

  requirements/ topography and private drives. 

 

 The provision of appropriate of recreation or usable open space especially in terms 

 of formal play area facilities is an essential part of any large development and its lack  

 is thus clearly contrary to Policy requirements and is not acceptable. 

 

 The survey schedules are still incomplete and contradictory. i.e. 20m SM  trees!  

 

 The AIA is still incomplete and does not realistically assess the impact other 

 than to say it is all ok.   

 

 There is still no TPP or heads of terms for the AMS.  

 

 There is still a significant loss of screening along the north boundary. They 

 now seem to be suggesting mitigating this by planting shrubs in front gardens.    

 

  Boundary Treatments  

 

 Use of knee rail will not prevent shortcuts developing from estate road towards Keys 

 Park Road. 

   

 Bin collection points located to rear of knee rail on SBI area! Inaccessible and not 

 acceptable in terms of loss of SBI area however small.   

 

  Materials plan  

 Deals only with buildings – no comments 

 

 Landscaping Strategy  
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 Comments in relation to the open space area will be covered via the separate 

 ecologists comments. However comments above from tree officer need to be 

 noted as above.  

 

 Housing Area only.  

  Given the density and associated parking areas there is little green space left and what 

 is left will have little effect.  

   

 Tree planting is proposed along the entrance way however that to the northern side 

 and close to the roundabout is wedged between two paved areas and will have little if 

 any rootzone thus are not sustainable. This should be a key visual area and absence of 

 trees would not be acceptable.    

  

 There are numerous narrow areas between paved areas where plating and grass is 

 impractical!  

 

  Detailed soft landscape drawings.  

 

 Issues of impractical grass and planting areas wedged between paved areas.  

 

 Lack of rootzones for trees . 

 

 Trees located to close to adjacent edge of paved areas – need to be set 0.5- 

 1.0m from edge of pavements to allow growth. 

 

 Maintenance/ Management.  

 

 The design & layout provides maintenance access points into the area to the 

 south of the housing area via private access drives. This should be off adopted 

 highway and to allow public access!  

 

  Overall there is no place making to the proposals, house types are generic found all 

 over the midlands. Fails to capitalise on the value of the SBI, its setting, features and 

 the football club itself. 

 

RESPONSE TO PUBLICITY 

 

The application was advertised by neighbour letter, site notice and by newspaper advert.  2 

letters of objection have been received, making the following comments: - 

 

The area is already densely populated with the islands on Hill Street and Hill Top 

experiencing quite substantial congestion during peak hours.  With 125 houses this has the 

potential for 250 or more extra cars on these roads at peak times as well as the pollution 

associated with this. 

 

Myself and other residents have on occasions seen newts on the land where the dwellings are 

proposed.  There are also bats, woodpeckers, badgers and other uncommon wildlife which 

use this as their natural habitat and the removal of trees as well as the disturbance caused 

would prevent this being their habitat going forward. 
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There are old trees on the site which look set of felling.  A lot of these have TPOs on them as 

well as related to the above, being a natural habitat for wildlife. These trees have a lot of 

amenable purpose to them and I do not feel that it is right that these should be felled. 

 

The building work as when they are built will cause much noise, smell and pollution. With 

the football club situated where it is and there is a match on there is a lot of noise and light 

pollution from this area and the building of 125 houses will substantially increase this. 

 

Also concerned about the accessibility to the rear of the properties on the houses which back 

on to this and at the end of Sweetbriar Way.  If planning is approved I would like to know if a 

stipulation could be put in for higher fence at the bottom of the gardens of the properties 

which border on to land to be built as these are only currently 6 foot fences but I would like 

to see a 10 foot fence erected here for extra security and also for the reduction in the noise 

carried through to the residences. 

 

There is currently an unofficial path at the very end of Sweetbriar Way which leads to this 

land. I would like to see this block d off to prevent people using the street as a short cut for 

whatever reason (for getting to Five Ways School for example) as I bought the house in the 

location it is for the very reason that it is quiet, not overlooked and not affected by passing 

traffic either vehicular or pedestrian. 

 

I have been assured by Taylor Wimpey that the woodland to the side of 14 Levetts Hollow 

was to be retained.  This is very important to us and our neighbours as it provides privacy and 

screens us form the development.  However, having read the details of the proposal this is not 

made clear and there appears to be plans to thin out or remove much of this screen. 

 

Would like reassurance that the council will retain the woodland marked G9 and G7 on the 

plans. 

 

Also with a young family we will be requiring primary school places in a few years time and 

we are concerned that the new development will lead to a shortage in availability. 

 

Concerns have been raised by police and other institutions about this and should be listened 

too. 

 

Proposal is based on greed and will have a major impact on local community and services, 

which are already stretched. 

 

Although not living close as some other residents to the proposed site, the noise, social and 

regular disturbances fro residents form football traffic will have a major impact on those 

close by. 

 

The traffic  and parking on current match days already significantly impacts  on the local 

roads surrounding HTFC without adding to it. 

 

There are already numerous power cuts throughout the year suggesting the current systems 

cannot cope without adding further draws on these resources will only add to further 

disruptions. 

 

ITEM NO. 6.82



The increased disruption to the local roads and the state they will be in with limited access 

to/from the site causing major problems especially whilst the site is being built. 

 

Concerns have been raised by police and other institutions about this and should be listened 

too. 

 

Proposal is based on greed and will have a major impact on local community and services, 

which are already stretched. 

 

Although not living close as some other residents to the proposed site, the noise, social and 

regular disturbances fro residents form football traffic will have a major impact on those 

close by. 

 

The traffic  and parking on current match days already significantly impacts  on the local 

roads surrounding HTFC without adding to it. 

 

There are already numerous power cuts throughout the year suggesting the current systems 

cannot cope without adding further draws on these resources will only add to further 

disruptions. 

 

The increased disruption to the local roads and the state they will be in with limited access 

to/from the site causing major problems especially whilst the site is being built. 

 

When we spoke you mentioned about the SBI and Brickworks as I recall this land is only 

managed by CCDC but owned by the Land Trust. If I understand correctly what you were 

saying that this would be included in that amenity assessment does the ownership and ability 

to develop the site for increased leisure use impact on the considerations. 

 

My concerns about the proposed location relate to a play area with very minimal equipment 

is situation adjacent to the main estate road on a corner close the football ground entrance. 

Reading the report in full shows a number of ecological concerns expressed and I believe this 

should be specifically highlighted and discussed by the committee. 

 

Finally you mentioned that an increase in provision within the development would reduce 

social housing provision. Beyond the reduced housing percentage I don't accept that they can 

just impact on the social housing element of the development particularly as you also 

mentioned that it was originally assessed for 90 houses as opposed to the proposed 125. Is 

there some sort of independent assessment of this or is it just down to the developer to make 

their own financial risk and reward commercial decision. 

 

Beyond all this I still remain concerned about the safety of people needing to exit the football 

stadium in case of incident when the capacity of over 6000. 

 

RELEVANT PLANNING HISTORY 

 

CH/06/0095: -  Residential development (outline) and replacement car parking.   

   Approved subject to Section 106. 

 

CH/05/0686: -  Variation of condition 21 of Planning Application CH/94/0670 to  

   extend hours.  Approved. 
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CH/04/0783: -  Residential development.  Withdrawn. 

 

CH/03/0356: -  Industrial development.  Withdrawn. 

 

CH/03/0269: -  Variation of condition hours of operation for Hednesford Town  

   Football & Social Club. Refused. 

 

CH/03/0247: -  Variation of condition to allow market to operate on Bank Holiday  

   Mondays at Hednesford Town Football & Social Club. 

 

CH/02/0460: -  Change of Use.  Granted. 

 

 

1. SITE AND SURROUNDINGS 

 

1.1 The application site comprises land adjacent to Hednesford Town Football Club, 

comprising areas of short grassland (sometimes used for parking to the football 

ground) tall, ruderal grass and scrub, areas of hardstanding with belts and blocks of 

semi-mature woodland around the southern, western and northern peripheries.  The 

site forms part of the wider grounds of the Hednesdford Town Football Club. 

 

1.2 The boundary to the site is formed by Keys Park Road along the northern edge, the 

boundary shared with residential properties along Hill Street to the west and 

Sweetbriar to the south and the car park serving the football ground to the east.  The 

football stadium and its formal car park therefore fall outside of the perimeters of the 

current application site. 

 

1.3 Keys Park Road is located within the settlement of Hednesford and the surrounding 

area is predominantly characterised by modern and sometimes substantial housing 

which constitute much of the Hawks Green-Heath Hayes and Wimblebury areas.  The 

exception to this is the Upper Keys Business Park that runs along the northern side of 

Keys Park Road with its modern units and associated parking set in established 

landscaped grounds. 

 

1.4 The site is within 10 minutes walk of the B4154 which is served by the No 60 bus 

service giving 30 minutes service to Cannock Town Centre.  The site is also within 

walking distance of the small commercial hub at the junction of Sharon Way and Hill 

Street which has the Coach House Restaurant, Trocadero Fish Bar and One Stop 

Stores and the No 62 bus service (Hednesford-Cannock)  in addition to the 

Kingsmead Technology College and hence can serve the day to day needs of the 

occupiers of the proposed estate. 

 

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

settlement boundary of Hednesford.  However, part of the site (mostly characterised 

by semi-natural vegetation) is designated as a Site of Biological Interest, principally 

on its amphibian assemblage but also because it supports a population of the 

regionally scarce Dingy Skipper butterfly. 

 

1.6 The site is located within Flood Zone 1 on the Environment Agency's flood risk maps.  
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1.7 To the east of the football ground is the Old Brickworks Nature Reserve which is described 

as a small but valuable green oasis which supports a variety of important habitats 

including woodland, wetland and grassland areas in the middle of an urban 

environment. The site is owned by The Land Trust and managed on their behalf by 

Cannock Chase Council. 

 

2. PROPOSAL 

 

2.1 The original application sought permission for residential development comprising 

125 dwellings including 25 affordable dwellings, open space and associated roads and 

parking 

 

2.2  Following consultation responses and extensive negotiation to resolve competing 

interests the proposal has been amended. The applicant is now seeking full planning 

permission for 123 dwellings including 22 affordable dwellings, open space, equipped 

childrens' play space and associated roads and parking. 

 

2.3 The proposals include alterations to the Site of Biological Interest to create an 

extensive area   of new grassland habitat through selective removal of plantation 

woodland areas.  This is to provide compensatory habitat for the Dingy Skipper 

Butterfly which is a priority species.  However, an area of existing woodland is 

proposed to be retained along the western and southern boundaries of the SBI which 

would continue to provide amenity cover to the adjacent residential properties.  The 

long term ecological value of the SBI is proposed to be maintained through a 

Landscape and Ecological Management Plan. 

 

2.4 The revised layout incorporates an area for childrens' play (a LAP). 

 

2.5  As a result of the changes brought through the planning process the number of 

affordable plots has fallen from 25 to 22 (representing provision of 18% affordable 

units) with a split of 35% shared equity and 65% affordable rented units. 

 

2.6 The proposal also includes a 2.1m high acoustic fence between the residential 

properties and the football club. 

 

2.7 It is proposed that drainage for the site would take foul to public mains and surface 

water to water course (a drainage ditch runs through the site) with appropriate 

sustainable drainage system attenuation. 

 

2.8 The proposed accommodation schedule is as follows: - 

   

  

 

  Market Housing   Affordable Housing 

 

  12No  2 bed     13No 2bed   

  74No  3 bed    9No  3bed  

  15No  4 bed        

  101     22 
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  Eight of the affordable properties are proposed for shared ownership and 14 for rent. 

 

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  Relevant policies within the Cannock Chase Local Plan include: - 

 

  CP1: -   Strategy 

  CP2:-  Developer Contributions for Infrastructure 

  CP3: -   Chase Shaping – Design 

  CP5: -  Social Inclusion and Healthy Living 

  CP6: -  Housing Land 

  CP7: -   Housing Choice 

  CP12: -  Biodiversity and Geodiversity 

    CP14: -  Landscape Character and Cannock Chase Area of Outstanding 

     Natural Beauty 

  CP16: -  Climate Change and Sustainable Resource Use 

 

3.5  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 outlines the “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 Relevant sections and paragraphs of the NPPF include: - 

 

 Paragraphs 7, 8    Three dimensions of sustainable development. 

 Paragraph 14     The presumption in favour of sustainable  

     development. 

 Paragraph 17    Core planning principles. 

 Paragraphs 47, 49, 50   Delivering a wide choice of high quality homes. 

 Paragraphs 56, 60, 61, 64  Design. 
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 Paragraph 73     Promoting healthy communities. 

 Paragraph 96, 103   Meeting the challenge of climate change,  

     flooding. 

 Paragraphs 109, 111, 118, 120, 123 Conserving the natural environment. 

 Paragraphs 216   Implementation. 

  

 

3.9 Other Relevant Documents 

 

Design Supplementary Planning Document, April 2016. 

 

Parking Standards, Travel Plans and Developer Contributions for Sustainable 

Transport Supplementary Planning Document (2005). 

 

Manual for Streets 

 

Hednesford Neighbourhood Plan (Consultation Draft) 

 

4. DETERMINING ISSUES 

 

4.1  The determining issues for the proposal are  

 

(i) Principle of the development 

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

(iii) Impact on residential amenity 

 

 (a)  space about dwellings 

 (b) noise form the adjacent football ground 

 

(iv) Impact on highway safety and capacity 

(v) Impact on nature conservation interests 

(vi) Drainage and flood risk 

(vii) Ground contamination 

(viii) Air quality 

(ix) Design, crime and the fear of crime 

(x) Waste and recycling 

(xi) Sustainable resource use 

(xii) Affordable housing provision 

(xiii) Play space and recreation 

(xiv) Education 

(xv) Minerals Conservation 

(xvi) Hednesford Neighbourhood Plan 

(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 

 

4.2.1  Policy CP1 of the Local Plan provides the overall strategy in respect of the District 

and states that in Cannock Chase District the focus of investment and regeneration 
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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.  

Other than this point the Local plan is largely silent on the issue of housing on 

unallocated sites. 

 

4.2.2 Paragraph 49 of the NPPF states that "housing applications should be considered in 

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

presumption means in practice is set out in Policy CP1 of the Local Plan and 

Paragraph 14 of the NPPF which states 

 

  "For decision taking this means 

 

   approving development proposals that accord with the development 

  plan without delay; and 

 

   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 development  

   should be restricted. 

 

4.2.3 The reference above to specific policies in the framework relates to those policies in 

the Frame work relating to sites protected under the Birds and Habitats Directive  and/ 

or designated as Sites of Special Scientific Interest, land designated as Green Belt , 

Local Green Space, an Area of Outstanding Natural Beauty, Heritage Coast or within 

a National Park, designated heritage assets and locations at risk of flooding or coastal 

erosion.  Officers can confirm that the site is not subject to any designation that would 

render it appropriate to be considered under any of the above policies.  As such the 

proposal should be assessed against whether any adverse impacts of doing so would 

significantly and demonstrably outweigh the benefits. 

 

4.2.4 In respect to the principle of the proposal it is noted that the site is located within a 

suburban area of the town of Hednesford and hence broadly conforms to the 

requirements of policy CP1.  Furthermore, as an area of predominantly previously 

developed land, the proposal would meet the core planning principle of encouraging 

"the effective use of land by reusing land that has been previously developed  

provided that it is not of high environmental value NPPF, para 17)" 

 

4.2.5 In addition to the above the site is located within a sustainable location with good 

access to local bus routes along the B4154 Hill Street and a small commercial hub at 

the junction of Sharon Way and Hill Street which has the Coach House Restaurant, 

Trocadero Fish Bar and One Stop Stores and the No 62 bus service (Hednesford-

Cannock).  Hence occupiers of the proposed development would have good access to 

local good and services by a range of transport methods including walking and 

cycling and therefore the proposal meets the core planning principle of actively 

managing "patterns of growth to make fullest possible use of public transport, 
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walking, cycling and focus significant development in locations which are or can be 

made sustainable" (NPPF, para17). 

 

4.2.6 As such it is concluded that the proposed development would be located within a 

sustainable location. 

 

4.2.7 In addition to the above it is noted that the site is identified within the Strategic 

Housing Land Availability Assessment (SHLAA 2016) as a developable site for 

approximately 90 dwellings. 

 

4.2.8 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 and it is therefore concluded that the proposal is acceptable in 

principle. 

 

4.2.9 However, proposal that are acceptable in principle are still subject to all other policy 

tests.  The next sections of this report will consider the proposal in the light of those 

policy tests and determine what harms or benefits arise from the proposal. 

 

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

 

4.3.1  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. 

 

4.3.2 In addition to the above Paragraph 56 of the NPPF states that the government 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. 

 

4.3.3 Paragraph 61 of the NPPF goes on to state: - 

 

  "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." 

 

4.3.4  In addition Paragraph 64 of the NPPF makes it clear 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." 
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4.3.5 Given the above context it is noted that the application site is located within a large 

suburban area of late C20th/ early C21st housing estates, most, if not all of standard 

design housing (of varying designs) served by cul-de-sacs that cover much of the area 

between the A5190 Lichfield Road to the south, the A460 Eastern Way to the west, 

Wimblebury Road to the East and Keys Park Road to the north.  These developments 

have little or no local distinctiveness in their character and are typical of housing of 

that date throughout much of the country. 

 

4.3.6 A variety of dwelling types are proposed, which are traditional in design with pitched 

roofs, and some detailing to the sills.  Proposed materials to be used include: - 

 

  Main: Mercia orange multi/ Feature: Staffordshire Blue / Roof Tile: 

 Russell Lothian Slate Grey. 

 

  Main: Minister Sandstone Mixture/ Feature Staffordshire Blue/ Roof Tile : 

 Russel Lothian Peat Brown. 

 

  Main: Mercia Antique/ Feature: Staffordshire Blue/ Roof Tile: Russell Lothian 

 Slate Grey. 

 

  Housetypes F and G would have the first 8 courses above the DPC in atlas 

 smooth red. 

 

 The use of Mercia Orange Multi and Staffordshire Blue bricks do give some degree of 

homage to local material types that can be found on some older properties within the 

district and hence do contribute in some measure towards local distinctiveness.  As 

such they are considered to be acceptable and can be controlled through the use of a 

condition. 

 

4.3.7 Boundary treatments proposed include a mixture of  

 

  1.8m high close boarded wooden fencing to rear gardens; 

  1.8m high English garden bond brick wall to side garden boundaries long 

 highways ; 

  0.9m high hoop top railings around the LAP; and 

  0.45m high trip rail timber fence along the boundary with the Site of 

 Biological Interest. 

  

 These are boundary treatments that  are normally found pnm residential estates and 

are considered acceptable. 

 

4.3.8 In respect to layout the estate would be laid out in a series of cul-de-sacs served off a 

main spine road giving access via the existing access to the football ground to the 

roundabout on Keys Park Road.  This arrangement is commonly found in the wider 

area and is considered acceptable. 

 

4.3.9 Much of the Site of Biological Interest will be retained although, in the interests of 

nature conservation, some scrub and trees are proposed to be removed to create open 

grassland habitat for the Dingy Skipper Butterfly.  However, a woodland belt would 
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be retained along the southern and western boundaries and as such the contribution 

this woodland makes to the character of the area would be retained. 

 

4.3.10 The proposal would result in the loss of a semi-mature area of woodland planting strip 

along the frontage of the site with Keys Park Road.  The result would be to replace the 

tree belt with residential development and as such the streetscene would alter from a 

wooded character to one that is residential in nature.  However, it must be borne in 

mind that this is a predominantly residential area, which is characterised by residential 

streets.  As such the overall effects would not be out of character with the wider area. 

 

4.3.11 In respect to comments made in relation to the "high density" of the development, it is 

noted that the guidance for space about dwellings set out in the Council's Design 

Guide has been largely met throughout the development with typically 21metres 

between rear to rear and between front to front relationships and 12 metres between 

main to side relationships.  This is a more generous relationship than what is found in 

many recently consented schemes throughout the district where front to front 

relationships can be as low as 14 metres. 

 

4.3.12 In respect to comments that the streetscenes will be car dominated it is noted that 

some areas of the proposal is characterised by terrace housing, particularly in the 

south east corner.  However, this parking arrangement is little different to some of the 

parking arrangements that exist in the surrounding area, for example, on the adjacent 

estate at Sweetbriar Way, or on recently consented developments, e.g. the Barratt 

development at Limepit Lane and is reflective of the modern emphasis of planning 

policy on making efficient use of land.  As such it is considered that this element of 

the proposal is acceptable. 

 

4.3.13 In respect to the issue of the bin collection points being behind a knee rail this issue 

can easily be remedied by the use of a condition. 

 

4.3 14 In respect to the issue of the lack of cycle and footpaths links it is noted that the site is 

within walking distance to public transport services and a range of shops and schools.  

As such there is no requirement for cycleways and pedestrian links other than those 

provided to make the proposal acceptable in planning terms.  Furthermore, while it is  

accepted that dedicated cycle and pedestrian links can be beneficial they can in certain 

instances create other problems.  In this case the opportunities for cycle ways and 

pedestrian links would run from the site across the Site of Biological Interest (SBI) 

and links up to surrounding highways.  These would result in additional take-up of the 

semi-natural vegetation which comprises the SBI with consequent further erosion of 

the ecological interest.  Furthermore, Staffordshire Police have stated that if these 

links are to be provided then they would have to be of adequate width and lit by street 

lamps which would provide further disturbance to the wildlife within the SBI (for 

example foraging bats).  

 

4.3.15 In addition to the above links through the SBI, whether they are informal or formal 

could provide a means for burglars and those involved in anti-social behaviour 

escaping unobserved. 

 

4.3.16  On balance it is considered that the proposal is acceptable without any formal 

pedestrian and cycle links other than the main highway serving the site. 
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4.3.17 The issues raised in respect of the proposed trees along the access are minor technical 

details which can be resolved by either the removal of the trees which are in 

impractical places due to lack of rootzone, replacement of the trees which can survive 

constricted rootzones (e.g. Rowan which is often found in car parks) or a combination 

of the two. In either case the matter can be adequately controlled by condition as it is 

noted that there is no requirement in planning policy to have avenues of trees along 

any road, eve at entrances to residential estates (and it is common to find entrances to 

estates having no trees).  As such a scheme delivering no trees at the access would 

still be acceptable in planning terms. 

 

4.3.18  In respect to the other issues in respect of trees these again are minor in nature and do 

not go to the heart of the development.  As such they can be adequately dealt with by 

condition. 

 

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

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

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

Design SPD and the Good Design section of the NPPF. 

 

4.4  Impact on Residential Amenity 

 

4.4.1  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. 

 

4.4.2 In this respect it is noted that the proposal generally meets, and in some instances 

exceeds the guidance for space about dwellings set out in the Design SPD, both 

between front to front and rear to rear relationships and in respect of rear garden 

areas.  In addition the proposed dwellings would be over 60 metres from the nearest 

existing residential premises and in most instances at a substantially greater distance. 

 

4.4.3 As such it is considered that in respect to layout and space about dwellings the 

proposal would attain a good level of amenity for future occupants and the occupiers 

of existing neighbouring properties.     

 

4.4.4 As the site lies adjacent to the Hednesford Town Football ground there is the potential 

for noise and disturbance to arise from the football ground during matches and when 

events take place at night.   

 

4.4.5 Paragraph 123 of the NPPF states that planning policies and decision should aim to  

 

  "avoid noise from giving rise to significant adverse impacts on health and  

  quality of life as a result of new development; 

 

mitigate and reduce to a minimum other adverse impacts on health and quality 

of life arising from noise from new development, including through the use of 

conditions;  
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  recognise that development will often create some noise and existing 

 businesses wanting to develop in continuance of their business should not

 have unreasonable restrictions put on them because of changes in nearby 

 land uses since they were established; and 

 

  identify and protect areas of tranquillity which have remained relatively 

 undisturbed by noise and are prized for their recreational and amenity value 

 for this reason." 

 

4.4.6 In order to inform the application the applicant has submitted an Environmental Noise 

Survey and Assessment (dated 1
st
 December 2016), prepared by Noise.co.uk.  

 

4.4.7  In respect to the potential for noise and disturbance arising from the football ground it 

is noted that an acoustic fence is proposed to be provided around the perimeter of the 

football ground car park which abuts the rear gardens of plots 22-38 and 39-50.  

Furthermore where the side of rear gardens are presented towards Key Park Road 

these are delineated by a 1.8m high brick wall.  The Environmental Health Officer 

has, subject to the attached conditions, no objections on noise grounds and as such it 

is considered that, subject to the attached conditions for noise mitigation, that the 

proposal would attain a good standard of residential amenity. 

 

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

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

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

Plan and the NPPF. 

 

4.5 Impact on Highway Safety and Capacity 

 

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

whether; - 

 

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 for 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. 

 

4.5.2 In order to inform the application the applicant has submitted a: - 

 

  Framework Travel Plan (May 2017), prepared by Taylor Wimpey. 

  Parking Study (September 2017), prepared by M-EC. 

  Transport Assessment (September 2017), prepared by M-EC. 

  A plan showing proposed parking at the Hednesford Football Club site. 

 

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

it is noted that Staffordshire County Council Highways Authority has considered the 
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submitted plans and has stated that it has no objections subject to the layout and 

parking provision within the proposed estate subject to conditions. 

 

4.5.4   In respect to parking provision for Hednesford Town Football Club the applicant has 

provided drawing showing that an appropriate amount of parking can be provided 

within the site and a draft specification for marking out 125 parking spaces within the 

car park together with a specification for improvements to parts of the surface 

treatment near the entrance to the highway.  The Highway Officer has considered the 

draft plans and has no objections subject to the attached condition.  Furthermore, the 

applicant has confirm that they have no objections to the imposition of a condition to 

control the implementation of the works. 

 

4.5.5 It is therefore concluded that the proposal, subject to the attached conditions and 

completion of the section 106 agreement for the implementation of the travel plan 

would be in accordance with Policy CP16 (a) and (c) of the Local Plan and 

paragraphs 29, 30, 32 and 36 of the NPPF. 

 

4.6 Impact on Nature Conservation Interests 

 

4.6.1  Part of the application site lies within the limits of a Site of Biological Interest (SBI) 

and part of the SBI would be lost as part of the proposal.  SBIs are non-statutory 

designations for areas of ecological interest in Staffordshire and are considered as the 

best remaining examples within the county of habitats which rate highly on the basis 

of factors such as naturalness, diversity or rarity of species or communities. 

 

4.6.2  Policy CP12 of the Local Plan sates 'Planning permission will be refused for 

developments resulting in the loss of adverse effects upon a locally designated site 

unless: - 

 

• there is no alternative suitable site for the proposal, and 

• the need for and the wider sustainability benefits of the proposal outweigh the 

 adverse impacts taking into account the value of the site and; 

• appropriate mitigation measures or new benefits can be provided to 

 compensate for the loss. 

 

4.6.3 Paragraph 118 of the NPPF states: when determining planning applications, local 

planning authorities should, amongst other things (not relevant to the determination of 

this application)  

 

  "aim to conserve and enhance biodiversity by applying the following

 principles: 

  

  if significant harm resulting from a development cannot be avoided (through 

 locating on an alternative site with less harmful impacts), adequately 

 mitigated, or, as a last resort, compensated for, then planning permission 

 should be refused" 

 

4.6.4  In order to inform the application the applicant has submitted a: - 

 

  Preliminary Ecological Appraisal, dated August 2015, prepared by ADAS. 
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  Reptile Survey, dated November 2015, prepared by ADAS. 

  Great Crested Newt Survey, dated July 2016, prepared by ADAS. 

  Invertebrate Survey, various dated, prepared by ADAS. 

  Tree Retention and Removal Plan (Ref 17-15-06) 

  Landscape Strategy Plan (Ref 17-15-05) 

  Landscape and Ecological Management Plan, prepared by ADAS 

 

 4.6.5 The Preliminary Ecological Appraisal states that 

 

  "A portion of the proposed development area forms a small part of 

 Hednesford Brickworks LWS [Local Wildlife Site]/ SBI.  The red line area 

 forms a larger portion of the LWS/BI; however, the large majority of the 

 LWS/SBI is within The Old Brickworks Nature Reserve to the east and north 

 of the site.  The on-site are of the LWS/SBI is in decline through lack of 

 active management. 

 

  There are records of Dingy Skipper on the site. 

 

 Great Crested Newts have been recorded in the on-site pond.  Most of the habitats on 

the site and within the red line boundary are apparently suitable for this species. The 

on-site pond and all others within the nature reserve to the east and north must be 

surveyed for Great Crested Newts during mid-March to mid-June.  Much of the 

mitigation/ compensation that is required will depend on the outcome of this survey. 

 

 The extent of habitat improvement, means of establishment, management and long 

term funding, should be described in a site wide Ecological Management Plan. 

 

 Provided the recommendations set out in this report are implemented, the proposed 

development is not anticipated to result in any significant negative ecological 

impacts." 

 

4.6.6 The Great Crested Newt Survey Report adds further detail to the Preliminary 

Ecological Appraisal and states: - 

 

  "An initial assessment comprising a Preliminary Ecological Appraisal 

 identified one pond on the proposed development site and a number of others 

 within 500m ADAS undertook Great Crested Newts surveys of weight f 

 these ponds.  Three other ponds were dry.  Of the eleven ponds, four scored 

 'poor', five scored 'below average' and two scored 'average' according to the 

 Habitat suitability Index assessment. No Great Crested Newts were found 

 during the ADAS survey. 

 

  In addition to the ADAS surveys Trust Ecology undertook even more details 

 surveys of three 'core' ponds in the nature reserve.  They recorded three 

 individually identified Great Crested Newts and a number of eggs in one pond 

 and a single egg in another pond. 

 

  Taking into account a range of factors, it is considered that Great Crested 

 Newts are unlikely to [be] affected by the proposed development.  No specific 

 Great Crested Newt Mitigation is required.  Habitat improvements 
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 recommended and described in the Preliminary Ecology Appraisal for the  site 

 are expected to benefit Great Crested Newts should the population in the core 

 site on the nature reserve recover." 

 

4.6.7 In respect to the existing pond on the Hednesford Football site surveys found that this 

has deteriorated over time and was now heavily shaded by Alders and appeared to be 

relatively shallow, such that during the 2016 survey it was found to be dry. 

 

4.6.8 The main species of interest to be found on the site was the Dingy Skipper Butterfly 

(Erynnis tages) which is described as a species of principal importance on the basis of 

a substantial and rapid national decline.  This species is found scattered around the 

SBI site such that it would be impacted in as a result of the proposal. 

 

4.6.9 As a result of the above the emphasis of conservation, mitigation and compensation in 

respect of the proposal has been on this species.  This has culminated in an ecological 

strategy and management plan for that part of the SBI that would remain untouched 

by the proposed development.  This puts an emphasis on the creation of suitable areas 

of grassland habitat which will require some loss of scrub and immature woodland 

which has a lower ecological value.  This would allow not only successful 

translocation of the butterfly from those parts of the site that would be affected but 

also provide a mechanism for the ongoing maintenance of the site to ensure the long 

terms survival of the grassland and the dingy skipper. 

 

4.6.10 The proposal also includes proposals to retain and enhance the existing pond by 

desilting and clearing trees around it to make it more suitable for re-colonisation by 

the Great Crested Newt (either by natural process or deliberate introduction).  In 

addition purpose built hibernacula (winter resting sites) for the newts would also be 

created. 

 

4.6.11 The Council's Ecologist has worked proactively with the applicant in the development 

of the Landscape Ecological Management Plan and is now satisfied that the proposal 

would "largely offset adverse ecological impacts" and has no objections subject to 

conditions to the effect that  

 

  "development will not commence within that section of the SBI currently 

 supporting dingy skipper butterfly and identified for short term retention 

 within the Landscape and Ecological Management Plan dated October 2017 

 until there is verification that the butterfly has successfully colonised the 

 compensatory habitat; and 

 

  "contents of the Landscape and Ecological Management Plan dated October 

 2017 should similarly be secured by way of a condition" 

 

4.6.12 Therefore, turning to the policy requirements of Policy CP12 the comments of the 

 Policy Officer are accepted in respect to criteria (1) and (2) in respect to the fact that 

 as an identified site within the SHLAA there is no suitable site for the proposal and 

 that there would be wider sustainability benefits arising from the proposal.  

 Furthermore it has been demonstrated that appropriate mitigation measures and new 

 benefits can be provided to compensate for any loss of habitat.  Given this it is 

 concluded that the wider sustainable benefits arising from the proposal, including 
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 habitat enhancement and long term management of the SBI, would substantially 

 outweigh any adverse impacts to the SBI.  

 

4.6.13 The issue of the maintenance access into the SBI being on private drive is  noted.  

However these accesses have to be located in the areas shown due to the  presence of 

the drainage ditch and the issue of rights of access across these private drives can be 

controlled by section 106 agreement which would become a land  charge.   

 

4.6.14 A such it is considered that the proposal, subject to the attached conditions,  meets the 

 policy tests set out in Policy  CP12 of the Local Plan and 118 of the NPPF. 

 

4.6.15 This application is in close proximity (within 1km) to the Chasewater and the 

 southern Staffordshire Coalfield Heaths Site of Special Scientific Interest (SSSI).  

 However, Natural England has confirmed that it is satisfied that the proposed 

 development being carried  out in strict accordance with the details of the 

 application, as submitted, would not  damage or destroy the interest features for which 

 this site has been notified. 

 

4.6.16 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 would be provided through CIL. 

 

4.6.17 Subject to the above conditions and the 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. 

 

4.7  Drainage and Flood Risk 

 

4.7.1  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.  Paragraph 103 of the NPPF states 

that when "determining planning applications, local planning authorities should 

ensure flood risk is not increased elsewhere".  To this end the applicant has submitted  

  

  Flood Risk Assessment prepared by MEC 

  Drainage Plan 228881-02-020-02Rev B 

   

4.7.2 The drainage strategy is to discharge surface water via underground attenuation tanks, 

fitted with hydro-brake control chambers into the water course which flows through 

the site which would be subject to some degree of remodelling. 

 

4.7.3 The Local Lead Flood Authority, Severn Trent and South Staffordshire Water have 

been consulted on the proposals.  Severn Trent has stated that it has no objections and 

no reply has been received from South Staffordshire. 
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4.7.4 At the time of the writing of this report negotiations in respect of the finer details of 

the drainage were still ongoing [albeit almost at an end].  In this context the Local 

Lead Flood Authority has stated that although it has not been able to assess the final 

details of the drainage scheme it considers that an acceptable drainage scheme will be 

achievable.  Furthermore, the LLFA has stated that although there may be some 

details outstanding they consider that these can be resolved and therefore recommends 

a condition for the final design to be approved.   

 

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

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

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

accordance with Policy CP16 (1) (g) and (2) (e) of the Local Plan and Paragraph 

17(6) of the NPPF.  

 

4.8 Ground Contamination 

 

4.8.1 The site has been previously developed being on the site of a former quarry that has 

been subject to back fill.   Hence there is the potential for ground contamination of the 

site.  In this respect it is noted that Paragraph 120 of the N PPF 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 

 stability issues, responsibility for securing a safe development rests with the 

 developer and/or landowner." 

 

4.8.2 In order to inform the application the applicant has submitted a Report on Ground 

Investigation at Land Adjacent to Hednesford Football Club. 

 

4.8.3  The Environment Agency has made reference to the fact that the site is located on 

Carboniferous Coal Measures strata which are designated a 'Secondary (A) Aquifer 

by the Environment Agency.  A tributary of Riding Brook is located 150 metres to the 

north of the site.  However, they have also confirmed that they do not provide site 

specific advice and have deferred the matter to the local authority Environmental 

Health Officer 

 

4.8.4 The Environmental Health Officer has stated that he concurs with the conclusions and 

recommendations given in Section 8 of the submitted report, in respect to gas 

protectrion measures and the need for clean cover to a depth of 600mm in garden 

areas and 300mm in public open spaces, subject to validation and appropriate 

treatment of Japanese knotweed. 

 

4.8.5  The comments of the Environmental Health Officer are accepted and it is considered 

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

ground contamination/ ground gas and meet the guidance within the NPPF. 
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4.9 Air Quality 

 

4.9.1 Paragraph 124 of the NPPF states that  

 

 "planning policies should sustain compliance with and contribute towards EU limit 

values or national objectives for pollutants, taking into account the presence of Air 

Quality Management Areas and the cumulative impacts on air quality from individual 

sites in local areas. Planning decisions should ensure that any new development in Air 

Quality Management Areas is consistent with the local air quality action plan. 

 

4.9.2 To this effect the applicant has submitted an air quality assessment.  The report 

 concludes that the development in itself will not lead to an unacceptable risk to air 

 quality. However, the financial cost of the air quality burden has been calculated to be 

 £69,400.29 with a recommendation that mitigation measures against NO2 and PM 

 concentrations, equivalent to this amount, should be provided.  

 

4.9.3 The Environmental Health Officer has stated that he accepts the findings of the report 

 and has no objections subject to conditions to secure the mitigation.  It is therefore 

 considered that subject to the attached condition the proposal is acceptable in respect 

 of its impact on air quality. 

 

4.10  Waste and Recycling Facilities 

 

4.10.1  These are shown on the submitted plans and the Waste and Recycling Officer has no 

objections to the proposal. 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. 

 

4.11  Crime and the Fear of Crime 

 

4.11.1 Legislation, policy and guidance in respect of crime and the fear of crime is provided 

by Section 17 of the Crime and Disorder Act 1998, paragraph 58 and 69 of the NPPF 

and Policy CP3 of the Local Plan.  In this respect the comments of Staffordshire 

Police area noted. 

 

4.11.2 In respect to the desire lines that cross the site it is noted that these are across private 

land.  It is not proposed that these lines are enhanced but rather discouraged due to the 

impacts of upgrading them on the ecological value of the SBI.   

 

4.11.3 In respect to issues of parking raised by the Police it is noted that the Highway 

Authority has no objections in this respect.  In addition it is noted that a balance has to 

be struck between providing sufficient parking for everyday use and the 

encouragement of the use of other forms of transport. 

 

4.11.4 In addition to the above it is noted that the above layout is not dis-similar to many 

others that occur in the area or which have been recently approved and it would be 

difficult to substantiate a reason for refusal on the grounds raised by the Police in 

respect to parking provision. 
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4.11.5 In respect to the issue of street lighting this would be a subsequent matter for the 

 highway authority to determine should the application be approved. 

 

4.11.6 Comments have been made by the Police in respect to access to the car park of the 

 stadium and the potential for anti-social behaviour.  However, this falls outside of the 

 scope of this application and is not a material planning issue in the determination of 

 this application. 

 

4.11.7 In respect to the comments made in respect to the vulnerability of cars parked at the  

 dwelling at Plot 52 (Plot 50 on the most up to date drawing) this could be resolved by 

 condition requiring the building of a wall/ fence along the boundary. 

 

4.11.8 In respect to the recommendation that the dwellings should attain Secure by Design 

 accreditation standards regarding security it is considered that this is matter for  the 

 developer to determine.  As such it is considered that the most appropriate way of 

 dealing with this is by placing an informative on any permission granted bringing  the 

 developers attention to the comments of Staffordshire Police 

 

4.11.9 Therefore, having had regard to the provisions of the Crime and Disorder Act 1998, 

paragraph 58 and 69 of the NPPF and Policy CP3 of the Local Plan it is considered 

that subject to the attached condition and informative the proposal would be 

acceptable in respect to designing out crime.  

 

4.12  Sustainable Resource Use 

 

4.12.2 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. 

 

4.13   Affordable Housing 

 

4.13.1 Under Policy CP2 on sites of 15 units and above 20% is required for affordable 

housing of which 80% is required for social rent and 20% shared ownership. 

However, guidance makes it clear that this is subject to viability considerations.  In 

the initial submitted scheme a 20% contribution towards affordable housing was 

offered.  However, in order to provide on-site recreational open space in the form of 

Local Area of Play (LAP) the number of overall units has had to be reduced with a 

corresponding loss of two affordable units, representing an 18% provision.  

 

4.13.2 The proposed affordable housing mix is 8 (36%) for shared ownership and 14 (64%) 

for rent.  This compares to the number of units for each tenure type required by policy 

to 5 (20%) shared ownership and 17 (80%) for social rent, effectively a difference of 

3 units.  In support of this mix the applicant has forwarded a viability statement which 

is considered proportionate to this minor difference ion affordable housing provision 

and which is accepted by officers. 
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4.13.3 Although, not entirely in accordance with policy it is considered on balance, that the 

affordable housing contribution is acceptable.  It is therefore recommended that 

subject to a Section 106 agreement to ensure the delivery of the affordable homes that 

the proposal, on balance, is acceptable.  

 

4.14  Education 

 

4.14.1  The development falls within the catchments of Five Ways Primary School and 

Kingsmead School.  Five Ways Primary School is projected to have limited vacancies 

based on the current and projected pupil numbers available at this time.  Excluding 

the 16 RSL dwellings from secondary only a development of 125 houses including 16 

RSLs could add 26 Primary School aged pupils, 16 High School aged pupils and 3 

Sixth Form pupils. 

 

4.14.2 It is noted that the education authority has stated that although the development will 

 put additional pressure on school places current pupil demographics indicate that the 

 school should be able to accommodate the likely demand from pupils generated by 

 the development.  Further the Education Authority has advised that Kingsmead 

 School is projected to have sufficient space to accommodate the likely demand from 

 pupils generated by the development. 

 

4.143 As such it is considered that there is no basis for requiring the developer to pay a 

contribution towards education.  

 

4.15   Play Space and Recreation 

 

4.15.1 Policy CP5 of the Local Plan states "subject to viability, development proposals will 

be required to have regard to the wider determinants of health and make a positive 

contribution to provision of infrastructure, design and layout which supports social 

inclusion and healthy living for sustainable communities".  Examples of such 

facilities highlighted within the policy include "parks, open spaces and woodland, 

open spaces and allotments facilities.  However, policy CP5 goes on to make it clear 

that the above will be delivered through a combination of Community Infrastructure 

Levy as well as on and off site facilities. 

 

4.15.2 The Developer Contributions and Housing Choices Supplementary Planning 

Document (DCHCSPD) (July 2015) states: - 

 

  Larger scale development schemes may give rise to the need for further  on-

 site facilities in order to meet the needs generated by that development (in  line 

 with the Council's open space standards.  The Council will generally expect 

 proposals of 100 dwellings or more to provide for onsite formal play 

 provision for young people (play areas and complementary amenity 

 space) in order to meet the needs generated by that development. 

 

4.15.3 However the DCHSPD goes on to make it clear that "the exact nature of the on-site 

provision required will take into account the nature of the development (including site 

constraints), the proximity and quality of existing play provision".   Furthermore, 

where off-site contributions may be required then equivalent financial contributions 
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may be sought for the Council to provide this infrastructure where this is consistent 

with CIL. 

 

4.15.4 In respect to the above the Landscape Officer has advised that a development of 125 

units needs to provide a bare minimum of 0.22ha of usable amenity green space 

including appropriate age related play provision.  

 

4.15.5 Officers note that in the earlier iterations of the proposal, before the formal 

submission at the application stage, the proposal included provision of footpaths 

through the remaining part of the SBI so that it could be used as informal recreational 

open space as well as having an ecological function.  However, the provision of 

formal paths in this area was discounted on the advice of the ecologist on the basis 

that it would create further disruption and encroachment into the SBI.  Nevertheless 

the remaining part of the SBI would represent an area of over 2.0ha of open space 

which is far in excess of the 0.22ha required under the guidance in the Developer 

Contributions SPD, albeit not formally laid out.  Much of this would be meadow land 

which people would be able to walk through to enjoy the local wildlife.  Should 

members take the view that the benefit of increased public access would outweigh any 

harm to the ecological value of the SBI then footpaths could be secured through the 

use of an appropriately worded planning condition. 

 

4.15.6 In addition to the above it is noted that the proposal would generate around £370k in 

Community Infrastructure Levy, part of which would be available to the town council 

for the provision, amongst other things the improvement of recreational open space in 

the parish. 

 

4.15.7 In addition to the above it is noted that in the immediate area there is Old Brick 

Works Nature Reserve beyond which there is a MUGA and playing fields (adjacent to 

Scott Street) and an area of playing fields off Hemlock Way. 

 

4.15.8 The revised layout contains an area of 325m
2
 for usable open space containing a 

Local area of play (LAP), which is solely designed for toddler use to be located at the 

junction of the main access road with the football club entrance.  Despite comments 

received from the Landscape Officer it is not considered that this is an unsuitable 

location for the LAP.  It is placed somewhat centrally to the proposed estate and is 

well overlooked hence providing natural surveillance and is located in location which 

is least liable to generate complaint due to noise and disturbance. 

 

4.15.9 However, it accepted that the proposed design is somewhat poor and that it could be 

redesigned so that it makes better use of available space and has better access from 

the surrounding highways.  These matters are one of detail and could be satisfactorily 

dealt with by condition requiring a more appropriate design to be submitted for 

approval. 

 

4.15.10Having had regard to the above, in particular the provision of the SBI and LAP on 

 site, the amount of recreational open space provision within the wider area, and that 

 approximately £370k would be generated in CIL which could be used, at least in part, 

 for the improvement of existing facilities within the parish, it is considered, on 

 balance, that  the proposal is acceptable in respect of its provision of recreational 

 open space. 
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4.15.11The developer has indicated that the SBI and LAP would be managed by a 

 management company.  This could be secured through a section 106 agreement. 

 

4.16  Minerals Conservation 

 

4.16.1 The application site is located within a minerals conservation area.  However the 

comments made by the County Council are accepted and it is considered that the 

proposal would not sterilise any mineral and in this respect the proposal  is acceptable 

in respect of the requirements of the NPPF. 

 

4.17  Hednesford Neighbourhood Plan 

 

4.17.1 Notwithstanding the provisions of the Hednesford Neighbourhood Plan it is noted that 

paragraph 216 of the NPPF states  

 

  "from the day of publication, decision-takers may also give weight to  

  relevant policies in emerging plans according to: 

 

  ●  the stage of preparation of the emerging plan (the more advanced  

  the preparation, the greater the weight that may be given); 

  ●  the extent to which there are unresolved objections to relevant  

  policies (the less significant the unresolved objections, the greater  

  the weight that may be given); and 

  ●  the degree of consistency of the relevant policies in the emerging  

  plan to the policies in this Framework (the closer the policies in the 

  emerging plan to the policies in the Framework, the greater the  

  weight that may be given)." 

 

4.17.2 Given that the plan is only at the consultation stage it is considered that no significant 

weight can be given to its provisions such that it would affect the overall conclusions 

arrived at above. 

 

4.18  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. 

 

4.18.1 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 application, being 

identified as available and deliverable in the Council's SHLAA forms a significant 

part of the Council's five year land supply.  The granting of permission would 

therefore make a significant contribution towards meeting the objectively assessed 

housing needs of the District.   

 

4.18.2 In addition the proposal would have economic benefits in respect to the construction 

of the property and the occupiers who would make a significant contribution into the 

local economy.  In order to quantify such economic benefits the applicant has 

estimated that the proposal would generate: - 
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  48 temporary direct jobs per year during the construction phase. 

  73 jobs would be supported in the supply chain per year. 

  £4.7m expected additional gross value added per year. 

  £630,000 first occupation expenditure on goods and services. 

  £132,000 in Council tax. 

  £847,000 in new homes  bonus. 

  £378,165 in CIL. 

 

4.18.3 Finally, the proposal would have an environmental benefit of making efficient use of 

land within a sustainable location, the creation of 123 thermally efficient new 

dwellings which would be required to meet modern building control standards and the 

securement of long term management of the SBI.  

 

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

attached conditions and the completion of a section 106 agreement, there would be no 

significant and demonstrable harm to highway safety, residential amenity, wider 

nature conservation interests and flood risk.  However, it should be acknowledged that 

there would be some harm caused by the loss of a small area of semi-mature trees 

along the frontage of the site and that the provision of recreational open space would 

not be strictly in accordance with policy.  This harm would be relatively minor in 

nature and extent given the area of the SBI that would be managed, provision of 

facilities in the wider area and proposed facilities on site; and that the resultant 

development replacing the woodland strip would not be harmful in itself top the 

character of the area in such an urban setting. 

 

4.18.5  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 identified as available and deliverable within the Council's 

Strategic Housing Land Availability Assessment for residential development. 

Furthermore, the 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.  

As such it is considered that the proposal is acceptable in principle. 

 

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

conditions, and no objections from the Highway Authority, is considered on balance, 

to be acceptable. 
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6.3  The proposal would deliver 18% affordable housing which having has regard to 

viability considerations is considered acceptable. 

 

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

 

6.5  As such it is concluded that the 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. 

 

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

conditions and the completion of a section 106 agreement. 
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Land adjacent to 15 , Cannock Wood Street, Hazelslade, CANNOCK, WS12 
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Residential development:- Erection of 4 No. dwellings 
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Planning Control Committee  

 

Application No:  CH/17/325 

Received: 09-Aug-2017 

Location: Land adjacent to 15 , Cannock Wood Street, Hazelslade, Cannock, WS12 

0PN 

Parish: Non Parish Area 

Ward: Rawnsley Ward 

Description: Residential development:- Erection of 4 No. dwellings 

 

Application Type: Full Planning Application 

 

RECOMMENDATION  Refuse for the following reasons:- 

 

Reason for Refusal 

 

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 consider the proposed development but the proposal is fundamentally flawed 

and it is considered that on this occasion there are no solutions that would resolve these 

specific matters in this instance. 

 

 

1.  The proposal, by virtue of introducing built development onto a Greenfield site, 

 would result in a loss of a prominent and verdant site, which forms part of the 

 Area of Outstanding Natural Beauty.  The site is of high amenity value within the 

 streetscene and the wider area and the proposal would fail to preserve or enhance 

 its landscape or scenic character.  The loss of the landscape characteristics of the 

 AONB could not be wholly mitigated by development on the site and as such the 

 proposal is considered contrary to Local Plan Policies CP1, CP3, CP12, CP14 and 

 the NPPF.  

 

2. The proposed development, due to its location, would result in the loss of part of a 

 Site of Biological Importance (SBI).  The site is of important ecological value 

 which would be impacted upon by the proposed development, resulting in 

 ecological harm to both the SBI and the adjacent Local Nature Reserve (LNR).  

 There is insufficient evidence to demonstrate that there are no alternative suitable 

 sites for the development and as such the proposal would result in an avoidable 

 loss of a a local site of ecological value, contrary to Local Plan Policy CP12 and 

 the NPPF. 

 

3.  The site is located within the defined village settlement boundary of Hazelslade 

 wherein Policy CP6 of the Cannock Chase Local Plan limits housing proposals to 

 the development of a small infill sites.  In this case the site is 46 metres wide 

 and as such does not  constitute a "small site".  Furthermore, the site although 

 abutting built development to the south east, does not abut any other built 

 development to the north west and forms part of a wide gap within the frontage 
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 along that part of Cannock Wood Street that effectively stretches approximately 

 500m up to Hazel Slade Primary School with much of this length constituting 

 semi-natural open countryside.  As such the proposal does not constitute the 

 development of a small infill site and is therefore contrary to Policy CP6 of the 

 Cannock Chase Local Plan. 

 

4.  The proposed area of grass land and the pond shown on the indicative reptile 

 mitigation plan are not considered to be adequate compensation for the negative 

 ecological impact that the proposed development would have on this locally 

 important site.  Furthermore, the benefits arising from the development do not 

 outweigh the overall harm. As such the proposal would be contrary to Local Plan 

Policy CP12 and the NPPF. 

 
EXTERNAL CONSULTATIONS 

 

AONB Partnership  

Objecting to the proposal however have also recommended conditions in the event LPA 

consider supporting application. 

 

Staffordshire County Council (Highways)  

No objection, subject to conditions to provide visibility splay, parking area and cycle 

parking spaces. 

 

Staffordshire Wildlife Trust 

Objection on the grounds that the proposals would be removing habitat with no obvious 

compensation.   The application form is filled inaccurately, as the land itself is within a 

designated site and the rest of the Local Wildlife Site is adjacent, which is also a 

statutorily designated Local Nature Reserve.   

 

Policy 

No objection 

 

Ramblers, Footpath Officer 

No objection. 

 

INTERNAL COMMENTS 

 

Ecological Officer 

Objection due to: -  

 

 Loss of SBI 

 Unacceptable mitigation  

 Impact on LNR  

 

Environmental Protection 
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No objection, subject to the imposition of conditions to conduct a site investigation 

survey to detect ground gases and to restrict construction hours.   

 

Trees, Landscape and Countryside 

Holding objection on the following grounds: 

 

 Application is lacking a tree survey. 

 Existing and proposed ground levels required. 

 Service runs required. 

 

Policy Officer  

There is a policy presumption against the loss of part of the site, when making a decision 

on this application it should be noted that there is a policy presumption against the loss of 

the site and there are more alternative and more sustainable development sites available 

within the District.  

 

Strategic Housing  

No objections. 

 

RESPONSE TO PUBLICITY 

 

Site notice and adjacent occupiers notified with five letters of objection received, 

including a letter from the Hazel Slade and Rawnsley Community Association.   

 

Issues raised regarding: - 

 

• Adverse impact upon AONB and adjoining nature reserve. 

• Overdevelopment of the site. 

• Adverse impact on wildlife, including toads, frogs and newts.  

 

RELEVANT PLANNING HISTORY  

 

CH/01/0001 –   Residential Development (outline).  Withdrawn 19/12/2001 

 

CH/02/0057 -   Residential Development (outline).  Refused 14/03/2002 

 

CH/13/401 –   Residential Development – Erection of 7 dwellings (outline with  

   all matters reserved). Refused on 8/01/15 for the following   

   reasons: 

 

 1.   The proposal, by virtue of introducing built development onto a Greenfield 

  site, would result in a loss of a prominent and verdant site, which forms  

  part of the Area of Outstanding Natural Beauty.  The site is of high  

  amenity value within the streetscene and the wider area and the proposal  

  would fail to preserve or enhance its landscape or scenic character.  The  

  loss of the landscape characteristics of the AONB could not be wholly  
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  mitigated by development on the site and as such the proposal is   

  considered contrary to Local Plan Policies CP1, CP3, CP12, CP14 and the  

  NPPF.  

 

  2.   The proposed development, due to its location, would result in the loss of  

  part of a Site of Biological Importance (SBI).  The site is of important  

  ecological value which would be impacted upon by the proposed   

  development, resulting in ecological harm to both the SBI and the adjacent 

  Local Nature Reserve (LNR).  There is insufficient evidence to   

  demonstrate that there are no alternative suitable sites for the development  

  and as such the proposal would result in an avoidable loss of a local site of 

  ecological value, contrary to Local Plan Policy CP12 and the NPPF. 

 

SITE AND SURROUNDINGS  

 

1.1. The application site comprises a rectangular shaped piece of land, extending to 

0.336 ha fronting Cannock Wood Street, Hazelslade. 

  

1.2. The land is within the Settlement Boundary of the village of Hazelslade, within 

an Area of Outstanding Natural Beauty and is also designated as Site of 

Biological Importance (SBI), which is a designation of local importance.  The 

site is adjacent to the Hazel Slade Local Nature Reserve (LNR) which also 

forms part of the wider SBI. 

 

1.3. To the south and west of the site are residential properties, generally bungalows 

that face Cannock Wood Street.  Directly to the north is the car park and 

entrance to the LNR, beyond this is an area of open space that has a ‘village 

green’ designation and Hazel Slade Primary School is beyond this.  To the east 

of the site is the LNR. 

 

1.4. The site has not been previously developed and comprises a 3m high hedge to 

the front and a number of mature trees within the site itself.  The site is a mix of 

enhanced grassland and scrub which gives it a degree of ecological value.   

 

2. PROPOSAL  

 

2.1  The application is a full planning application for residential development  for the 

 erection of 4 No. dwellings.   

  

2.2  The development would be on 0.168 ha of a larger 0.336 ha site for the erection of 

 4 detached two storey four bedroomed dwellings with integral garages. The 

 footprint of each dwelling would be 95sqm and they would be of traditional 

 brick and tile construction with contrasting window sill and header detailing.      

 

2.3   The front elevations would incorporate a projecting gable for the master bedroom 

 together with a ground floor tiled canopy over the bay windowed lounge and 
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 porch.  The dwellings would be sited on a similar building line to the adjoining 

 properties to the south and accessed via a single 5m wide private access drive 

 from the location of the existing gated access to Cannock Wood Street.   The 

 applicant has shown that they intend to retain most of the existing frontage 

 hedgerow.   

 

2.4  The remaining half of the site would be managed to provide mitigation for the 

 loss of the species grassland on the development site and offered to the Council 

 for inclusion within the adjoining Hazelslade Nature Reserve, including funding 

 for long term management via a proposed S106 agreement. 

 

2.5   The proposal would include the removal of an area of Japanese Knotweed within 

 the southern part of the site.  

 

2.6   The application is accompanied with an ecological survey for reptiles and a 

 planning statement. 

 

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). Relevant paragraphs within the Local Plan include: - 

 

  CP1 - Strategy – the Strategic Approach 

  CP2 -  Developer contributions for Infrastructure 

  CP3 -  Chase Shaping – Design 

  CP5 -  Social Inclusion and Healthy Living 

  CP6 -  Housing Land 

  CP7 -  Housing Choice 

  CP10 - Sustainable Transport 

  CP12 - Biodiversity and Geodiversity 

  CP13 - Cannock Chase Special Area of Conservation (SAC) 

  CP14 - Landscape Character and Cannock Chase Area of Outstanding  

   Natural Beauty (AON B) 

  CP16 - Climate Change and Sustainable Resource Use 

   National Planning Policy Framework  

    

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  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 
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 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”. 

 

3.5  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. 

 

3.6  Relevant paragraphs within the NPPF include paragraphs: - 

   

  3-8, 10-14, 17, 56, 60, 115, 116 & 118 

 

3.7   Other relevant documents include: - 

 

  Design Supplementary Planning Document, April 2016. 

 

  Cannock Chase Local Development Framework Parking Standards, Travel 

  Plans and Developer Contributions for Sustainable Transport. 

 

4. DETERMINING ISSUES 

 

4.1   The determining issues for the application are: 

 

  (i)  Principle of development 

  (ii)  Impact upon the character/street scene and AONB  

  (iii) Impact on residential amenity 

  (iv)  Impact upon nature conservation interests   

  (v)  Parking and highway safety 

  (vi)  Affordable housing  

 

4.2  Principle of Development     

 

4.2.1  It is the Government's intention to boost significantly the supply of housing 

 (NPPF, para 49).  In this respect paragraph 49 of the NPPF states that: -  

 '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.' 

 

4.2.2  Unlike many urban parts of the District which are not subject to a specific housing 

 policy those areas within defined village settlement boundaries are subject to 

 the specific policy within Policy CP6 which limits housing proposals to "small 

 infill sites which accord with sustainable development principles identified in the 

 NPPF and the strategic approach defined in Policy CP1 of the Local Plan". It is 
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 noted the Local Plan was adopted in 2014 and therefore post dates the NPPF and  

 that the Council has a 6.6years supply of housing land as published in the 

 Strategic Housing Land Availability Assessment.  As such it is considered that the 

 housing policy above is up-to date. 

 

4.2.3  As such the principle of housing at this site rests on whether it constitutes  the 

 development of a small infill site.   An infill development in planning terms is 

 defined in the Planning Portal Glossary as "the development of a relatively small 

 gap between existing buildings."  In this case the terms "small gap" and "between 

 existing buildings" should be interpreted in respect of their everyday meaning.  In 

 this case the site is 46 metres wide and as such it is considered that it does not 

 constitute a "small site".  Furthermore, the  site although abutting built 

 development to the south east, does not abut any other built development to the 

 north west and forms part of wide gap within the frontage along that part of 

 Cannock Wood Street that effectively stretches approximately 500m up to Hazel 

 Slade Primary School with much of this length constituting semi-natural open 

 countryside.  

 

4.2.4 As such the proposal does not confirm to the requirements of Policy CP6 and 

 should therefore be refused unless material considerations indicate otherwise. 

 

4.3  Impact upon the Character/ Streetscene and the Cannock Chase AONB 

 

4.3.1 Local Plan Policy CP1 takes a positive approach to development and in 

 particular seeks to secure new housing in existing settlements in order to conserve 

 and enhance the landscape of the AONB and green infrastructure of the district.   

 

4.3.2 This is developed by Local Plan Policy CP14 which requires new development to 

 have regard to the Landscape Character and to the Cannock Chase Area of 

 Outstanding Natural  Beauty (AONB). 

 

4.3.3 In addition to the above the policy within the NPPF relating to AONBs is 

 provided by paragraphs 115 and 116 which state: - 

 

   "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. 

 

   "Planning permission should be refused for major developments in these  

   designated areas except in exceptional circumstances and where it can be  

   demonstrated they are in the public interest." 
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4.3.4 Having had regard to the above it is noted that there are a mixture of red brick 

bungalows and houses with pitched roof shapes within close proximity to the site, 

which are built on varied building lines.  The two storey design of the proposed 4 

x 4 bedroom dwellings with front canopies and front gable end roof features 

would be built roughly in line with the existing bungalow at No 15 Cannock 

Wood.  It is therefore considered that the design of the proposed houses would not 

appear out of keeping to the existing character of the area. 

 

4.3.5 Notwithstanding the above it is considered that the absence of a tree survey from, 

makes it difficult to make an accurate assessment of the proposals impact upon 

the existing trees. However, the site with its trees and hedgerow is both 

prominently located and of high amenity value in the street scene of Cannock 

Wood Street.  The site is seen as being of particularly significance because it acts 

as a connection to the wider open area of the AONB to east of this site when 

viewed from the edge of Hazelslade, as such its appearance contributes to the 

AONB.  The proposed development would involve the construction of dwellings 

on a Greenfield site within the AONB.  The development of this previously 

undeveloped site would therefore introduce built development on the site resulting 

in the loss of mature hedgerows / trees and its general openness and thus cause 

harm to the character and appearance of the AONB, which the site forms a part of.   

 

4.3.5  The loss of the landscape characteristics of the AONB could not be wholly 

 mitigated by development on the site and as such the proposal is considered 

 contrary to Local Plan Policies CP1, CP3, CP14 and the NPPF.  

 

4.4  Impact upon Nature Conservation Interests    

 

4.4.1  The site forms part of a Site of Biological Importance (SBI) and is also adjacent to 

 a Local Nature Reserve (LNR).  As such, the application site is of significant 

 ecological value. Policy CP12 of the Local Plan seeks to safeguard sites and 

 species according to their status and the protection, conservation and enhancement 

 of habitats are  fundamental requirements alongside development ensuring any 

 adverse impacts are mitigated.  

 

4.4.2  Policy CP12 of the Local Plan sates 'Planning permission will be refused for 

 developments resulting in the loss of adverse effects upon a locally designated site 

 unless: - 

 

• there is no alternative suitable site for the proposal, and 

• the need for and the wider sustainability benefits of the proposal outweigh 

 the adverse impacts taking into account the value of the site and; 

• appropriate mitigation measures or new benefits can be provided to 

 compensate for the loss. 

 

ITEM NO. 6.118



Planning Control Committee  

4.4.3 Paragraph 118 of the NPPF states: when determining planning applications, local 

planning authorities should, amongst other things (not relevant to the 

determination of this application)  

 

  "aim to conserve and enhance biodiversity by applying the following

 principles: 

  

  if significant harm resulting from a development cannot be avoided 

 (through locating on an alternative site with less harmful impacts), 

 adequately mitigated, or, as a last resort, compensated for, then planning 

 permission should be refused" 

 

4.4.4  The applicant indicates that the site's ecological value is declining due to the site 

 being covered in scrub and the presence of Japanese Knotweed.  However, the 

 Council Ecologist is of the opinion that the proposal would result in a direct and 

 permanent reduction in area and which there would appear to be no attempt to 

 compensate for.  The Council's Ecologist has also stated that for the loss of the 

 area to be acceptable tangible habitat improvements on other parts of the site must 

 result from the development.  

 

4.4.5 It is considered that further development along the LNR boundary would result in 

 long term ongoing negative impacts that cannot be fully mitigated.  There are 

 current problems along the LNR boundary where it adjoins residential properties 

 resulting from invasion by none native plant species of garden origin and it is 

 considered that the development proposal would exacerbate this further.   

 

4.4.6  Whilst it is noted that there are mitigation suggestions set out within the submitted 

 reptile survey report these are not shown within the landscape plan which clearly 

 states that the remaining part of the site would be retained in its current condition.  

 Without habitat improvements the remaining area of the site is unlikely to support 

 current reptile populations which are protected and priority species.  It would not 

 be considered acceptable to simply move animals into this area in the absence of 

 habitat improvement.  Whilst it is noted that the survey report indicates that there 

 is only a small reptile population present within the development area, this finding 

 should be treated with caution as experience on other local sites have shown that 

 numbers are often significantly higher.  

 

4.4.7  The proposed area of grass land and the pond shown on the indicative reptile 

 mitigation plan are not considered to be adequate compensation for the negative 

 ecological impact that the proposed development would have on this locally 

 important site.  Furthermore, the benefits arising from the development do not 

 outweigh the overall harm. 

 

4.4.8 In addition to the above 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 
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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 would be included in the calculation for the Community Infrastructure 

Levy should the application be approved and as such there is a mechanism for 

mitigation of impact on the Cannock Chase SAC. 

 

4.5 Residential Amenity  

 

4.5.1  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. 

 

4.5.2  The gardens of the proposed dwellings would be between 12-13m long and 130-

156m
2
 in area.  The proposal would therefore comply with the residential 

garden requirements of the Design SPD. 

 

4.5.2  There are residential properties directly adjoining on the south east boundary of 

the site and further properties on the opposite side of Cannock Wood Street.  

The principle of a residential use of the site is not seen as causing any 

significant direct harm to the amenity of the neighbours in terms of loss of 

privacy, noise or overbearing.  The proposed dwellings would comply with the  

space about dwellings standards set out in the Design SPD, which is the policy 

tool used to assess potential impacts on neighbour amenity, in terms of 

overlooking and overshadowing and impacts on outlook.   

 

4.5.3 As such it is considered that the proposal would achieve a good standard of 

residential amenity to both existing occupiers of neighbouring properties and 

future occupants of the proposal. 

 

4.6 Parking and Impact on Highway Safety and Capacity 

 

4.6.1  Paragraph 32 of the NPPF states that development should only be 

 prevented or refused on transport grounds, where the residual cumulative 

 impacts of development are severe. 

 

4.6.2 The proposal incudes the provision of three car parking spaces for each dwelling 

which meets the standards set out ion the Council's guidance.  In addition 

Staffordshire County Highways have no in principle objection to the proposal, 

subject to conditions to provide visibility splay, parking area and cycle parking 

spaces. 

 

4.6.3 It is therefore considered that the proposal would not be detrimental to highway 

safety and would accord with paragraph 32 of the NPPF. 
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4.7   Affordable Housing 

 

4.7.1   Local Plan Policy CP7 requires financial contributions for affordable housing on 

 sites of between 1 and 14 dwellings. However, in light of government guidance 

 the Council is not pursuing S106 Contributions including affordable housing for 

 proposed development of 10 or less dwellings. 

 

4.8 Planning Balance 

 

4.8.1 Policy CP6 limits developments within defined settlement boundaries to infill of 

 small sites as these settlements perform least well in respect of the sustainability 

 of their location and the limited services and limited connections by public 

 transport.  The proposal does not comply with Policy CP6 and therefore conflicts 

 with the purpose of the planning system to contribute to the achievement of 

 sustainable development.  Furthermore, the proposal would result in harm to both 

 the SBI and to the character of the AONB both of which weigh significantly 

 against the proposal. 

 

4.8.2 Although the proposal would have the benefits of contributing towards the 

 objectively assessed housing needs of the District and economic benefits in 

 respect to the construction of the property and the occupiers who would make a 

 significant contribution into the local economy it is considered that these do not 

 outweigh the harm to sustainability arising from the conflict with Policy CP6, the 

 fact that the Council has  a five year housing land supply and the harm to nature 

 conservation interests and the landscape character of the AONB. 

 

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 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 CONCLUSION 

 

6.1 The site is located within the defined village settlement boundary of Hazelslade 

wherein Policy CP6 of the Cannock Chase Local Plan limits housing proposals to 

the development of a small infill sites.  In this case the site is 46 metres wide and 

as such does not constitute a "small site".  Furthermore, the site although abutting 

built development to the south east, does not abut any other built development to 

the north west and forms part of a wide gap within the frontage along that part of 

Cannock Wood Street that effectively stretches approximately 500m up to Hazel 

Slade Primary School with much of this length constituting semi-natural open 

countryside.  As such the proposal does not constitute the development of a small 
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infill site and is therefore contrary to Policy CP6 of the Cannock Chase Local 

Plan. 

 

6.2  The proposal, by virtue of introducing built development onto a Greenfield site, 

would result in a loss of a prominent and verdant site, which forms part of the 

Area of Outstanding Natural Beauty.  The site is of high amenity value within the 

streetscene and the wider area and the proposal would fail to preserve or enhance 

its landscape or scenic character.  The loss of the landscape characteristics of the 

AONB could not be wholly mitigated by development on the site and as such the 

proposal is considered contrary to Local Plan Policies CP1, CP3, CP14 and the 

NPPF.  

 

6.3 The proposed development, due to its location, would result in the loss of part of a 

Site of Biological Importance (SBI).  The site is of important ecological value 

which would be impacted upon by the proposed development, resulting in 

ecological harm to both the SBI and the adjacent Local Nature Reserve (LNR).  

There is insufficient evidence to demonstrate that there are no alternative suitable 

sites for the development and as such the proposal would result in an avoidable 

loss of a local site of ecological value, contrary to Local Plan Policy CP12 and the 

NPPF. 

 

6.4  The proposed area of grass land and the pond shown on the indicative reptile 

 mitigation plan are not considered to be adequate compensation for the negative 

 ecological impact that the proposed development would have on this locally 

 important site.  Furthermore, the benefits arising from the development do not 

 outweigh the overall harm. As such the proposal would be contrary to Local Plan 

Policy CP12 and the NPPF. 
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CH/17/349 

Holme, Kingsley Wood Road, Rugeley, WS15 2UG 

Residential development:- Demolition of existing dwellinghouse down to dpc 

level and erection of new dwellinghouse on same footprint but with raised 

eaves level and re-modelling of roofscape 
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Application No:  CH/17/349 

Received: 21-Aug-2017 

Location: Holme, Kingsley Wood Road, Rugeley, WS15 2UG 

Parish: Brindley Heath 

Ward: Etching Hill and The Heath Ward 

Description: Residential development:- Demolition of existing dwellinghouse down 

to dpc level and erection of new dwellinghouse on same footprint but with raised 

eaves level and re-modelling of roofscape 

 

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. B2 Standard Time Limit 

2. Materials 

3. Exclusion of extensions 

4. Approved Plans 

 

 

 

EXTERNAL CONSULTATION 

 

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 
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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 are familiar 

with the location and surroundings. 

 

It is noted that the proposal is an alternative means of producing the same dwelling, that 

was the subject of the approved application CH/17/022, excluding erection of the 

detached triple garage.   

 

There are still concerns over the scale and design, especially the increased height and the 

size/type of glazing.  However, given the near identical nature of the applications and the 

fact there is an approval in place, there are no comments on the current application.   

 

The Unit requests that the same conditions relating to the proposed development to be 

transferred from the past approval CH/17/022. 

 

Brindley Heath Parish Council 

 

No objection subject to conditions to restrict construction hours and deliveries to protect 

the amenity of the neighbouring occupiers. 

 

County Highways 

 

No objections subject to the imposition of a condition to control access routing/ 

demolition management plan  

 

INTERNAL COMMENTS 

 

Landscape Services 

 

No comments received at time of writing report. 

 

Environmental Protection  

 

No objection subject to a condition requesting an asbestos survey to identify the presence 

of any asbestos.. 

 

Policy Officer 

 

The current proposal would result in the same dwelling in size and design as that 

approved under CH/17/022, when very special circumstances were demonstrated to 

warrant approval.  Conditions were imposed to control materials and remove permitted 

development rights.   

 

RESPONSE TO PUBLICITY 
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Adjacent occupiers notified and a site notice posted. No letters of representation have 

been received. 

 

PLANNING HISTORY 

The most relevant planning history is as follows: - 

 

CH/17/022   - Remodelling of existing dwelling and erection of a detached triple 

garage (departure from development plan) approved subject to 

conditions on 21 March 2017. 

 

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 
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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. 

 

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  

 

2.0  PROPOSAL  

 

2.1  The application seeks planning permission for demolition of the existing 

 dwellinghouse down to dpc level and erection of a  new dwellinghouse on same 

 footprint but with raised eaves level and re-modelling of roofscape.   

 

2.2  The Planning Statement states the proposal would consist of: the rebuilding on 

 most of the footprint of the existing building.  At ground floor this comprises 

 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. 

 

2.3  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. 

 

2.4  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. 

 

2.5   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. 

 

2.6 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. 
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2.7  Planning permission has been granted for the proposal above (CH/17/022) in the 

 form of extensions and alterations to the existing building, rather than total 

 rebuilding.  Total rebuilding has been determined by the applicant’s builder as a 

 more practicable way of proceeding with the project.  

 

2.8  Planning permission has been granted for a detached double garage at the western 

 end of the access drive to the left of the front elevation as part of approval 

 CH/17/022 in May 2017.  The proposed garage would have a footprint of 71 sq m 

 with a hipped roof to a height of 4.8m.  It is intended to commence construction 

 of the garage under the approval granted, therefore it is not included in this 

 application.  

   

2.9  In essence the resulting building would be identical to the one that would have 

 been built pursuant to planning permission CH/17/022 but achieved via complete 

 rebuild rather than by extension. 

   

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): 

 

• CP1 -  Strategy – the Strategic Approach 

• CP2 -  Developer contributions for Infrastructure 

• CP3 -  Chase Shaping – Design 

• CP6 -  Housing Land 

• CP7 -  Housing Choice 

• CP13 - Cannock Chase Special Area of Conservation (SAC) 

• CP14- Landscape Character and Cannock Chase Area of 

 Outstanding Natural Beauty (AONB) 

 

3.5 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, 
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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 The relevant sections of the NPPF in relation to this planning application are as 

follows; 

• 7, 11-14, 17, 49, 50, 56, 57, 58, 60, 61, 64, 79, 80, 81, 87, 88 & 

115 

 

3.9 Other Relevant Documents 

 

• Design Supplementary Planning Document, April 2016. 

• Cannock Chase Local Development Framework Parking 

Standards, Travel Plans and Developer Contributions for 

Sustainable Transport. 

 

4 DETERMINING ISSUES 

 

4.1 The determining issues for the application are; 

 

• Principle of the development in the Green Belt; 

• Other Harm to the Green Belt; 

Impact on the openness of the Green Belt 

Impact on the purposes of including land in Green Belt  

• Impact on the character and form of the area and AONB 

• Impact upon residential amenity, 

• Impact on highway safety,  

• Impact upon the Special Area of Conservation,  

• Affordable housing. 

 

4.2 Principle of the Development  

 

4.2.1  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. 

 

4.2.2  The stages in taking decisions on applications within the Green Belt are as 

 follows.   
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 In the first instance a decision has to be taken as to whether the proposal 

 constitutes appropriate or inappropriate development.   

 

 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. 

 

 If the proposal is determined to constitute appropriate development then it 

 should be approved unless it results in significant harm to acknowledged 

 interests. 

 

4.2.3  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. 

 

4.2.4  Whether a proposal constitutes inappropriate development is set out in 

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

 

4.2.5 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 replacement of a building, provided the building is in the same use  

 and not materially larger than the one it replaces" 

 

    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.” 

 

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

one of the above exceptions.  However, in this case it is clear that the 

replacement building would be materially larger than the one it replaces and 

would have a materially greater impact on openness of the Green Belt and 

therefore the proposal constitutes inappropriate development in the Green Belt. 

 

4.2.7  In the previous approval for application CH/17/022 the applicant demonstrated 

that the fall-back position of utilising permitted development rights would have a 

far greater impact on openness of the Green Belt  and therefore constituted very 

special circumstances.  It is considered that these considerations  carry equal 

weight in the determination of this current application. 
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4.2.8  As such it is considered that very special circumstances exist and that the 

 proposal is acceptable at this Green Belt location 

 

4.3    Design and impact on the Character and Form of the Area and AONB 

 

4.3.1  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.”  

 

4.3.2 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. 

 

4.3.3  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%." 

 

4.3.5 In this respect the AONB Unit have noted that the proposal is an  alternative 

 means of producing the same dwelling, that was the subject of the approved 

 extant application CH/17/022 and although they still have concerns relating to 

 scale and design of the proposal, they have no further comment to make to the 

 proposal, subject to the imposition of the same conditions attached to planning 

 approval CH/17/022. 

 

4.3.6 Taking the above into account, it is concluded that the proposal would be 

 acceptable with regard to the character and form of the area, as it is no different 

 in scale, design or footprint than the extant permission and conditions would be 
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 imposed to control materials and remove permitted development rights.  This 

 will give the Council more control on the finished materials of the proposal to 

 ensure that a palette of materials sympathetic to the Green Belt is achieved and 

 also control the addition of other outbuildings which have potential to harm the 

 openness of the Green Belt. 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. 

 

4.4   Impact upon Residential Amenity  

 

4.4.1  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.   

 

4.4.2  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 

 

4.4.3  Therefore the proposed redeveloped 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. 

 

4.5   Access and Parking  

 

4.5.1  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. 

 

4.5.2  It is therefore considered that the proposal would not be detrimental to highway 

 safety and would accord with paragraph 32 of the NPPF. 

 

4.6  Impact upon the Special Area of Conservation (SAC).   

 

4.6.1  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. 

 

ITEM NO. 6.137



Planning Control Committee  

 

4.7  Affordable Housing 

 

4.7.1   Local Plan Policy CP7 requires financial contributions for affordable housing on 

 sites of between 1 and 14 dwellings. However, in light of government guidance 

 the Council is not pursuing S106 Contributions including affordable housing for 

 proposed development of 10 or less dwellings. 

 

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  CONCLUSION 

 

6.1  For the reasons set out above it is acce4pted that very special circumstances exist 

 that justify approval of the proposal in this Green Belt location. 

 

6.2 The proposal is considered acceptable in respect to acknowledged interests. 

 

 6.2  Impacts on the Cannock Chase SAC would be mitigated through the CIL. 

 

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

attached conditions.  
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CH/17/389 

Pye Green Valley between Greenheath Road and Cannock Road, 

Hednesford, Cannock, WS12 4AZ 

Application to vary condition 26 to substitute plot house types to incorporate 

revised housing mix and to remove condition 25 which required revised 

drawings to be submitted in respect to the apartment block of planning 

permission CH/14/0268 
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Application No: CH/17/389 

Received: 12/10/2017 

Location: Pye Green Valley between Greenheath Road and Cannock Road 

Parish: Hednesford 

Ward: Hednesford Green Heath Ward 

Description: Application to Vary Condition 26 to substitute House Types to Incorporate the 

Revised Housing Mix and to Remove Condition 25 which Required Revised Drawing to be 

Submitted in Respect of the Apartment Block of Planning Permission CH/14/0268. 
Application Type: Full. 

 

Recommendation:   Members resolve that they are minded to approve, subject to the completion of a 

Section 106 agreement and the following conditions and subject to no additional material issues 

arising as a result of the extended period of consultation. 

 

Reason for Granting Permission 
 

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

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

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

Planning Policy Framework. 

 

Reason for Committee Decision: 

The application has been requested to be presented to Planning Committee by Cllr Linda Tait 

as it involves agreement of the affordable housing provision. 

 

Conditions 

 

1. The development hereby permitted shall not commence until details of the materials 

to be used for external surfaces including boundary treatments are submitted to and 

approved by Local Planning Authority. 

 

Reason  

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

CP3 and the NPPF. 

 

2. No trees or hedges on the site shall be cut down, topped, lopped, uprooted or 

removed without the prior written permission of the Local Planning Authority nor 

shall they be wilfully damaged or destroyed. 

 

Any trees or hedges which, within a period of 5 years from completion of the 

development are cut down, topped, lopped or uprooted without permission of the 

Local Planning Authority or become seriously damaged or diseased or die shall be 

replaced in the next planting season with similar size and species unless the Local 

Planning Authority gives written consent to any variation. 

 

Reason 

The existing vegetation makes an important contribution to the visual amenity of the 

area in accordance with Local Plan Policies CP3, CP14, CP12 and the NPPF. 
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3. No part of the development hereby approved shall be occupied until a scheme 

detailing the external environment-landscape, including planting, fencing, walls, 

surface treatment & construction details for the Phase 2 site has been submitted to 

and approved by the Local Planning Authority. The details shall be in the form as 

specified in Annex C of the Supplementary Planning Guidance 'Trees, Landscape 

and Development'. 

 

Reason 

In the interest of visual amenity of the area and in accordance with Local Plan 

Policies CP3, CP12, CP14 and the NPPF. 

 

4. No part of the development hereby approved shall be occupied until a plan showing 

the phasing of the landscape works on the Phase 2 has been submitted to and 

approved by the Local Planning Authority. 

 

Reason 

In the interest of visual amenity of the area in accordance with Local Plan Policies 

CP3, CP12, CP14 and the NPPF. 

 

5. The approved landscape works pursuant to Condition 3 shall be carried out in 

accordance with the timetable detailed on the approved phasing plan unless otherwise 

agreed in writing by the Local Planning Authority.  

 

Reason 

In the interest of visual amenity of the area in accordance with Local Plan Policies 

CP3, CP12, CP14 and the NPPF. 

 

6. Any trees or plants which within a period of five years from the date of planting die, 

are removed or become seriously damaged or diseased, shall be replaced in the 

following planting season with others of similar size and species unless the Local 

Planning Authority gives written consent to any variation. 

 

Reason 

In the interests of visual amenity of the area in accordance with Local Plan Policies 

CP3, CP12, CP14 and the NPPF. 

 

7. Prior to the occupation/ use of any dwelling or building, a Landscape Management 

Plan shall be submitted to and approved by the Local Planning Authority. The plan 

shall stipulate the future management and maintenance of the proposed and existing 

landscape features including all trees and hedges within and overhanging the site. 

 

Reason 

In the interests of visual amenity of the area in accordance with Local Plan Policies 

CP3, CP12, CP14 and the NPPF. 

 

8. The site landscape, following completion, shall be managed in accordance with the 

approved Management Plan, unless otherwise agreed in writing by the Local 

Planning Authority. 
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Reason 

In the interests of visual amenity of the area. In accordance with Local Plan Policies 

CP3, CP12, CP14 and the NPPF. 

 

9. The development hereby approved  shall not commence or any actions likely to 

interfere with the biological function of the retained trees and hedges shall take place, 

until details for tree and hedge protection fro the site have been submitted to and 

approved by the Local Planning Authority. Details shall include the position and 

construction of all fencing and the care & maintenance of the trees & hedges within. 

 

Reason 

The existing vegetation makes an important contribution to the visual amenity of the 

area. In accordance with Local Plan Policies CP3, CP12, CP14 and the NPPF. 

 

10. No part of the development shall commence until details of all arboricultural work 

have been submitted to and approved by the Local Planning Authority. Details shall 

include a method statement and schedule of works. 

 

Reason 

The existing vegetation makes an important contribution to the visual amenity of the 

area and in accordance with Local Plan Policies CP3, CP12, CP14 and the NPPF. 

 

11. Any approved arboricultural work shall be carried out fully in accordance with the 

submitted details including timetable and to BS 3998 Tree Work & BS 5837 Trees in 

Relation to Construction, unless otherwise approved in writing by the Local Planning 

Authority. 

 

Reason 

To ensure the retention and appropriate maintenance of the existing vegetation which 

makes an important contribution to the visual amenity of the area. In accordance with 

Local Plan Policies CP3, CP12, CP14 and the NPPF. 

 

12. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) (England) Order 2015 (or any Order revoking and re-

enacting that Order with or without modification), no walls, fencing or other means 

of enclosure shall be erected between the dwelling and the highway without an 

express grant of planning permission from the Local Planning Authority. 

 

Reason  

To ensure that the open plan character of the estate is not prejudiced by random 

enclosure of garden and other open spaces and to ensure compliance with Local Plan 

Policy CP3 - Chase Shaping - Design and the NPPF. 

 

13. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) (England) Order 2015 (or any Order revoking and re-

enacting that Order with or without modification), no development within Part 1 of 

Schedule 2 to the Order shall be carried out without an express grant of planning 

permission, from the Local Planning Authority, namely: 
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 •    The enlargement, improvement or other alteration of the   

  dwellinghouse; 

 •    The enlargement of the dwellinghouse consisting of an addition or  

  alteration to its roof; 

 •    Any other alteration to the roof of the dwellinghouse; 

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

  dwelling; 

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

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

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

  improvement or other alteration of such a building or enclosure; 

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

  surface for any purpose incidental to the enjoyment of the   

  dwellinghouse as such; 

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

   container for the storage of oil for domestic heating; or 

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

  dwellinghouse or within the curtilage of the dwellinghouse. 

 

Reason  

The Local Planning Authority considers that such development would be likely to 

adversely affect the amenity of neighbouring occupiers and the character of the area. 

It is considered to be in the public interest to require an application to enable the 

merits of any proposal to be assessed and to ensure compliance with Local Plan 

Policy CP3 - Chase Shaping - Design and the NPPF. 

 

14. No dwellings shall be occupied until the site has been remediated in accordance with 

the recommendations of the Geo-Environmental Assessment  by GEO Environmental 

Group , dated 4
th

 October 2014 and a validation report has been provided to the Local 

Planning Authority showing 

 

(i) Independent confirmation of the satisfactory incorporation of gas 

protection measures to traffic light classification of ‘Amber 1’ and 

(ii) How hot spots of ground contamination have been remediated and any 

action taken to address any unforeseen contamination issues arising 

during the development. 

 

Reason 

To protect and improve the quality of “Controlled Waters” receptors on and in the 

vicinity of the site. 

 

The site was historically occupied by the West Cannock Colliery and associated spoil 

heaps spread across much of the site.  This spoil and any other material associated 

with the colliery may be contaminated with heavy metals, PAH and other 

contaminants.  As such, the distribution, thickness and composition of any Made 

Ground on the site should be thoroughly investigated to enable the quantification of 

risks posed to “Controlled Waters” receptors, namely the groundwater held within the 

underlying Principal and Secondary A aquifers and the stream to the west of the site. 
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National Planning Policy Framework (NPPF) paragraph 109 states that the planning 

system should contribute to and enhance the natural and local environment by 

preventing both new and existing development from contributing to or being put at 

unacceptable risk from, or being adversely affected by unacceptable levels of water 

pollution.  Government policy also states that planning policies and decisions should 

also ensure that adequate site investigation information, prepared by a competent 

person, is presented (NPPF, paragraph 121). 

 

15. No infiltration of surface water drainage into the ground shall be permitted other than 

with the express written consent of the Local Planning Authority, which may be 

given for those parts of the site where it has been demonstrated that there is no 

resultant unacceptable risk to controlled waters.  The development shall be carried 

out in accordance with the approval details. 

 

Reason 

To protect and improve the quality of “Controlled Waters” receptors on and in the 

vicinity of the site. 

 

National Planning Policy Framework paragraph 109 states that the planning system 

should contribute to and enhance the natural and local environment by preventing 

both new and existing development from contributing to or being put at unacceptable 

risk from, or being adversely affected by unacceptable levels of water pollution. 

 

16. Notwithstanding the submitted details relating to the re-aligned Green Heath Road 

construction details shall be submitted to and approved in writing by the Local 

Planning Authority before the development commences.  The works shall thereafter 

be constructed in accordance with the approved details prior to the development 

being first brought into use. 

 

Reason 

In the Interests of highway safety in accordance with the NPPF and Local Plan Policy 

CP3. 

 

17. Before construction works of any kind are commenced on site a Construction 

Management Plan shall be submitted to, and approved in writing by the Local 

Planning Authority.  The submitted Construction Management Plan shall include the 

following details:- 

 

- The routeing of construction vehicles to and from the site including measures 

 to mitigate the impact on the local highway network; 

- Parking facilities for vehicles of site personnel, operatives and visitors; 

- Arrangements for the loading and unloading of plant and materials; 

- Areas of storage for plant and materials used during the construction of the 

 proposed development; 

- Measures to prevent the deposition of deleterious material on the public 

 highway during the construction of the proposed development; 

- The Construction Management Plan shall be adhered to for the duration of the 

 construction phase. 

- The method of piling should piling be used. 
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Reason 

In the interests of highway safety. 

 

18. No dwelling hereby approved shall be occupied until the mitigation measures set out 

in the 

 

(i) Noise Impact Assessment by Watermans, dated September 2015, and 

the 

(ii) Air Quality Assessment by Watermans, dated September 2015 

 

have been implemented in full and verification of implementation has been submitted 

in writing to the Local Planning Authority. 

 

 Reason 

 In the interests of the amenity of nearby residents in accordance with Local Plan 

 Policy CP3 and the NPPF. 

 

19. The development shall be in accordance with the approved drawings and plans: - 

 

a. Location Plan Rev A PYE-PL.268.LP  

b. Site Layout Rev AB PYE-PL.268.02  

c. Housetype Alnwick ALN- 368  

d. Housetype Hatfield HT-969  

e. Housetype Roseberry RS-1096  

f. Housetype Kendall KL-1190  

g. Housetype L4 L4-1096  

h. Housetype L2 L2-810  

i. Housetype 1 Bed Apartments APA-534/538-01 

j. Housetype  ALN-PL.01 (REV A) 

k. Housetype CHE-PL.01  

l. Housetype CHE-PL.02  

m. Housetype CHE-PL.03  

n. Housetype CLA(CR)-PL.01  

o. Housetype CLA(CR)-PL.02 

p. Housetype CLA-PL.01  

q. Housetype CLA-PL.02  

r. Housetype COR-PL.01  

s. Housetype COR-PL.02  

t. Housetype HAN-PL.01 

u. Housetype HAN-PL.02  

v. Housetype L3-PL.01  

w. Housetype LUM-PL.02  

x. Housetype LUM-PL.03  

y. Housetype MOR-PL.01  

z. Housetype MOR-PL.02  

aa. Housetype MOS-PL.01  

bb. Housetype ROS-PL.01  

cc. Housetype ROS-PL.02  

dd. Housetype RUF-PL.01  
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ee. Housetype RUF-PL.02 REV A  

ff. Housetype RUNS-PL.01  

gg. Housetype SHR-PL.01  

hh. Housetype SOU-PL.01  

ii. Housetype WIN-PL.01  

jj. Housetype WIN-PL.02  

kk. Housetype WOL-PL.01 

ll. Phased Landscaping Plan PYE-C4PL Rev A  

mm. Geo Environmental Phase 1 and 2 GEG-14-320/PI-PII 02  

nn. Noise Assessment WIE10023.R.1.2.1.RA  

oo. Air Quality Assessment WIE10023.R.2.2.1 CB  

pp. Site Waste Management Plan September 2009 

qq. Design and Access Statement 

rr. Garages: GAR-PL.01  

Reason 

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

 

EXTERNAL CONSULTATIONS  

 

Hednesford Town Council 

No comments received. 

 

INTERNAL CONSULTATIONS 

 

Strategic Housing Officer 

The proposal to vary the house types and removal of 2 bedroom apartments is better suited to 

meeting the needs of the District.  The original house type mix was agreed back in 2009 and 

following the significant changes brought about by Welfare reform 2 bedroom flats would be 

very difficult to let and most registered providers would not agree to manage them. Family 

homes remain in high demand in the District and although the revised proposal results in the 

loss of 2 properties, the properties that will be provided will be in high demand.  Overall the 

development will provide 29% affordable housing which is above the current policy 

requirement of 20% on developments of 15 and above. 

 

RESPONSE TO PUBLICITY 

 

The application was advertised by neighbour letter, newspaper advertisement and site notice.  

 

No letters of representation have been received. 

 

 

RELEVANT PLANNING HISTORY 

 

CH/08/0386: - Details of distributor road alignment, design, crossings and junctions 

(including) and landscaping (Reserved Matters) 

 

 

CH/14/0268: - Residential Development: - Erection of 425 dwellings and associated 

infrastructure (Application for approval of Reserved Matters including - 

access, appearance, landscaping, layout and scale). 
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 The implementation of the permission was split into two phases. 

 

 The permission was subject to condition 25 which stated 

 

 Notwithstanding the submitted plans the construction of the apartment blocks 

in Phase 2 shall not commence until drawings showing revised designs for the 

proposed apartment blocks have been submitted to and agreed in writing with 

the Local Planning Authority.  Thereafter the apartments shall be built in 

accordance with the approved drawings. 

  

 This condition was added because it was considered that the design of the 

elevations of the apartment block were not acceptable. 

 

CH/16/254:  Non-Material Amendment to remove condition 17 from planning permission 

CH/14/0268 (Removal of Permitted Development Rights) 

 

 

1. SITE AND SURROUNDINGS 

 

 

1.1 The application site is the southern part of the wider Pye Green Valley development 

site, the northern part of which has been substantially built out. 

 

1.2 To the north there is the remaining part of the development and to the west of the new 

link road across are open fields.  To the east are properties fronting onto Greenheath 

Road/ Stanley Road. 

 

1.3 The site lies within, the main urban area of Hednesford and is unallocated and 

undesignated in the Cannock Chase Local Plan. 

 

2. PROPOSAL 

 

2.1 The applicant, is seeking permission for vary condition 26 to substitute house types 

 to incorporate revised housing mix and to remove condition 25 which required revised 

 drawing to be submitted in respect of the apartment block of planning permission 

 CH/14/0268. 

 

2.2 In terms of the effect on the approved layout this means that it is proposed to 

 

(i) Eliminate the larger apartment block (15x 2bed flats) on the site 

(ii) Replace it with five dwellings (house types Hatfield, Kendal, Winster 

and Roseberry) (effectively bringing them forward from within the 

site). 

(iii) Filling the void left by the above with Chedworth, Moseley and 

Rufford house types for Plots 383 to 388. 

(iv) Replacement of the dwellings at plots324/325 with house type L4.. 

(v) Change of house types at Plots 394 to 398 and Plot 364 with house 

type L2 forming two bock of three terrace houses. 
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(vi) Change of the smaller block of apartments from 6x 2 bed to 6 x 1bed). 

(vii) Plots 384, 385, 405 and 406 (Alnwick housetype) changed to shared 
ownership 

 

2.3 In support of the application the applicant has stated: - 

 

  “The affordable housing obligations in phase 1 of the scheme (72 dwellings 

 out of 237 new homes are currently being delivered in partnership with 

 Walsall Housing Group. 

 

  Phase 2 of the development included affordable housing proposals that were 

 compliant with the agreement as follows: - 

 

 

No Units Unit Type Prop 

Type 

Pers m
2
 Ft

2
 

21 2B3P Flat 2 60.4 650 

8 2B4P House 4 75.2 809 

11 3B5P House 5 83.1 895 

0 4B6P House 6 103.0 1,109 

40      

 

  

No Units Unit Type Prop 

Type 

Pers m
2
 Ft

2
 

8 2B3P House 3 50.9 548 

2 2B3P House 3 58.6 631 

3 3B4P House 4 70.7 761 

1 4B7P House 7 113.5 1,222 

14      

 

 

  Following discussions with the Council‘s Housing Strategy Team and based 

 on feedback from registered Providers, it became evident that the housing 

 needs that were expected to be met when the original planning agreement was 

 signed have long since changed. 

 

  The Council’s Developer Contributions Supplementary Planning Document 

 (July 2015) confirms tan optimum affordable housing property mix for new 

 schemes as follows: - 

 

    1bed = 10% 

    2bed = 60% 

    3bed = 25% 

    4bed = 5%  

 

  This is in the context of new projects being required to deliver 20% affordable 

 housing with an 80:20 tenure split between social rented and shred ownership. 
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  In addition to the Council’s own policy changes, nationally the introduction of 

 the so called Bedroom tax has materially impacted on the demand for 2 

 bedroom apartments.  Registered providers do not want to house families in 

 such properties but the imposition of the spare bedroom levy means they 

 would have no choice other than to do this.  As such Providers are now 

 generally unwilling to acquire such properties. 

 

  In this context, but also given the fact that a reserved matters planning 

 consent had been granted and Persimmon had acquired the site based on 

 reasonable assumptions about delivery of the affordable housing as consented, 

 the affordable housing included in Phase 2 has been reviewed to try and find a 

 solution that delivers housing that meets current needs, will be of interest to 

 Registered Providers and which will be financially viable for Persimmon to 

 deliver. 

 

  The revised affordable hosing proposals for Phase 2 are bow confirmed as 

 follows: - 

 

No 

Units 

Unit 

Type 

Prop 

Type 

Pers m
2
 Ft

2
 Rented 

6 1B2P Flat 2 46.5 500 Social 

2 2B3P House 3 58.6 631 Social 

14 2B4P House 4 75.2 809 Social 

11 3B5P House 5 83.1 695 Social 

2 4B6P House 6 103.0 1,109 Social 

35       

 

  

No 

Units 

Unit 

Type 

Prop 

Type 

Pers m
2
 Ft

2
 Interme

diate 

8 2B3P House 3 50.9 548 Shared 

4 2B3P House 3 58.6 631 Shared 

3 3B4P House 4 70.7 761 Shared 

1 4B7P House 7 113.5 1,222 Shared 

14       

 

  The 51 affordable dwellings in phase 2 equates to 28% of total dwellings and 

 is split 69% social rented and 31% shared ownership.   

 

  To be financially neutral for Persimmon, replacing the 21No 2 Bedroom flats 

 primarily with 2, 3 and 4 bedroom houses, does require there to be a small 

 concession ton the total number of affordable dwellings the scheme can be 

 expected to be deliver and a minor change to the overall tenure split of these 

 dwellings. 

 

  These revised proposals are therefore at minor variance to the requirements of 

 the S106 agreement and this application. If approved, will therefore require 

 amendment ton that agreement. 
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  Persimmon will still be delivering 123 affordable dwellings on the site –only 2 

 less than the 30% requirement- and the vast majority of these dwellings are for 

 social rent. 

 

  Phase 1 Phase 2 Total 

Overall Dwellings 237 179 416 

Affordable Dwellings 72 51 123 

Percentage of Affordable 
Housing 30% 28% 29% 

Rented 54 35 89 

Shared Ownership 18 16 34 

Rented % 75% 69% 72% 

Shared Ownership % 25% 31% 28% 

 

 

 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)  

 

 CP1: - Strategy 

 CP3: - Design 

   CP7: - Housing Choice 

   

National Planning Policy Framework  

 

3.4  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 introduced a “presumption in favour of 

sustainable development”. 

 

3.5  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. 

 

3.6 Relevant paragraphs within the NPPF include paragraphs: - 

 

  11-14, 17, 47, 49, 50, 56, 60, 61, 64. 

 

3.7 Other relevant documents include: - 

ITEM NO. 6.152



 

  Developer Contributions and housing Choices Supplementary Planning  

  Document (July 2015). 

 

4. DETERMINING ISSUES 

 

4.1  When planning permission is granted, development must take place in accordance 

with the permission and conditions attached to it, and with any associated legal 

agreements.  However, new issues may arise after planning permission has been 

granted, which require modification of the approved proposals. Where these 

modifications are not fundamental or substantial, but still material in nature, a 

developer may seek to obtain approval for the changes through the provision of 

Section 73 of the 1990 Town and Country Planning Act.  

 

4.2 An application can be made under section 73 of the Town and Country Planning Act 

1990 to vary or remove conditions associated with a planning permission. One of the 

uses of a Section 73 application is to seek a minor material amendment, where there is 

a relevant condition that can be varied (Paragraph: 013 Reference ID: 17a-013-

20140306 of the Planning Practice Guidance). 

 

4.3 Section 73(2) of the 1990 Act states: - 

 

On such an application the local planning authority shall consider only the question of 

the conditions subject to which planning permission should be granted, and— 

 

(a)   if they decide that planning permission should be granted subject to 

conditions differing from those subject to which the previous 

permission was granted, or that it should be granted unconditionally, 

they shall grant planning permission accordingly, and 

 

(b)   if they decide that planning permission should be granted subject to the 

same conditions as those subject to which the previous permission was 

granted, they shall refuse the application. 

 

4.4  The determining issues for the application are:- 

 

  (i)  Whether the type and tenure of the revised affordable housing  

   provision is acceptable. 

  (ii) Whether the revised layout is acceptable. 

  (iii)  Whether the elevational details to the apartment block renders  

   Condition 25 unnecessary. 

 

4.5 Revised Affordable Housing Provision  

 

4.5.1 The Council’s guidance for the provision of affordable housing provision is set out in 

Policy CP7 Housing Choice and the Developer Contributions and Housing Choices 

SPD.  This requires 20% affordable housing provision on sites of more than 15 

dwellings with a tenure split of 80% social rented and 20% intermediate housing 
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4.5.2 In this respect it is noted that the overall proposed affordable housing provision of 

29% more than meets the 20% required under the Local Plan.  However, the tenure 

mix of 72% rented 28% shared ownership is slightly skewed in favour of shared 

ownership (a ratio of 80:20 is set out in Policy). 

 

4.5.3 However, the comments of the Strategic Housing Officer are accepted and it is 

considered that any shortfall in the tenure mix is outweighed by the fact that the 

overall mix reflects current housing needs. 

 

4.5.3 As such, on balance the proposed revision to the package of affordable housing is 

considered acceptable. 

 

4.6 Whether the Revised Layout is Acceptable 
 

4.6.2 In respect to issues in relation to design 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. 

 

 4.6.3  In addition to the above paragraph 60 of the NPPF states that “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. 

 

 4.6.4 Given the above, it is noted that the proposed house types L2 and L4, as with the 

 other house types mentioned above, have already  been accepted on the previously 

 approved scheme under Phase 1 and therefore are considered acceptable on this site. 

  

 4.6.5 The amendment of house types also would have no significant impact in respect to 

 residential amenity or the layout of the estate. 

 

 4.6.6 As such it is considered that the proposal would be well-related to existing buildings 

 and their surroundings and would constitute good design and achieve a good standard 

 of residential amenity and in this respect would be in accordance with Policy CP3 of 

 the Local Plan and the NPPF. 

 

4.7 Whether the Elevational Details to the Apartment Block Renders Condition 25 

Unnecessary 
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4.7.1 Condition 25 was placed upon the previous permission due to the fact that although 

the scale and massing of the apartment building was considered acceptable the 

architectural detailing of the proposed building was not provided at that stage. 

 

4.7.2 Plans have been submitted showing the elevational treatments of the apartment block 

which include a mix of brick and render and two projecting stretcher courses which 

help to break up the mass of the building, together with feature sill and lintels. 

 

4.7.3 As such the elevation treatment is considered acceptable and therefore there is no 

objection to the removal of Condition 25, as it is no longer necessary. 

 

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 principle of residential development at this site was established under the 

 previous consent.  The current proposal seeks to alter the affordable housing 

 provision (and alterations to the layout pursuant top this aim) so that it reflects the 

 needs of the community as they exist today, current  policy and guidance and changes 

 in housing legislation. 

 

6.2 The affordable housing mix is considered on balance to be acceptable. 

 

6.2  The layout and house types involved in the proposed amendments to the layout are 

 considered acceptable. 
 

6.3 The proposal is therefore considered acceptable having had regard to the Cannock 

 Chase Local Plan and the NPPF and the proposal is recommended for approval. 

 

6.4 Given that the granting of a permission under Section 73 constitute the granting of a 

 new permission which would exist in its own right side by side with the old 

 permission it is necessary to attach the original conditions, in as much that they are 

 still relevant to the proposal (if they are already discharge there is no need to attach 

 them).  As a consequence the conditions have been assessed and an update schedule is 

 attached.  Similarly a new section 106 agreement would have to be completed. 

 

6.5 However, due to a legal requirement the applicant has had to amend the red line 

 boundary so  that it reflects that of the original consent. This would require 

 reconsultation for a period  of 21 days which extends beyond the date of Planning 

 Committee.  In order to progress the  application quickly (rather than defer the 

 application to 3rd January 2018)  it is recommended that members resolve to grant the 

 application subject to the attached conditions and the completion of a new section 106 

 agreement and subject to no additional material issues arising as a result of the 

 extended period of consultation. 
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CH/16/212 

414, Rugeley Road, Hednesford, Cannock, WS120QP 

Proposed front extension with internal alterations (resubmission of 

CH/15/0273) 

 

 

ITEM NO. 6.156



Location Plan 
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Block Plan 
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Existing and Proposed Site Plan 
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Existing Elevations 

ITEM NO. 6.160



Proposed Elevations 
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Application No: CH/16/212 

Received: 14/06/2016 

Location: 414 Rugeley Road, Hednesford, 

Parish: Brindley Heath 

Ward: Hednesford North Ward 

Description: Proposed Front extension and Chimney 
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. 

 

Reason for Committee Decision: 

 

Conditions 

 

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

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

 

Reason 

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

1990. 

 

2. The chimney hereby approved and the appliance that it serves shall not be brought 

into use until a HETAS Certificate of Compliance or other appropriate Building 

Control Compliance Certificate has been submitted to and verified in writing by the 

Local Planning Authority.   

 

3. In the event that compliance with HETAS requires the raising of the height of the 

chimney a scheme for the raising of the height of the chimney shall be submitted to 

and approved in writing by the Local Planning Authority before construction of the 

chimney shall commence.  That new chimney and the appliance that it serves shall not 

be brought into use until a HETAS Certificate of Compliance or other appropriate 

Building Control Compliance Certificate has been submitted to and verified in 

writing by the Local Planning Authority.   

 

Reason 

In order to protect the amenity of the occupiers of the adjacent residential properties 

from smoke potentially emitted from the chimney. 

  

4. The development shall not commence until details of the external materials to be used 

in the construction of the extension shall be submitted to and approved in writing by 
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the Local Planning Authority.  No materials other than those approved shall be used 

unless otherwise approved in writing by the Local Planning Authority. 

 

Reason 

In the interests of protecting the character of the area in accordance with Policies CP3 

and CP14 of the Cannock Chase Local Plan and the NPPF. 

 

5. Approved plans. 

 

 4000-405-01B 

 4000-405-02D 

 4000-405-03E  

 

6. Notwithstanding the details of the approved plans this permission shall relate solely to 

the extension to front and shall not relate to any other detail, including any alteration 

to the dropped kerb, vehicular access or alteration to the drive. 

 

Reason  

In the interests of clarity to what is hereby permitted. 

 

7. Note to the Developer 

The property is situated within a designated smoke control area, within which it is an 

offence to emit smoke from a chimney of a building.  It is also an offence to acquire 

an “unauthorised fuel”, such as logs, for use within a smoke control area unless it is 

used in an “exempt” appliance (“exempted” from the controls which generally apply 

in the smoke control area).   Exempt appliances are appliances (ovens, wood burners 

and stoves) which have been exempted by Statutory Instruments (Orders) under the 

Clean Air Act 1993 or Clean Air (Northern Ireland) Order 1981.  These have passed 

tests to confirm that they are capable of burning an unauthorised or inherently smoky 

solid fuel without emitting smoke. A full list can be found at 

https://smokecontrol.defra.gov.uk/appliances.php?country=england.  
 

EXTERNAL CONSULTATIONS  

 

Brindley Heath Parish Council 

The parish council has no objections to the proposal but would comments as follows: - 

 

The property is in a prominent position just within the boundary of the AONB.  The applicant 

home along with most other neighbouring properties in this scetio0n of road, are constructed 

in facing bricks. The proposal involves building the front extension in block and render 

which would be inconsistent and not complimentary to the character of the ASONB where 

finish of material and choice of colour is one of the most important design factors in reducing 

the impact of the building on the landscape.  The use of brickwork would be more in keeping 

with the AONB’s landscape character, surrounding homes and existing fabric of this 

property. 
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Members do not however understand that each application is judged ion its own merits and 

will support the decision taken, based on your own planning knowledge and expertise. 

 

There is a grass verge in front of the property and the applicant is proposing to remove it and 

install a dropped kerb fro the whole length of the frontage.  Members would much prefer to 

see the dropped kerb span for just a standard vehicle’s width. Aesthetically this would be 

more pleasing as it is consistent with a residential design and other neighbouring properties,.  

We assume you would consult County Highways on this matter. 

 

The plans show a chimney.  It is our understanding that this is a ‘smokeless zone’, unless the 

applicant needs this structure for some form of ventilation or smokeless heating system  

 

Building Control 

No comments made. 

 

INTERNAL CONSULTATIONS 

 

Environmental Health 

 

This is a resubmission of CH/15/0273 that was previously refused. Environmental Protection 

were not consulted on that particular application. 

 

The proposed plans, elevation and section drawing ref 02E shows that the development 

incorporates a new chimney. This Department has received ongoing complaints of alleged 

smoke nuisance from wood burners at the application premises and this particular aspect of 

the proposals is of concern. No information has been provided as to what appliance the new 

chimney is intended to serve. 

 

Ensuring that the correct height of the chimney is essential and  I understand that a minimum 

discharge height of 4.5m above the appliance height is specified, although this may need to 

be increased depending on the circumstances. There should be an open termination to the 

chimney and the height should be sufficient to clear pressure zones created by the wind 

hitting the roof. Discharges from external chimneys can also be affected by cold weather 

effects, poor up draught and condensation, particularly if uninsulated.    
 

Expert advice on the chimney construction and height should be sought from Building 

Control to ensure that the proposals for the chimney comply with current building regulations 

Approved Document J – Combustion appliances & fuel storage systems.  

 

Environmental Protection offers no objections in principle providing the work is done in an 

appropriate manner. 

 

Suggest the impostion of the attached informative. 
 

 

RESPONSE TO PUBLICITY 

 

The application was advertised by neighbour letter and site notice. Objections have been 

received raising the following issues: - 
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The drawings submitted do not show the right dimensions with regard to the property. 

 

The proposal is to render the extension and the whole bungalow, of which would stand out 

like a sore thumb and would not be in character with the street scene. 

 

The building in question up until 410 are in an area of outstanding natural beauty, under 

AONB guidelines- rendering the property has to come through planning.  This is because of 

the character of AONB. 

 

He has abused the grass verge in front of his property by using it to park his for sale vehicles 

–which has been brought to officer’s attention. 

 

He is now asking for county to sign over the grass verge which I and my husband are against, 

as this embraces the area of the properties. Which I believe he will rip up and abuse. 

 

The applicant is proposing to put another chimney on the extension.  He has two chimneys 

already on his property which both have log burners fitted into fire places, which area causing 

the occupiers of No 416 stress and problems, of which officers are investigating and which is 

ongoing. 

 

[The occupiers of] No414 are proposing to drop the curb the full length of his property.  For 

what reason would this be needed.  This would make it look like a garage forecourt which 

would not be in keeping with the area. 

 

Previously plans were submitted for a front extension as it was.  Bricks were to match 

existing or as close, front still had a lawn and conifer trees which was beneficial to the area of 

outstanding natural beauty to which this property lies in. And when Mr Dale bought the 

property, he submitted explains which Brindley Heath parish was against and so were 

[Council] officers at District level. 

 

Mr Day drew up another set of plans which officers still had concerns with.  Mr Dale by then 

had decided to remove all the trees out of his property, vandalised the hedge between 414 and 

416, then decided to take a good proportion of his lawn up, and also the grass verge in front 

of his property that the Council had been cutting as recently as last year.  His lawn has been 

replaced with gravel, after being informed by Officers that it could not be tarmac.  These set 

of plans are the resubmission of CH/15/0-273.  On these resubmissions there are more 

additions that are of detriment to the plans as a whole. 

 

The drawings are not right scale wise. 

 

[Mr Dale] wants to fit another chimney, although he has another two producing smoke from 

log burners, which Environmental Health Officers are investigating as a health hazard to the 

[occupiers of No416 and his] wife.  The third chimney is for potential use of a third log 

burner which is even closer to the window in the roof at No416 and elevate the situation 

more. 

 

The applicant proposes to render the all existing brickwork to front and side and there is no 

need to do this as the brick work is in sound condition and the property is in keeping with the 

streetscene. 
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The applicant has cut down and bulldozed two rather large trees to the rear of his property, 

leaving it in its entirety towards the back of the quarry, and also erected a shed on ground 

which is not his curtilage. 

 

[The objector] considers that he would have thought with what has been said that the 

Council’s tree officers would now be submitting a report to go with CH/13/0184. 

 

For the above reasons the  development would have an unacceptable and harmful impact on 

the character and visual amenity of the wider streetscene and the Cannock Chase Area of 

Natural Beauty, contrary to Local Plan policies CP3 and CP14 and paragraphs 56-68 and 

paragraph 115 of the NPPF. 

 

 

 

 

RELEVANT PLANNING HISTORY 

 

CH/15/0273:   Front Extension with basement garage.  Refused for the following reason: - 

 

 The significant removal of soft landscaping to the site frontage and 

introduction of such as large expanse brickwork would result in an awkward, 

unsatisfactory and unattractive relationship with the wider street scene.  As 

such, the development would appear strident and visually incongruous, 

resulting in an unacceptably harmful impact on the character and visual 

amenity of the street scene and the Cannock Chase Area of Outstanding 

Natural Beauty, contrary to Local Plan Policies CP3 and CP14 and Paragraphs 

56 – 68, and Paragraph 115 of the National Planning Policy Framework. 

 

1. SITE AND SURROUNDINGS 

 

 

1.1 The application property comprises a mid C20
th

 detached bungalow with attached 

garage to side served by a side drive and somewhat open garden with dwarf wall 

along the front, after which there is a grass verge, footway and the main carriageway 

of the A460 Rugeley Road. 

 

1.2 The property is one of four red brick bungalows fronting onto the A460 along the 

eastern side of the road from its junction with Rawnsley Road.  Beyond these are two 

red brick houses and then a bungalow which is completely rendered. 

 

1.3 Across the A460 is a series of small paddocks.  To the rear of the property is an area 

of reclaimed which supports a range of semi-natural habitats. 

 

1.4 The site lies within, albeit on the edge of, the main urban area of Hednesford and also 

on the edge of the Cannock Chase Area of Outstanding Natural Beauty and Forest of 

Mercia Northern boundary. 

 

2. PROPOSAL 
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2.1 The applicant, in accordance with the application form, is seeking permission for a 

front extension and internal alterations.   

 

2.2 Notwithstanding the above it is noted that the original submitted plans showed an 

extension to the dropped kerb across the site width and an area of “land to be signed 

over from highways”.  Subsequently amended plans have been submitted which have 

reduced the amount of dropped kerb and have omitted reference to “land to be signed 

over from highways”.  However, officers have had no instruction to amend the 

original description, which therefore still stands.  The application will therefore be 

assessed in respect to the extension and will not include either an assessment of any 

change of use of the verge to garden land or any change to the vehicular access. 

 

2.3  In respect to the finish of the external materials the application form states that it is 

proposed that there would be render to the front elevation and facing brick work 

elsewhere. This description however is at odds with the submitted plans which refer to 

both “facing brickwork to the extension” (with arrow pointing to the front elevation) 

and “painted render finish to front elevation” (again with an arrow pointing to the 

front elevation of the extension).  The plans also refer to a painted render finish to the 

existing bungalow (which requires planning permission but which is not included in 

the description of the proposed works as submitted on the application form) and a new 

chimney with painted render finish.  As such it is not clear whether the proposal is for 

an extension would have a rendered finish or be finished in facing brickwork. Despite 

officers requesting clarification on these points no such clarification has been 

forthcoming other than the amended plans. 

 

2.4  The proposed extension would form a new kitchen/ dining room and internal 

alterations would form a lounge with new fire place served by a chimney on the side.  

The fire place serving the existing chimney would become redundant as it would be 

divided between a wall separating the lounge from a rear bedroom. 

 

 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)  

 

CP1- Strategy 

  CP3 -  Chase Shaping – Design 

  CP13- Cannock Chase Special Area of Conservation (SAC) 

 

National Planning Policy Framework  
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3.4  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 introduced a “presumption in favour of 

sustainable development”. 

 

3.5  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. 

 

3.6 Relevant paragraphs within the NPPF include paragraphs: - 

 

  , 11-14, 17, 56, 60, 61, 64 and 115. 

 

3.7 Other relevant documents include: - 

 

Design Supplementary Planning Document, April 2016. 

Parking Standards, Travel Plans and Developer Contributions for Sustainable  

 

4. DETERMINING ISSUES 

 

4.1  The application is an outline application with all maters reserved, therefore, the 

determining issues for the application are:- 

 

  (i)  The Principle of the development. 

  (ii)  Impact on the character in terms of the area. 

  (iii)  Impact on highway safety and capacity. 

  (iv)   Impact of the proposal on residential amenity.  

 

4.2 Principle of the Development 

 

4.2.1 The site falls within the main urban area of Hednesford, denoted by “white land” on 

the Cannock Chase Local Plan.  It also falls within the Cannock Chase Area of 

Outstanding Natural Beauty as shown on the proposals plan.  Notwithstanding this the 

AONB designation does not preclude development in principle.  Furthermore, there 

are no policy objections in principle to the extension of dwellings in built up areas of 

Hednesford.    As such the proposal is considered to be acceptable in principle. 

   

4.2.2  However, proposals that are acceptable in principle are still subject to all other policy 

tests and other normal considerations which are set out below. 

 

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

 

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

should be  
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(i)  of a high quality design that is well-related to existing buildings and 

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

landscaping and materials.  

 

4.3.2 The above policy conforms with the design elements of the NPPF, which amongst 

other things makes it clear that a core planning principle is that planning should 

‘always seek to secure high quality design’.  Notwithstanding this paragraph 60 of the 

NPPF makes it clear that planning decisions should not attempt to impose 

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

originality or initiative through unsubstantiated requirements to conform to certain 

development forms or styles” although it does add that “it is, however, proper to seek 

to promote or reinforce local distinctiveness”.  Furthermore, 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. 

 

4.3.3 In respect to the location of the application site within the AONB 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.  

Furthermore, Policy CP14 of the Local Plan states, amongst other things, “the 

district’s landscape charter will be protected, conserved and enhanced by: - 

 

(a) The consideration of landscape character in all development proposals in 

order to protect and conserve locally distinctive qualities, rural openness 

and sense of place..” 

 

4.3.4 Having had regard to the above it is noted that the application property is a modern, 

although traditionally designed red brick dwelling, dating from the middle of the 

C20th, being one of a row of similar aged properties stretching along the eastern side 

of the A460 back towards the junction with Rawnsley Road.  Although these 

properties are all individual in character, they are all typically mid to late C20th in 

design and as such do not provide any particular element of local distinctiveness, 

being typical of large areas of suburban development throughout the West Midlands. 

 

4.3.5 In this context it is noted that the extension to front would reflect the size, scale and 

general design of the host property and is therefore considered to relate well in this 

respect to the host property. 

 

4.3.6 The main contention in respect to the design of the extension is the detail of the 

external finishes.  This is not helped by the lack of consistency in the details 

submitted in the application.  However, the proposal would either be for a fully 

rendered finish or a part brick part rendered finish and hence it is possible to assess 

the proposal in the light of whether render or part render would be acceptable at this 

location.  If it is found that either of these finishes is acceptable, then the matter could 

be resolved through the use of a suitably worded condition to require the submission 

of clear and unambiguous details of the external materials to be submitted before 

development commences. 
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4.3.7 In respect to the use of render within both the area in general and the AONB in 

particular it is noted that within AONBs the application of render is not permitted 

development under the Town and Country Planning (General Permitted 

Development) (England) Order 2017.  This does not mean that the use of render is 

unacceptable in principle.  However, what it does mean is that any person who wishes 

to use render must apply to the local planning authority for permission first.  In such 

cases the local planning authority has to determine whether the use of render would be 

harmful within its context to the character of the AONB. 

 

4.3.8 In respect to Cannock Chase AONB it is noted that unlike many other AONBs and 

national parks there are few buildings within the Cannock Chase AONB and that the 

character of the built environment contributes little towards the character of the 

AONB as a whole.  Most buildings within the AONB date from the C20
th

 and 

possibly later and hence are of standard designs which are commonly found 

throughout the West Midlands region. In addition to this many of the buildings within 

the AONB are rendered.  Examples include many of the larger detached buildings 

along Kingsley Wood Road, Pye Green Water Tower, Springslade Lodge, the terrace 

of dwellings along Slitting Mill Road, No1 Birches Valley, Cottages near the junction 

of Stafford Brook Road and Penkridge Bank Road, several detached properties along 

Penkridge Bank Road and most recently at Fallow Park.   As such it could be argued 

that the rendered properties within the limits of the AONB provide an extensive 

component of the built environment within the AONB.  Conversely it would be 

difficult to demonstrate that the use of render would be out of character with the built 

component of the AONB when much of that component is comprised of rendered 

properties.  At worse case it could only be argued that the proposal would have a 

neutral impact on the character of the AONB due to the use of render 

 

4.3.9 In respect to the character of the more immediate context of the application site it is 

noted that at least one of the properties within the row of development towards the 

junction of Rawnsley Road is completely rendered and that the use of render becomes 

more common as one travels along the A460 towards Hednesford and especially when 

one turns into Rawnsley Road where it almost becomes the predominant finishing 

material. 

 

4.3.10 As such it is considered that the use of render finishing, either wholly, or part for the 

extension, would not detract from the character of the more immediate context of this 

area of Hednesford or from the character of the AONB. 

 

4.3.11 As such it is considered that the proposal, subject to a condition to control materials 

would not be contrary to Policies CP3 and CP14 of the Local Plan or the NPPF. 

 

4.4 Impact on Highway Safety 

 

4.4.1 Paragraph 32 of the NPPF states that "development should only be prevented or 

refused on transport grounds where the residual cumulative impacts of development 

are severe". 

 

4.4.2 In respect of this application it is noted that the proposal would neither detract from 

parking provision within the site nor would it generate the need fro additional parking. 
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 As such it is considered that the proposal would be acceptable in respect of highway 

safety and capacity and that the residual impact would not be severe. 

 

4.5 Impact on Residential Amenity 

 

4.5.1  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 is accommodated within Policy CP3 of the Local Plan and 

supported by the guidance for space about dwellings as outlined in the Design SPD. 

 

4.5.2  In this respect it is noted that the proposal, by virtue of its size, scale and juxtaposition 

in respect to either neighbouring property would not result in unacceptable levels of 

overlooking or overshadowing and would not impact on the outlook from 

neighbouring properties. 

 

4.53 However, the comments made in respect to the potential for nuisance by virtue of 

smoke from any log burner served by the chimney are noted.  Consultations with 

Building Control have identified that any log burner appliance would have to be 

certified by HETAS.  HETAS is a not-for-profit organisation that approves biomass 

and solid fuel heating appliances, fuels and services, including the registration of 

competent installers and servicing businesses.  Customers using a HETAS Registered 

Installer in England and Wales will receive either a HETAS Certificate of Compliance 

(Building Regulation Compliance Certificate) from the installer on the completion of 

installation work, or through the post if the installer notifies the installation online.   

 

4.54 The certificate demonstrates that the installation complies with the relevant 

 Building Regulations. The information on the certificate is used to record your 

 installation, and in England & Wales it is used to notify your Local Authority 

 Building Control Department (LABC) of the work that was undertaken. This self 

 certification takes the place of a Local Authority Building Notice. The information 

 can be required to validate your home insurance and will be required in any home 

 selling process.  Failure to notify the Local Authority can be an offence resulting  in 

 enforcement action. 

4.55 Hence it is noted that any solid fuel appliance that would be fitted would need to be 

HETAS compliant.  A condition could be attached to any permission granted to 

ensure that the chimney could not be brought into use until the developer has verified 

that any appliance using the chimney has been HETAS certified.  Furthermore any 

condition could contain a clause that would enable the applicant to agree with the 

local planning authority any amendment to raise the height of the chimney if that is 

required to meet HETAS certification. 

 

4.56 The Environmental Health Officer has been consulted and has no objection subject to 

an appropriately worded condition.  Subject to such a condition it is concluded that 

the proposal; would have no significant harm on the amenity of nearby occupiers of 

residential properties and that a good standard of residential amenity would be 

attained. 

 

4.6 Other Issues Raised by Objectors 
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4.6.1  Although it has been stated the drawings submitted do not show the right dimensions 

 with regard to the property no further information has been supplied in respect to this 

 issue, for example whether it relates to the garden boundary or the size of the 

 extension.  As such, little weight can be afforded to this issue. 

 

4.6.2 The applicant’s alleged use of the grass verge to front of his property is not material to 

 the determination of the application proposal that is currently before Planning 

 Committee. 

 

4.6.3  Any future use or ownership of the grass verge is not material to the determination of 

 the application proposal that is currently before Planning Committee. 

 

4.6.4 Any intention in respect of the extension of the dropped kerb does not form part of the 

 application and hence is not material to the determination of the application.  

 

4.6.5 The fact that trees that have already been removed from the front garden is not 

 relevant to the determination of the application.  The application should be 

 determined on its current merits and on the basis of the site has it lawfully stands at 

 the time of the decision.   The proposal that is before members would not result in the 

 loss of any tree that is present on the site. 

 

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 

 

7.1 There are no policy restrictions that relate to the principle of extensions within the 

AONB or within the urban area of Hednesford. Therefore the proposal is acceptable 

in principle. 

 

6.2  In addition to the above, given the widespread use of render within the AONB, the 

proposed extension, whether it is fully rendered or not, would not harm the character 

of the AONB or the immediate area of the application site.  The issue of the materials 

can therefore be satisfactorily dealt with by condition. 

 

6.3 The proposal, by virtue of its size, scale, design and juxtaposition to neighbouring 

properties would not result in any significant harm to the amenities of the occupiers of 

neighbouring residential properties. In addition any issue of disamenity arising from 

the use of the chimney can be dealt with by condition.  As such it is considered that a 

good standard of residential amenity would be maintained. 

6.4 Any other issues raised by objectors are immaterial and carry no weight in the 

determination of the application proposal. 

ITEM NO. 6.172



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

conditions. 
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