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  ITEM NO.   6.1 

 

 

Application No:  CH/13/0430 

Received: 29-Nov-2013 

 

Location: Ivy House at junction of Wolverhampton Road & Oakwoods, Cannock 

Parish: Non Parish Area 

Ward: CANNOCK SOUTH 

CANNOCK WEST 

Description: Residential development - demolition of Ivy House and erection of 

12No. 3 bedroom houses and four 1 bedroom flats; with access from 

Wolverhampton Road and Oakwoods - AMENDED LAYOUT AND DESIGN 

 

Application Type: Full Planning Application Major 

 

RECOMMENDATION  S 106, Then Approval with Conditions 

 

Reasons for the 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. E10   Landscape Details Required 

4. E12 Landscape Implementation 

5. E15 Landscape Maintenance 

6. Prior to the commencement of the development hereby approved an asbestos survey 

of the building shall be undertaken.  The demolition shall then be carried out in 

accordance with the recommendations of the survey and the prioir consent procedures 

of the Building Act 1984. 

 

Reason 

To ensure tha the demolition is carried out in a safe manner so as not to give rise to 

any danger to public health. 

7. The dwelling(s) hereby approved shall not be occupied until the accesses to the site 

have been completed. 

 

Reason 

In order to comply with NPPF paragraph 32. 

8. The development hereby permitted shall not be brought into use until the existing site 

access(es), which  shall include the access crossing between the site and carriageway 

edge made redundant as a consequence of the development hereby permitted is 

permanently closed and the access crossing reinstated as footway. 
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Reason 

In order to comply with NPPF paragraph 32. 

9. The development hereby permitted shall not be brought into use until the access 

drives and parking areas have been provided on an allocated basis in accordance with 

Drawing Number 2239-1001 Revision J and thereafter retained as such for the 

lifetime of the development. 

 

Reason 

In order to comply with NPPF paragraph 32. 

10. No development hereby approved shall be commenced until a Construction Method 

Statement comprising details of site compound, provision for parking of vehicles for 

site operatives and visitors, loading and unloading of plant and materials, and storage 

of plant and materials used in constructing the development has been submitted to and 

approved in writing by the Local Planning Authority. The approved scheme shall 

thereafter be implemented prior to any works commencing on site. 

 

Reason 

In order to comply with NPPF paragraph 32. 

11. Prior to the commencement of the development hereby permitted, a written scheme of 

archaeological investigation ('the Scheme') shall be submitted for the written approval 

of the Local Planning Authority.  The Scheme shall provide details of the programme 

of archaeological works to be carried out within the site, including post-excavation 

reporting and appropriate publication.  The Scheme shall thereafter be implemented 

in full accordance with the approved plans. 

 

Reason 

 

12. The development hereby permitted shall not commence until drainage plans for the 

disposal of surface water and foul sewage have been submitted to and approved by 

the Local Planning Authority.  The scheme shall be implemented in accordance with 

the approved details before the development is first brought into use. 

 

Reason 

To ensure that the development is provided with a satisfactory means of drainage as 

well as to reduce the risk of creating or exacerbating a flooding problem and to 

minimise the risk of pollution. 

 

13. No development, including demolition or clearance, within the site shall commence 

until the applicant has carried out a 'Level 2' historic building survey in accordance 

with a specification approved in advance by the Local Planning Authority and the 

subsequent survey has been submitted to the Local Planning Authority and approved 

in writing and the approved survey deposited in the Staffordshire Historic 

Environment Record.   

 

Reason 
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 The site is an important surviving local heritage asset and information should 

advance understanding of that significance in accordance with the NPPF para 141. 

 

14. N2   Demolition Control 

15. I4   Obscured Glazing 

16. I1   Enclosure Restriction 

17. I2   Exclusion of Extensions 

18. I3   Additional Fenestration 

19. The development shall not be occupied until an appropriate display of the recorded 

information about the site, together with appropriate historic information, has been 

approved in writing by the Local Planning Authority and has been made publicly 

accessible by being displayed within the Langbourn development to enhance 

community awareness.   

 

Reason 

To make information about the historic significance of the site publicly accessible in 

accordance with the NPPF para 141. 

20. H9   No Burning 

21. No demolition or construction works shall be undertaken in association with the 

development hereby approved outside the hours of 07:00hrs to 19:00hrs  Monday to 

Friday, 07:00hrs to 13:00hrs  on Saturdays and at no time on Sundays, Bank or Public 

Holidays, unless otherwise agreed in writing with the Local Planning Authority. 

 

Reason 

 

In the interests of the amenity of nearby neighbours.  In accordance with Policy B8 of 

the Cannock Chase Local Plan. 

22. Approved Plans 

 

1. The access works shall require a Minor Works Agreement with Staffordshire County 

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

in respect of securing the Agreement. The link below provides a further link to a Minor 

Works Information Pack and an application form for the Minor Works Agreement. Please 

complete and send to the address indicated on the application form which is Staffordshire 

County Council at Network Management Unit, Staffordshire Place 1, Wedgwood 

Building, Tipping Street, STAFFORD, Staffordshire ST16 2DH (or email to 

nmu@staffordshire.gov.uk) 

http://www.staffordshire.gov.uk/transport/staffshighways/licences/ 

 

2. No part of the proposed wall or its foundations, fixtures and fittings shall project 

forward of the highway boundary. 

 

EXTERNAL CONSULTATIONS 

 

Environment Agency – No objection  
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Natural England – No objection 

 

Police Architectural Liaison Officer – No objection, have recommended incorporating 

“Secured By Design” principles  

 

Severn Trent Water – No objection, subject to recommended condition and informative 

 

South Staffordshire Water – No comment 

 

Staffordshire County Council (Highways) – No objection subject to conditions 

 

Staffordshire County Council (Landscape Archaeologist) – No objection subject to 

condition 

 

Staffordshire County Council (School Organisation, Admission & Transport Unit) - Seek 

a financial contribution for two Primary School places (2x £11,031 = £22,062) 

 

The Victorian Society – Objection to the demolition of Ivy House as it is a handsome and 

characterful historic building, and one which contributes positively to the appearance 

and character of the wider streetscape. 

 

INTERNAL COMMENTS 

 

Conservation Officer – Objection - The loss of Ivy house is regrettable and an 

objection is maintained, however if the decision on balance is to approve the 

application then conditions are recommended in respect of undertaking a ‘Level 2’ 

historic survey and a contract to confirm redevelopment of site before Ivy House is 

demolished. 

 

Countryside Service (Council Ecologist) – From the information submitted it appears 

unlikely that the granting of planning consent would result in a significant adverse 

impact on species that are legally protected or of principal conservation importance. 

Therefore I have no objection to the proposals. 

 

Environmental Health and Public Protection – Due to the age of the building recommend 

that an asbestos survey is undertaken 

 

Environmental Services (Landscaping) – Objection due to lack of information / 

landscaping details; loss of open space; encroachment onto open space with no 

compensation provided. 

 

Strategic Housing – Support the provision of affordable dwellings 

 

 

PLANNING POLICY 
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The Development Plan for the District which the proposals are assessed against 

comprises the saved policies of the Cannock Chase District Local Plan (1997). 

 

The Cannock Chase Local Plan (1997) 

 

B8 - Design principles for new build development; 

H2 - Types of Demand In considering new housing development, the District Council 

will take into account changing needs and demands and, where appropriate, will seek 

developments which include a mix of dwelling size and house type, including housing 

affordable to those on low incomes.  

H3 – Design:  The District Council will seek high standards of design in residential 

development. 

H4 - New Housing: Open Space:  The need to make provision for open space for formal 

and/or informal use will be assessed in connection with all applications for residential 

development apart from infill development or redevelopment of existing dwellings where 

the net increase in residential units is less than 10.  

DCP6 – Space about dwellings.  Sufficient amenity space should be incorporated within 

schemes for new dwellings. 

IMP1- Developers’ Contributions: The District Council will seek to enter into planning 

obligations, agreement with developers, to provide for infrastructure, services or other 

items, which include landscaping, wildlife areas, open space and recreation, education 

and social facilities, the need for, which arises from the development and is necessary to 

the granting of planning permission. 

 

Other Material Considerations 

 

Ministerial Statement: Planning for Growth (23 March 2011)  
 

The Government's top priority in reforming the planning system is to promote sustainable 

economic growth and jobs. Government's clear expectation is that the answer to 

development and growth should wherever possible be 'yes', except where this would 

compromise the key sustainable development principles set out in national planning 

policy.  

 

When deciding whether to grant planning permission, local planning authorities should 

support enterprise and facilitate housing, economic and other forms of sustainable 

development.  

 

 

National Planning Policy Framework (NPPF) 

 

Key content of relevance to this application is as follows: 

 

Para 14. At the heart of the National Planning Policy Framework is a presumption in 

favour of sustainable development, which should be seen as a golden thread running 

through both plan-making and decision-taking. 

For decision-taking this means: 
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- approving development proposals that accord with the development plan without delay; 

 

Para. 17. Within the overarching roles that the planning system ought to play, a set of 

core land-use planning principles should underpin both plan-making and decision-

taking. These 12 principles are that planning should: 

- be genuinely plan-led, empowering local people to shape their surroundings, with 

succinct local and neighbourhood plans setting out a positive vision for the future of the 

area. Plans should be kept up-to-date, and be based on joint working and co-operation to 

address larger than local issues. They should provide a practical framework within 

which decisions on planning applications can be made with a high degree of 

predictability and efficiency; 

-  not simply be about scrutiny, but instead be a creative exercise in finding ways to 

enhance and improve the places in which people live their lives; 

-  proactively drive and support sustainable economic development to deliver the homes, 

business and industrial units, infrastructure and thriving local places that the country 

needs. Every effort should be made objectively to identify and then meet the housing, 

business and other development needs of an area, and respond positively to wider 

opportunities for growth. Plans should take account of market signals, such as land 

prices and housing affordability, and set out a clear strategy for allocating sufficient land 

which is suitable for development in their area, taking account of the needs of the 

residential and business communities; 

-  always seek to secure high quality design and a good standard of amenity for all 

existing and future occupants of land and buildings; 

- contribute to conserving and enhancing the natural environment and reducing 

pollution. Allocations of land for development should prefer land of lesser environmental 

value, where consistent with other policies in this Framework; 

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

(brownfield land), provided that it is not of high environmental value; 

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

walking and cycling, and focus significant development in locations which are or can be 

made sustainable; and 

 

Housing 

Para. 49. Housing applications should be considered in the context of the presumption in 

favour of sustainable development. 

 

Requiring good design 

Para. 56. The Government attaches great importance to the design of the built 

environment. Good design is a key aspect of sustainable development, is indivisible from 

good planning, and should contribute positively to making places better for people. 

 

Conserving and enhancing the natural environment 

Para. 109. The planning system should contribute to and enhance the natural and local 

environment by: 

- minimising impacts on biodiversity and providing net gains in biodiversity where 

possible, contributing to the Government’s commitment to halt the overall decline in 
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biodiversity, including by establishing coherent ecological networks that are more 

resilient to current and future pressures; 

Para. 118. When determining planning applications, local planning authorities should 

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; 

- opportunities to incorporate biodiversity in and around developments should be 

encouraged; 

Para. 123. Planning policies and decisions 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; 

 

Conserving and enhancing the historic environment 

Para 135. The effect of an application on the significance of a non-designated heritage 

asset should be taken into account in determining the application. In 

weighing applications that affect directly or indirectly non designated 

heritage assets, a balanced judgement will be required having regard to the 

scale of any harm or loss and the significance of the heritage asset. 

 

 

Supplementary Planning Documents/Guidance  

Residential Extensions Design Guide; Parking Standards, Travel Plans and Developer 

Contributions for Sustainable Transport SPD 2005; Housing Choices SPD 2008; and 

Developer Contributions SPD 2008.   

 

Emerging Development Plan 

The Proposed Submission (Publication) Local Plan (Part 1) 2013 was found sound by the 

Planning Inspectorate  on 20 February 2014 subject to some minor modifications and is 

due to be formally adopted by mid-2014.  The document includes a number of policies 

that are relevant to this application, specifically:- 

 

CP2 – Developer Contributions for Infrastructure 

 

CP5 - Social Inclusion and Healthy Living: Development proposals will be required to 

make a positive contribution to provision of infrastructure which supports social inclusion 

and healthy living for sustainable communities. 

 

CP7 - Housing Choice: New housing development should provide for a mix of housing 

sizes, types and tenure, informed by the Strategic Housing Market Assessment. 

 

CP10 - Sustainable Transport: Developments will be expected to promote sustainable 

transport and where appropriate, developer contributions will be sought to support 

sustainable transport solutions elaborated in a Supplementary Planning Document. 
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CP14 – Protection of all internationally important habitats and species, in particular the 

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

As a result, all housing developments will be required to provide appropriate mitigation 

measures. 

 

CP15- Seeks to safeguard all historic sites according to their status from harmful 

development in order to sustain character, local distinctiveness and sense of place. It 

states that that the local decision-making process will be based on an assessment of 

significance of heritage assets in relation to development proposals 

 

 

RESPONSES TO PUBLICITY 

 

Site notices were displayed outside the application site and the proposal was advertised in 

the local press. 

 

Adjacent occupiers were also notified.  On the original proposed scheme 13 letters of 

objection were received accompanied by a petition of 1,173, which: 

Opposes demolition and supports the retention of Ivy House; 

Retain building in its current form; 

Investigate other uses for the building; 

Requests full consultation with residents on any future plans. 

 

A summary of the objections / suggestions as a result of neighbour consultations is set out 

below: 

 

- Objections to the demolition and re-development of Ivy House because of its 

importance as a local non-designated heritage asset; 

- Suggestions that the existing building could be retained and converted and re-used 

rather than demolished; 

- Increase in traffic and highway danger; 

- Lack of community consultation; 

- Devaluation of neighbouring properties; 

- Loss of privacy to neighbouring occupiers; 

- Objection from Great Wyrley Parish Council (South Staffs) to the demolition of the 

building. 

 

 

BACKGROUD 

 

At the last meeting of Planning Control Committee (16
th

 April 2014), Members 

deferred this application to allow officers to consider information submitted by the 

applicant via a letter dated 16
th

 April 2014, to remove the required S106 

contributions in the interests of making the proposed scheme viable. 
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Since Planning Control Committee officers have met with the applicant and advised 

that a full Viability Assessment is required, which will need to be assessed by an 

independent valuer.  The applicant has advised that because they are unable to do 

this for the 7
th

 May Planning Control Committee and because it is imperative for 

critical funding deadlines and the duration of the planning process that a decision is 

made at the earliest Planning Control Committee.  As such, the Section 106 letter 

dated 16
th

 April 2014 has been withdrawn and the applicant would like the 

application to be considered on the basis of this report. 

 

Regarding the S106 contributions, the applicant has stated that they would be 

happy to provide all necessary information in due course, in the form of a 

comprehensive viability assessment. 

 

 

1.0 SITE AND SURROUNDING AREA 

 

1.1. The application site is located to the southwest of Cannock and relates to Ivy 

House on the corner of Wolverhampton Road and Oakwoods.  Ivy House formed 

part of a group of buildings, which constituted the former Cannock Union 

Workhouse, of which Ivy House is the only remaining building. 

  

1.2. Ivy House is a single storey red-brick building dating from 1870, which was most 

recently used as office accommodation for the Staffordshire County Council but 

previously formed part of ‘The Chase Hospital’.  The majority of the Chase 

Hospital building has been demolished for the residential redevelopment forming 

Oakwoods and Ivy Close with Ivy house left as the only remaining part.  More 

recently, the last of the group of buildings forming the Workhouse ‘Hillcroft’ was 

demolished as part of the Langbourne redevelopment, which is presently under 

construction. 

 

1.3. The building faces Wolverhampton Road and is set back from the highway edge 

by 17.5m.  The area between the building and the highway is a grass area to the 

east of the site comprising four cherry trees with car parking to the west of the 

site.  

 

1.4. The building is of a restrained Gothic Revival style and incorporates architectural 

features such as gable frontages, stone header and cills to the windows, a blue 

contrast brick course, corbelled eaves and brick chimney stacks. 

 

1.5. The surrounding area is predominantly residential.  However, there are non 

residential uses nearby, including the Magistrates Courts off Beech Tree Lane and 

the car repair / sales premises on corner of Longford Road / Beech Tree Lane. 

 

 

2.0 THE PROPOSAL 
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2.1. The proposed development involves the demolition of Ivy House and the re-

development of the site to provide a residential scheme for 16 units, which would 

comprise: 12no x three bedroom houses and 4no x 1 bedroom flats. 

 

2.2. The principal elevation of the development would front Wolverhampton Road 

with a secondary elevation fronting Oakwoods.  All the dwellings would have 

frontage parking accessed via new driveways off Wolverhampton Road and 

Oakwoods.   The dwellings would all have access to private rear amenity space. 

 

2.3. The dwellings have been arranged as two pairs of semis, a terrace of three 

dwellings, one of four dwellings and a two storey dwelling attached to the block 

of 4 flats.  The block of flats has been designed to appear as two properties.  Each 

block of dwellings has been individually designed with no two appearing 

identical.  
 

2.4. The dwellings would be arranged in a broad ‘L’ shape following the corner of the 

road with the exception of plot 5, the corner plot, which will project beyond the 

building line of the properties to the rear. 
 

2.5. The dwellings have been designed to reflect some of the architectural features of 

the existing building including gable frontages, red-brick construction, feature 

blue-brick courses, stone corbels, cills and headers and chimney stacks.  
 

2.6. The proposal also includes new tree planting in between the driveways for the 

properties facing Wolverhampton Road.  All the parking spaces will be block 

paved. 

 

2.7. Along with the relevant plans and drawings the application included: 

 

Design and Access Statement 

Planning Statement 

Built Heritage Statement 

Arboricultural Assessment 

Bat Survey 

Highways Report 

Flood Risk Assessment 

Phase 1 – Geo-Environmental Assessment Report 

Financial Viability Appraisal 

 

 

3.0 DETERMINING ISSUES 

 

 

3.1. Principle of the proposed development 

 

3.2. The application site comprises a brownfield site (previously developed land) in a 

predominantly residential and sustainable area close to Cannock town centre.  The 
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proposal is wholly for affordable units, these are currently in demand within the 

District and the provision of additional affordable dwellings is encouraged in both 

national and local planning policy.  As such, the principle of developing the site is 

supported by local and national planning policy, subject to the further 

considerations, set out below: 

 

 

3.3. Loss of non-designated heritage asset 

 

3.4. Ivy House is considered an ‘non-designated heritage asset’ under the terms of the 

NPPF – a site identified as having a degree of significance meriting consideration 

in planning decisions due to their heritage interest, but not designated under 

legislation through listing, conservation area designation etc. 

 

3.5. One of the core planning principles of the NPPF is to ‘conserve heritage assets in 

a manner appropriate to their significance so they can be enjoyed for their 

contribution to the quality of life of this and future generations.  The NPPF goes 

on to states that ‘in weighing applications that affect directly or indirectly non-

designated heritage assets a balanced judgement will be required having regard to 

the scale of any harm or loss and the significance of the asset’ (para 135). Current 

Local Plan policy does not make specific reference to non-designated historic 

features but emerging new Local Plan Policy CP15 seeks to safeguard all historic 

sites according to their status from harmful development in order to sustain 

character, local distinctiveness and sense of place. It states that that the local 

decision-making process will be based on an assessment of significance of 

heritage assets in relation to development proposals, ‘primarily informed by the 

Historic Environment Record including the… Extensive Urban Survey of 

Cannock 2010, undertaken by the County Council’ (EUS). The EUS recognises 

Ivy House as ‘a key historic building’ and recommends that ‘the retention of the 

surviving workhouse building is important for future generations to visualise 

aspects of social history, not only of Cannock but the country as a whole’(para 

4.12.3).  Though the EUS is not adopted guidance at present this does not reduce 

its importance; it has been recognised by English Heritage and provides an 

evidence base for the Council’s Local Plan (Part 1). Adoption of the Local Plan is 

anticipated in mid-2014. 

 

3.6. A local resident recently requested English Heritage (EH) consider Ivy House for 

national Listing however they decided not to List, concluding ‘it is acknowledged 

that Ivy House, formerly the administration block to Penkridge Union 

Workhouse, is of local interest for being a competently designed building in a 

restrained Gothic Revival style.  However it lacks the special architectural or 

historic interest that is required in a national context to fulfil the criteria for 

Listing.’ EH also noted that although the Workhouse was one of the earliest in 

England to adopt the pavilion plan, the demolition of all other component 

buildings in the 1990’s has destroyed the legibility of the plan type, intactness 
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being one of the assessment criteria.  

 

3.7. The existing building does make a very positive contribution to the history and 

local distinctiveness of the area, despite only a remnant of the original workhouse 

complex surviving. An alternative option would involve conversion of the 

existing Ivy House and the applicant has made some assessment of viability of 

this option though the information provided is brief.  It has been demonstrated 

that a simple conversion could not accommodate the type and quantity of 

accommodation currently proposed without a degree of extension, which may be 

likely to compromise the appearance of the building.  It would be a candidate for 

the Council’s forthcoming Local List (of buildings of particular local or historic 

interest) which will be pursued in 2014 with nominations invited from the public, 

though this will only flag up its interest in considering development proposals and 

will not provide any legal protection to prevent demolition in the same way as 

national Listing. 

 

3.8. The applicant also undertook a ‘Built Heritage Assessment’ which  concludes that 

the building’s significance is not considered a substantial enough reason to 

warrant retention although suggests mitigation for the loss in the form of building 

recording with the opportunity to include a display of images and information in 

the communal areas of the new development adjacent at Langbourn. 

 

3.9. The scale of harm in this case is complete loss of the heritage asset.  It is 

recognised that Ivy House has a significant social history however its architectural 

value is not considered sufficient for national listing, and whilst its loss would be 

regrettable it could be considered acceptable if the benefits that a scheme could 

deliver would outweigh the harm of losing the building.  Options to protect Ivy 

House are limited.  The applicant has considered a conversion, which is 

practicable but not viable.  Furthermore, if the building is left vacant it could 

suffer from other problems associated with long term vacancy, which are 

vandalism and neglect, which would over time impact on the appearance of the 

building.  However, the proposed scheme would result in the removal of a vacant 

building and result in the creation of 16 affordable dwellings, which are much 

needed in the District.  Therefore, on balance, the loss of Ivy House is acceptable 

as a non-designated heritage asset on the basis that it results in a high quality 

residential development providing affordable housing and the historic context of 

the site is recorded. 

 

 

3.10. Design, layout, scale and impact on street scene 

 

3.11. Local Plan Policy B8 seeks to ensure that new proposed development is in 

keeping with surrounding area and does not harm the character and amenity of the 

area.  Good design is also supported by the NPPF. 
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3.12. The dwellings have been carefully designed to reflect and retain some of the 

architectural themes of Ivy House.  These features include stone and brickwork 

detailing that will result in high quality dwellings that will serve as a legacy of Ivy 

House. 

 

3.13. The proposed layout is fairly straightforward; following the general alignment of 

the roads.  There is one dwelling that is slightly beyond the building line of the 

remainder of the site and has the potential to look incongruous within the site 

however given the attractive design of the properties and the insertion of tree and 

shrub planting between the property and the road, on balance, the layout is 

considered acceptable.  Furthermore, your Officers have recommended the 

removal of this plot but have been advised by the applicant that the number of 

dwellings is required in order to ensure that the site is viable. 

 

3.14. The buildings would all be two stories with roof heights varying between 8.7m 

and 9.8m in height. This is broadly in line with the heights of the surrounding 

two-storey properties and therefore the proposal will not appear out of character 

with the scale of surrounding dwellings. 

 

3.15. Given the high quality design of the properties and the inclusion of good quality 

architectural details the proposed development would create an attractive feature 

within the streetscene.  Whilst there is one property that appears to be slightly out 

of line with the rest of the development on balance the proposal is still considered 

sufficiently high quality to be acceptable and in accordance with Local Plan 

Policy B8, the NPPF and the Emerging Local Plan Policy CP1 and CP3.  

 

 

3.16. Impact on neighbouring buildings and amenity of occupiers 

 

3.17. Local Plan Policy B8 and the Residential Extensions Design Guide seek to ensure 

that new development does not have an adverse impact in respect of neighbouring 

dwellings with regards to daylight, outlook, privacy and over bearing impact. 

 

3.18. The proposed building would be surrounded by existing dwellings.  As such, the 

proposal has been considered in relation to impact on these existing dwellings and 

there occupiers.  The proposed dwellings comply in all respects with the amenity 

standards to neighbouring dwellings and it is therefore considered that there will 

not be a loss of amenity to neighbouring occupiers.  

 

 

3.19. Parking and access 

 

3.20. The proposal includes off-street parking provision for the properties in accordance 

with the Councils Parking Standards SPD.  The spaces comply with the 

requirements of the County’s Highway department and are not likely to cause any 

danger to traffic on the highways.  An area forming a protected visibility splay 
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from the junction of Oakwoods will be adopted by the County Council to ensure 

that there is no adverse impact upon visibility caused by the development.  

 

 

3.21. Landscaping:  

 

3.22. The proposed development would result in the loss of two mature and one semi-

mature cherry trees on the corner of Wolverhampton Road and Oakwoods and a 

mature cherry tree towards the south of the site.  The proposed development 

includes replacement tree planting along the Wolverhampton Road currently 

comprising of six trees (species to be agreed) and planting strips breaking up the 

driveways onto Wolverhampton Road.  The planting strips to the front will be an 

improvement over the current large car park that faces Wolverhampton Road.  

There is no soft landscaping to the front of the properties facing Oakwoods other 

than some 6.5m that wraps around the corner of the site.  The properties have 

grassed rear gardens measuring between 9.5m and 13.5m in depth. 

 

3.23. The Council’s Landscape Officer has objected to the proposal due to a lack of 

information and has recommended additional tree planting.  Conditions have been 

attached to secure an enhanced landscaping and planting scheme that will also 

include any further information required to ensure delivery of high quality 

landscaping that will enhance the streetscene. 

 

3.24. It is also noted that the application site has no on-site open space and the.  The site 

is not of a sufficient size to accommodate on-site open space.  Also, the applicant 

would make a S106 financial contribution towards open space, sports and 

recreation.   

 

3.25 With regards to encroachment onto open space.  Officers have looked into this 

and note that the proposed development would marginally encroach onto land in 

the ownership of the Council, by approximately300mm.   However, in recognition 

of the Council’s support for the development of affordable housing in the District, 

on balance, this is acceptable. 

 

 

3.26 Amenity for future occupiers 

 

3.27 The proposed dwellings will have reasonable outlook and daylight to all the 

properties.  Plots 4 and 5 which face Oakwoods have a distance of 10.5m between 

the rear windows and the side gable of plot 6.  This falls marginally below the 

recommended standard of 12.2m however given that this is internal within the 

development and not impacting existing neighbours this guideline can be relaxed 

slightly.  The properties all have adequate sized gardens to allow for a small shed 

and bin storage with sufficient remaining space to hang out washing or sit out, this 

will provide a good level of amenity for future occupiers and is in accordance 

with Local Plan Policies B8 and DCP6. 
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3.28 The properties facing Oakwoods overlook parking spaces to the front with no soft 

landscaping to break up the 24m wide hardstanding.  Although not ideal this 

situation is not uncommon in new developments, furthermore there is mature tree 

and hedge planting to the Magistrates Court opposite the site so overall the 

outlook from the properties will provide a sufficient level of amenity for future 

occupiers.  

 

3.29 Protected Species 

 

3.30 The building has the potential for containing bat roosts. Accordingly, the 

applicant commissioned an internal / external building survey for bats.  The 

survey together with emergence surveys determined that the building was 

conclusively not being used as a bat roost site.  Therefore, the proposal will not 

impact on protected species. 

 

3.31 Protecting the Special Area of Conservation 

 

3.32 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. 

 

3.33 Evidence shows that the “in combination” impact of proposals involving a net 

increase of one or more dwellings within a 15 kilometre radius of the SAC would 

have an adverse effect on its integrity. The effects comprise additional damage 

from visitor use and vehicle emissions. So the Local Planning Authority would 

not be complying with their duty under the Habitat Regulations if planning 

permissions were granted without appropriate mitigation being secured prior to 

developments being built. Therefore, applications proposing a net increase in 

housing development of between 1 and 50 units are subject to a Unilateral 

Undertaking proposing a financial contribution for mitigation of the impact of the 

development on the SAC of £450 per dwelling in the 0-8 kilometre zone (which 

includes the whole of Cannock Chase District apart from Little Wyrley) and £300 

per dwelling in the 8-15 kilometre zone. 

 

3.34 As this application is for the net addition of 16 dwellings and is within 0-8 

kilometres of the SAC; a financial contribution of £7200 is required. 

 

3.35 Other Financial Contributions 

 

3.36 The proposed development triggers the need for the following financial 

contributions based on 12no x 3 bed and 4no x 1 bed residential units. 
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3.37 Cultural and community facilities; Environment, Art and Public Realm 

improvements; Health Facilities; Library Facilities; Open Space Sport and 

Recreation; Indoor sports and Travel Plan Monitoring Fee.  Due to the nature of 

the proposed development; the facilities it offers and recent period of economic 

difficulty the Local Planning Authority wants to prioritise financial contributions 

in respect of the following: 

 

Education      = £22,062 

Open Space, Sport and Recreation  = £26,138 

Indoor Sports Facilities    = £10,920 

Total (including SAC mitigation)  = £66,320 

 

3.38 In addition, officers also want to ensure that the proposed affordable dwellings are 

secured in perpetuity through the S106 agreement. 

 

3.39 Other matters raised by neighbours not already addressed in the report: 

 

3.40 Suggestions that the existing building could be retained and converted rather than 

demolished – This option has been presented to the applicant but they have 

decided to pursue the current proposal due to the conversion of the building not 

being economically viable for the developer.  As such the proposed scheme has 

been brought forward and is considered acceptable on balance as outlined above.   

 

3.41 Lack of community consultation - The consultation was undertaken by the 

applicant and therefore your officers are unable to comment on this. 

 

3.42 Devaluation of properties – This is not a material consideration for determining 

planning applications.  

 

 

4.0 HUMAN RIGHTS ACT 

 

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

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

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

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

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

balance, the proposals comply with the Local Plan policy and are proportionate.  

 

 

5.0 CONCLUSIONS 

 

5.1. The application site comprises previously developed land (PDL) in a 

predominantly residential area, in a sustainable location close to the town centre 

and good transport links.  Therefore, the principle of redeveloping the site for 
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residential uses is supported by the NPPF.   

 

5.2. The proposal would result in the total loss of a non-designated heritage asset.  It is 

recognised that Ivy House has a significant social history however its architectural 

value is not considered sufficient for national listing, and whilst its loss would be 

regrettable it could be considered acceptable if the benefits that a scheme could 

deliver would outweigh the harm of losing the building.  Options to protect Ivy 

House are limited.  The applicant has considered a conversion, which is 

practicable but not viable.  Therefore, on balance, the loss of Ivy House is 

acceptable as a non-designated heritage asset on the basis that it would result in 

the creation of a high quality residential development providing affordable 

housing, in accordance with the NPPF. 

 

5.3. The size and scale of the proposed dwellings is in keeping with the surrounding 

dwellings and incorporate design features to enhance the appearance of the 

dwellings to go some way towards compensating for the loss of the existing 

building.  Overall, the proposed development would make a positive contribution 

to the application site and wider area.  It would also provide a high quality 

development for future occupiers.  An appropriate landscaping scheme would be 

secured through conditions to complement the development.   Therefore, the 

proposals accord with Local Plan Policy B8, DCP6 The Residential Extensions 

Design Guide, the NPPF and the Emerging Local Plan. 

 

5.4. County Highways officers are satisfied that subject to conditions the proposal 

would have no adverse impact on traffic, parking or highway safety. 

 

5.5. Therefore, the proposed development is considered acceptable and recommended 

for approval, subject to securing financial contributions and affordable housing in 

perpetuity via a S106 agreement and proposed conditions. 

 

 

 

 

 

 

 

 



CH/13/0132 
 
Hednesford Court Office, Anglesey Street, Hednesford 
 
Residential development- 5 pairs of 2-storey 3 bedroom houses (with rooms in roof 
space), 3 detached 2-storey 4 bedroom houses and 1 detached 3 bedroom 
bungalow. - AMENDED PLANS 



Proposed Site Plan 



 

Proposed Bungalow 
Elevations  

and Floor Plans 



 

Proposed Garage Elevations and Plans 



 

Plots 1- 3 Elevations  
and Floor Plans 



Plots 11-14 Elevations  
and Floor Plans 



 

Plots 5-10 Elevations  
and Floor Plans 
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Application No:  CH/13/0132 

Received: 18-Apr-2013 

 

Location: Hednesford Court Office, Anglesey Street, Hednesford 

Parish: Hednesford 

Ward: HEDNESFORD NORTH 

Description: Residential development- 5 pairs of 2-storey 3 bedroom houses (with 

rooms in roof space), 3 detached 2-storey 4 bedroom houses and 1 detached 3 

bedroom bungalow.  

 

 

Application Type: Full Planning Application Major 

 

RECOMMENDATION  S 106, Then Approval with Conditions 

 

Reasons for the 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. E1   Tree & Hedge Retention 

4. E2  Tree & Hedge Protection Details 

5. E3  Tree & Hedge Protection Implementation 

6. E12 Landscape Implementation 

7. E15 Landscape Maintenance 

8. I4   Obscured Glazing 

9. The dwelling(s) hereby approved shall not be occupied until the accesses to the site 

have been completed. 

 

Reason 

In order to comply with NPPF Paragraph 32. 

10. The development hereby permitted shall not be commenced until details have been 

submitted to and approved in writing by the Local Planning Authority indicating all 

road construction, street lighting, drainage including longitudinal sections and a 

satisfactory means of draining roads to an acceptable outfall which shall thereafter be 

constructed in accordance with the approved drawings. 

 

Reason 

In order to comply with NPPF Paragraph 32. 
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11. The development hereby permitted shall not be commenced until the extent of public 

highway has been 'Stopped 

up' in accordance with details to be first submitted to and approved in writing by the 

Local Planning Authority. 

 

Reason 

In order to comply with NPPF Paragraph 32. 

12. The development hereby permitted shall not be brought into use until the parking, 

servicing and turning areas 

have been provided in accordance with Drawing Number 1584/06 and thereafter 

retained for the lifetime of the development. 

 

Reason 

In order to comply with NPPF Paragraph 32. 

13. The development hereby permitted shall not be commenced until a Traffic 

Management Plan/Construction 

Method Statement comprising access to the site, provision for parking of vehicles for 

site operatives and visitors, loading and unloading of plant and materials, and storage 

of plant and materials used in  constructing the development has been submitted to 

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

thereafter be implemented prior to any works commencing on site. 

 

Reason 

In order to comply with NPPF Paragraph 32. 

14. The development hereby permitted shall not be commenced until details of the 

following off-site highway works have been submitted to and approved in writing by 

the Local Planning Authority:-  

• Footway widening across the site frontage- 

The off-site highway works shall thereafter be constructed in accordance with the 

approved details prior to the development being first brought into use. 

 

Reason 

In order to comply with NPPF Paragraph 32. 

15. C16  Parking Spaces at Dwellings 

16. C16  Parking Spaces at Dwellings 

17. Approved Plans 

 

IMPORTANT NOTE TO THE APPLICANT 

 

A. The conditions requiring access and footway widening works shall require a Minor 

Works Agreement with Staffordshire County Council and the applicant is therefore 

requested to contact Staffordshire County Council in 

respect of securing the Agreement. The link below provides a further link to a Minor 

Works Information Pack and an application form for the Minor Works Agreement. Please 

complete and send to the address indicated on the 

application form which is Staffordshire County Council at Network Management Unit, 
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Staffordshire Place 1, Wedgwood Building, Tipping Street, STAFFORD, Staffordshire 

ST16 2DH (or email to nmu@staffordshire.gov.uk) 

http://www.staffordshire.gov.uk/transport/staffshighways/licences/ 

 

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

Please contact Staffordshire County Council to ensure that approvals and agreements are 

secured before commencement of works. 

 

C. This Form X is issued on the understanding that the site access road and internal 

footpath will be privately maintained and that the developer will provide details of the 

maintenance/management arrangements to the County Council in order that consideration 

may be given to the granting of an exemption under Section 219 of the Highways Act 

(1980). 

 

D. The proposed development requires public highway to be stopped-up. This will 

require approval under Section 247 of the Town and Country Planning Act. This shall be 

secured prior to any development commencing. 

 

 

 



 

CH/14/0078 
White Hart, 57, Wolverhampton Road, Cannock 
Two externally illuminated free standing signs. 
1 Neighbour Objection 



 

Plan Showing Location of 
Replaced Signs 

Sign 1 

Sign 2 



 

Replacement Sign Dimensions 
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Application No:  CH/14/0078 

Received: 04-Mar-2014 

 

Location: White Hart, 57, Wolverhampton Road, Cannock 

Parish: Non Parish Area 

Ward: Cannock South Ward 

Description: Two externally illuminated free standing signs. 

 

 

Application Type: Advertisement 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 the 

NPPF. 

 

 

1. M1   Period of Consent 

2. M2   Advertisements to be Clean 

3. M3   Advertisements to be Safe 

4. M4   Removal of Advertisements 

5. M5   Site Owners Consent 

6. M6   Traffic Safety 

7. M7   Advertisement - Constant Illumination 

8. M8   Degree of Brightness 

9. Approved Plans 

 

 

EXTERNAL CONSULTATIONS 

Highways Agency – No objection in principle subject to conditions. 

 

RESPONSE TO PUBLICITY 

Adjacent occupiers notified and a site notice posted with one letter of objection received. 

The reasons for objection are: 

a) Impact upon light to neighbouring property, 

b) The sign is too high for its location and blocks lettering on neighbouring Club, 

c) There is an excessive amount of signage for the White Hart. 

 

RELEVANT PLANNING HISTORY 

 

CH/87/442: Illuminated box signs. Approved. 

 

CH/87/707: Illuminated signs on pole. Approved. 
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CH/12/0236: Retention of two cameras on a 6m pole and pay and display machine. 

Approved. 

 

PLANNING POLICY 

    

Cannock Chase Local Plan, 1997 

 

Policy DCP2: Poster Displays and Hoardings 

Advertisement hoardings and poster displays shall:- 

Normally be permitted in commercial areas provided that the scale and design of the 

display is in keeping with its surroundings and…it enlivens a dull elevation of a building 

or forecourt in an area where advertising is an accepted feature of the street scene; 

i) Not be permitted within the Green Belt and Cannock Chase Area of 

outstanding natural beauty; 

ii) Not normally be permitted in residential areas; 

iii) Not be permitted in conservation areas, unless it can be clearly shown to 

enhance the appearance of the area; 

iv) Not prejudice highway safety or that of pedestrians, or create a hazard to, or 

endanger people in the vicinity. 

 

 

National Planning Policy Framework (NPPF) 

 

This sets out the overarching aims and framework for planning in England, adopted 

March 2012 it replaces the previous Planning Policy Statements and Guidance notes. 

 

Paragraphs 56-68: Requiring Good Design 

 

There is a clear requirement for new development to be of good quality design. Control 

over outdoor advertisements should be efficient, effective and simple in concept and 

operation. It is further stated that advertisements should be subject to control only in the 

interests of amenity and public safety. 

 

 

1. SITE AND SURROUNDINGS  

 

1.1. The application site consists of a public house and associated parking and beer 

garden areas, situated along the one way section of Wolverhampton Road, 

Cannock.  

 

1.1. The neighbouring property to the south is the Cannock Social Working Mens 

Club, this has lettering on its gable elevation which is part obscured by the 

newly erected advertisement. 

 



  ITEM NO.   6.23 

 

1.2. The remainder of the surrounding streetscene consists of two blocks of three 

storey flats and two storey terraced housing, none of which has illuminated 

signage. 

 

1.3. There are three free standing signs relating to the pub on Wolverhampton Road, 

one traditional non-illuminated hanging sign and two freestanding externally 

illuminated advertisement boards. These are double sided, where one is situated 

to the north of the pub adjacent to the building and the highway, the second is to 

the south of the pub, situated on a grass verge within the pubs curtilage, beyond 

the car park entrance.  

 

 

2. PROPOSAL  

 

2.1. This is a retrospective application to retain the two free standing externally 

illuminated advertisement boards that are 0.87m above ground level, with 

dimensions 1.21m high, 1.76m wide and 0.075m wide. With external light bars 

projecting 0.3m ether direction from the centre of the advertisement board. The 

frames are constructed from black powder coated metal supports. The new 

signage replaces previous advertisement boards which were in similar locations. 

 

3. DETERMINING ISSUES 

 

3.1. The determining issues for the application are the impact of the proposal upon 

visual amenity, public safety and issues raised within the neighbours objection. 

 

3.2. Visual Amenity    

 

3.3. Sign 1 has been placed so that it will cause minimum impact to visual amenity, 

as it stands with the pub building as the back drop when viewed from along the 

road, and due to the building is only partly visible and therefore visually 

unobtrusive when looking up the road and therefore does not have an adverse 

impact upon visual amenity of the street scene. 

 

3.4. Sign 2 is on a grass verge between the pavement and the parking area to the 

rear. This stands on a more prominent part of the site, however its impact is part 

reduced by the existence of a hedge.  Therefore because of its location, at the 

entrance to a car park and the fact that the advertisement is of an appropriate 

design and proportionate scale, the proposal does not cause an adverse impact 

upon visual amenity within the area.  

 

3.5. Concern has also been expressed that Sign 2 is too high for its location and 

blocks lettering on neighbouring Club and there is an excessive amount of 

signage on the pub.   The new sign is a marginally higher than the previous sign 

that was in situ before the Club had lettering installed onto the flank wall.  

Notwithstanding this whilst the new sign is in front of the flank wall of the club 
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it does not completely block out signage on the club depending on the location 

and angle of view.  Officers are also of the opinion that the sign does not result 

in any significant visual clutter. 

 

3.6. Whilst it is accepted that there are a number of posters on the exterior of the 

building the host property only has two designated advertisement boards (the 

subject of this application) which are replacements for previous advertisement 

boards. As such it is not considered that the advertisement boards have led to 

excessive amounts of advertising for the location.  Overall it is considered that 

the news signs accord with Local Plan Policy DCP2 as the signage is an 

accepted feature of the street scene and enlivens the elevation, is not placed 

within a sensitive area and does not prejudice highway safety. The proposal is 

also in accordance with the NPPF. 

 

3.7. Public Safety  

 

3.8. The existing signage is free standing, of a low height for external signage, does 

not obstruct the highway and is sensitively illuminated (which would be 

controlled by way of condition). As such the proposal does not result in any 

negative impact upon public safety in accordance with Local Plan Policy DCP2 

and the NPPF. 

 

3.9. Other issues raised within the objection 

 

- Impact upon light to neighbouring property: 

The signage does not block light to the principle windows of the neighbouring 

club or surrounding residential properties. Therefore there is no material 

impact upon light to the neighbouring properties. 

  

4. HUMAN RIGHTS ACT 

 

4.1. 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. 

 

5. CONCLUSION 

 

5.1. In conclusion, it is considered that the advertisement boards do not have an 

adverse affect on the visual amenity or public safety of the application site or 

the immediate locale and that the signage is not of an excessive level. As such, 

the advertisement boards are acceptable, in accordance with Local Plan Policy 

DCP2: Poster Displays and Hoardings and the National Planning Policy 

Framework. 

 

 


