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Planning Control Committee  

 

Application No:  CH/17/206 

Received: 22-May-2017 

Location: 53, Gorsey Lane, Cannock, WS111EY 

Parish: Non Parish Area 

Ward: Cannock West Ward 

Description: Two storey side extension 

 

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. D3   Materials to match 

3. Approved Plans 

4. E2  Tree & Hedge Protection Details 

 

Reason for Committee decision: The objector has asked to make representations to the 

committee. 

 

 

EXTERNAL CONSULTATIONS 

 

None Issued.  

 

INTERNAL COMMENTS 

 

None Issued.  

 

RESPONSE TO PUBLICITY 

 

The application was advertised by site notice and adjacent occupiers notified.  One letter 

of objection has been received raising the following issues: - 

 

1. There are some mature trees on the boundary of the site.  These comprise mature 

conifers and shrubs.  There were conditions attached to the development adjacent 

(CH/13/0116) in relation to the trees.  

2. Neighbours raise concerns about parking since the occupier currently parks at the 

side of the property where it is proposed the extension would be sited.   
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3. Loss of light 

4. Effect on the street scene and building line 

5. Previous works undertaken without consultation 

6. Loss of sense of space 

7. Financial benefits outweigh benefit to occupiers and effects on street  

8. Better options for location of proposed extensions.  

 

RELEVANT PLANNING HISTORY  

 

CH/10/0227: - Two storey side extensions, rear extension, alteration to roof design. 

Approved subject to conditions 

 

The proposal in application CH/10/0227 is very similar to the proposal in 

the current application CH/17/206.  The main difference is the roof 

design and the addition of the gable feature to the front elevation.  There 

is also a reduction in the size of the overall extensions being sought with 

the rear element being removed entirely.  However, since this permission 

was approved, a subsequent redevelopment of the land adjacent has taken 

place under planning permission CH/13/0116.   

 

CH/13/0116: - Residential development including demolition of existing pair of semi-

detached bungalows and erection of 2 detached houses.- Approved 

Subject to Conditions 

 

The application was for the erection of a detached four bedroom house at 

the former address no.49 and a detached five bedroom house with 

accommodation in the roofspace at the former address no.51.  

 

1. SITE AND SURROUNDINGS  

 

1.1 The application site comprises a detached house with a render finish.  The 

property has a tiled pitched roof with a gable roof to the rear outrigger.  The 

application property has an existing rear conservatory to the western side of the 

rear elevation. 

 

1.2 The application property is one of a series of detached and semi-detached houses 

fronting onto Gorsey Lane, Cannock.  Gorsey Lane is a leafy residential street 

which consists of a variety of sizes, ages and styles of houses. 

 

1.3 The site is located on a residential estate and is surrounded by residential 

properties and is unallocated and undesignated in the Cannock Chase Local Plan.  

  

2. PROPOSAL  

 

2.1 The applicant is seeking planning permission to erect a two storey side extension 

forming a garage and utility and w.c. at ground floor and an additional bedroom, 
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en-suite and dressing room at first floor.  The extension would project 3.5m 

towards the eastern boundary and would be flush with the front and rear 

elevations of the original house and would be set in from the boundary by 2m at 

its narrowest point. The internal garage dimensions would measure 3m x 5.8m. 

 

3. PLANNING POLICY  

 

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

applications to be determined in accordance with the provisions of the 

Development Plan, unless material considerations indicate otherwise.   

  

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

 

3.3. Other material considerations relevant to assessing current planning applications 

include the National Planning Policy Framework (NPPF) and Supplementary 

Planning Guidance/Documents. 

 

Cannock Chase Local Plan (2014)  

 

3.4  The relevant policies in the Cannock Chase Local Plan are: - 

 

CP1 - Strategy – the Strategic Approach 

CP3 - Chase Shaping – Design 

 

 

 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  All the core planning principles have been reviewed and those relevant in this 

case are that planning should: -   

 

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

for all existing and future occupants of land and buildings. 

 

3.7  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.  

 

 Section 7: Requiring good design - Paragraphs 56, 57, 58, 61 & 64 

 

3.8  Other relevant documents include 
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   Cannock Chase Design Guide  

   Parking Standards 

 

 

4. DETERMINING ISSUES 

 

4.1. The determining issues for the application are: - 

 

(i)  Principle of development 

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

(iii)  Impact upon neighbouring dwellings 

(iv)  Parking and impact on highway safety 

 

4.2. Principle of the Development    

 

4.3. The proposal is located on a residential estate and is surrounded by residential 

properties and is unallocated and undesignated in the Cannock Chase Local Plan.  

As such there are no policy constraints in respect to the principle of the proposal. 
 

4.4. Design and Impact on the Character and Form of the Area   
 

4.5. 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. Having regard to the above it is noted that the adjacent neighbour has raised 

concerns about the proposed development's impact on the streetscene.  

 

4.7. The proposed garage and bedroom extension would be visible from the street as it 

would be to the front the property.  However, the application property is screened, 

at least in part, by mature vegetation. 

 

4.8. In addition although the Design Guide recommends that extensions should be 

subordinate (that is set down from the ridge height and front of the host property) it 

should be taken into account that this is in the nature of generic guidance and may 

not be appropriate in all situations, particularly in the case of detached houses and 

in areas where the streetscene is comprised of a great variety of individual styled 

dwellings. 
 



  Item No 6.12 

Planning Control Committee  

4.9. In this respect it is noted that the proposal is for a two storey extension which does 

not achieve a subservient appearance.  However, in this instance, given the size of 

the plot, that the property is detached and on a street which has a variety of 

different styled properties the appearance is considered to be acceptable. 
 

4.10. Furthermore, the proposed extension would be built in matching materials which 

would to integrate between the new and the existing parts of the building materials 

and design would be harmonious with the host property. 
 

4.11. It is also noted that there are some mature trees on the eastern boundary of the site.  

These comprise a mix of conifers and shrubs, with limited amenity value, of 

varying ages and some partially dying. 

 

4.12. The former permission CH/13/0116 relating to the adjacent development at 51 

Gorsey Lane contained an agreement whereby a letter between No51 and no.53, 

dated 26th June 2013, was provided stating that if the tree was damaged during 

construction or failed within two years of the completion of the development then a 

replacement would be planted. The neighbour now raises concerns about the 

construction methods and their impact on the tree.  However, this matter of 

agreement was a civil issue and did not form any part of the application.  

Furthermore, the tree and shrubs that would be affected by the current proposal are  

not protected under a TPO, are under the ownership of the applicant and could be 

removed at any time.  Furthermore they are not considered to have such amenity 

value as to warrant protection.  As such officers do not raise any objections to the 

loss of the trees.  
 

4.13. Therefore, having had regard to Policy CP3 of the Local Plan and the appropriate 

sections of the NPPF it is considered that the proposal would be well-related to 

existing buildings and their surroundings and successfully integrate with existing 

features of amenity value such that it would be acceptable in respect to its impact 

on the character and form of the area. 

 

 

4.14 Impact upon the Amenity of the Occupiers of Neighbouring Dwellings. 

  

4.15  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.  In respect to loss of light the Design Guide sets out a 45/25 degree test 

whereby should an extension cut a line drawn at 25 degrees in the vertical plane 

within an arc drawn at 45 degrees from the middle of a window the it is 

considered that it would result in significant loss of light.  However, this test 

should only be applied to windows serving main habitable rooms and not to 
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toilets, utility rooms and other non habitable rooms such as landings and 

hallways. 

 

 

4.16  The nearest dwelling at No51 is sited 7m from the proposed extension on the 

application dwelling. The proposed extension would present a blank façade at first 

floor and an obscure glazed WC window at ground floor towards the neighbour at 

No51.  

 

4.17  The adjacent property at No51 fronts directly towards Gorsey Lane and has a side/ 

rear garage with bedroom above which also faces Gorsey Lane.  In the flank/ side 

wall of the main dwelling at No51 facing the application site is a door giving 

entrance to a hall and windows serving  a utility room, toilet at ground floor and 

two windows serving a study and landing/stairwell at first floor level. 

 

4.18  The neighbour highlights loss of light as a concern, but the measurements taken in 

respect of the 45/25 test only indicate a marginal cut of the 25 degree line in the 

vertical from the bedroom window above the garage.  The implications of such a 

marginal cut would be so slight that it would have no perceivable impact on light 

entering the bedroom window.   Therefore, given the juxtaposition of the extension 

to the neighbouring property and the position of the windows in the property and 

the rooms that they would serve it is considered that any loss of daylight or outlook 

would be marginal and insufficient to warrant refusal of the application. 

 

4.19  The projection 2m forward of the original property sits within the established 

 building line. The proposed extension would be set in 2m from the boundary and 

 5m on the adjacent neighbour side.  There are a few windows on the adjacent 

 property side elevation one of which is to a habitable room and obscure glazed by 

 condition of their planning approval.  The proposed development would not result 

 in any additional overlooking or harm to privacy as the windows would be confined 

 to the front and rear elevation and the side elevation facing No. 51 would be blank 

 at first floor.  Taking into account the openings on the flank wall and the fact no 

 direct views would be achieved from the proposed WC into the neighbouring 

 property, it is considered there would be no material loss of privacy caused.  

 

4.20    Parking and Impact on Highway Safety 

 

4.21  The proposal would increase the number of bedrooms from 3 to 4 at the property  

 and hence the need for parking which would remain unchanged in respect of the  

 Council's guidelines.  The parking provision would be retained due to the addition  

 of a garage.  Neighbours have raised concerns about parking since the occupier 

 currently parks at the side of the property where it is proposed the extension would 

 be sited.  However, there is an existing drive to the front in addition to the side 

 parking and garage which provides parking in excess of that which is required.  

 Access arrangements would remain unchanged. 
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4.21  As such the proposal would be acceptable in respect of parking provision and the 

 impact on highway safety and capacity. 

4.22  Other matters 

 

4.23 The neighbour raises the issue of financial gain which is not a material planning 

 consideration 

 

4.24  The neighbour also suggests that the development would be better placed on the 

 other side of the plot or to the rear of the building.  Whilst this may be the case, the 

 planning authority must judge the acceptability of the application as presented on 

 its own merits.  

 

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 proposal is of good design quality being of an appropriate size and scale for its 

location and would not have a significant adverse impact upon the character of the 

streetscene.  The proposed development would not have a significant adverse affect 

on the amenity of the neighbouring properties complying with the Council’s 

daylight and privacy standards.  The proposed development as such, is considered 

acceptable and accords with Local Plan Policies CP1, CP3, The Residential 

Extensions Design Guide and the requirements of the NPPF. 

 

 

 

 

 

 

 

 

 

 

 


