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Application No: CH/17/099 

Received: 06/03/2017 

Location: Former Garage Block, Hillary Crest, Rugeley 

Parish: Rugeley 

Ward: Hagley 

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

Application Type: Full 

 

Recommendation:  Approve subject to conditions 

 

Reason for Granting Permission 

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

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

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

Planning Policy Framework. 

 

Conditions 

 

1. Standard Time Limit (Full) 

2. Materials to be submitted 

3. Details of boundary treatment 

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

potentially contaminated land and ground gas. 

5. Drainage scheme to be submitted 

6. New accesses to be completed before dwellings are occupied 

7. Closure of current access and reinstatement of footway 

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

width of parking to provide specified widths required. 

9. Submission and approval of a Construction Method Statement  

10. Approved plans 

 

Reason for Committee Decision: 

The application has been called in by Cllr C Martin 

 

EXTERNAL CONSULTATIONS  

 

Staffordshire County Council Highways  

No objections subject to conditions. 

 

Severn Trent Water Authority 

No comments received. 

 

Rugeley Town Council 

 

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

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

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

understand that the development area is currently entirely hardstanding and any 

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

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

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

release into the sewerage system incrementally to avoid possible flooding. 

 

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

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

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

legislation.  However Councillors would like their concerns noted. 

 

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

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

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

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

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

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

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

boundary into the rural land beyond. 

 

INTERNAL CONSULTATIONS 

 

Environmental Health 

 

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

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

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

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

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

measures should be submitted for approval prior purposes. 

 

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

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

to a construction method statement are supported. 

 

Strategic Housing 

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

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

 

Development Policy 

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

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

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

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

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

 

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

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

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

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

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

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

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

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

 

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

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

Council's most up to CIL Regulation 123 list. 

 

RESPONSE TO PUBLICITY 

 

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

received stating: - 

 

 

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

 

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

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

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

Building houses would not help the situation. 

 

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

from the track by the school 

 

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

  

RELEVANT PLANNING HISTORY 

 

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

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

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

subject to completion of Section 106 agreement but the agreement was 

not completed. 

 

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

 

CH/88/811:    Residential Development.  Refused. 

 

 

1. SITE AND SURROUNDINGS 

 

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

eastern end of Hillary Crest at the eastern end of the Pear tree housing estate.  The 

wider estate was constructed in the 1950s and comprises both semi-detached and short 

terrace blocks, normally finished in render. 

 

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

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

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

Network. 

 

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

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

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

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

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

 

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

and is free from any designation or policy constraint.  

 

2. PROPOSAL 

 

2.1 The applicant is seeking full planning permission for a pair of three bedroom semi-

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

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

three car parking spaces to serve the detached house. 

 

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

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

 

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

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

western boundary abutting Hillary Crest. 

 

3. PLANNING POLICY 

 

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

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

Plan, unless material considerations indicate otherwise.   

  

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

 

3.3   Other material considerations relevant to assessing current planning applications 

include the National Planning Policy Framework (NPPF) and Supplementary 

Planning Guidance/Documents. 

 

Cannock Chase Local Plan Part 1 (2014)  

 

3.4  CP1-Strategy 

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

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

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

sustainable development set out in the NPPF. 

 

3.5  CP2 - Developer Contributions for Infrastructure 
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 All housing developments will be required to contribute towards providing affordable 

housing and/ or the necessary infrastructure necessary for the delivery of the Local 

Plan. 

 

3.6  CP3 - Chase Shaping – Design 

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

development to be well related within the wider development and to existing 

buildings in terms of design, materials and appearance (amongst others).   This is 

supplemented by the Design SPD (adopted April 2016). 

 

3.7 CP6 – Housing Land 

 2,350 new houses on urban sites identified by the Strategic Housing Land Availability 

Assessment 2012(SHLAA) in the following proportions (66%) in Cannock, 

Hednesford and Heath Hayes, (29%) in Rugeley and Brereton and (5%) in Norton 

Canes.  This figure includes discounts and windfall allowances.  

 

3.8 CP7 – Housing Choice 

 Affordable housing contributions are required.  The policy supports the provision of 

smaller homes suited for younger people and housing suitable for specific needs, in 

order to restore balance in the housing market. 

 

3.9 CP12 – Biodiversity and Geodiversity 

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

 

3.10  CP16- Climate Change and Sustainable Resource Use 

1. The Council, working with partners, will tackle climate change and ensure 

sustainable resource use via the promotion and positive consideration of 

initiatives and development proposals.  The policy then goes on to list a series 

of issues that should be taken into consideration when assessing applications, 

including 

 

  (a)  accessibility of services and sustainable transport networks. 

 

(b)   contribute to energy efficiency, renewable and low carbon energy 

generation and higher levels of overall sustainable construction. 

   

  (c)   assist adaptation to climate change. 

 

 (d)   reduce or mitigate all forms of pollution, based on air quality 

modelling. 

 

  (e) contribute to national and local waste reduction and recycling targets. 

 

  (f) use land and building assets sustainably. 

 

  (g) appropriately account for both current and future potential levels of 

flood risk. 
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 2. All residential and non-residential development proposals should contribute to 

tackling climate change and promoting sustainable resource use by 

 

 (a)  exploring opportunities for exceeding national timetables for zero 

carbon development. 

 

 (b)  improving the energy performance and wider sustainability of the 

existing building stock. 

 

Standards achieved should be expressed in line with nationally 

recognised standards, namely …..BREEAM (or any future 

equivalents). 

 

 (c)  Avoiding developments in high risk flood areas. 

 

 (d)  Protection of the water environment. 

 

 (e)  Incorporating landscaping and sustainable design measure that assist 

adaptation to climate change. 

 

 (f)  Supporting building reuse. 

  

 (g)  Considering the potential to sterilise mineral resources. 

 

3.11  National Planning Policy Framework  

  

3.12  The NPPF sets out the Government’s position on the role of the planning system in 

both plan-making and decision-taking. It states that the purpose of the planning 

system is to contribute to the achievement of sustainable development, in economic, 

social and environmental terms, and it outlines the “presumption in favour of 

sustainable development”. 

 

3.13  The NPPF confirms that a plan-led approach to the planning system and decisions 

must be made in accordance with the Development Plan. In particular the following 

NPPF references are considered to be appropriate. 

 

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

that planning should:-  

 

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

all existing and future occupants of land and buildings; 

 

 - proactively drive and support sustainable economic development to deliver the 

homes, business and industrial units, infrastructure and thriving local places 

that the country needs. 

 

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

developed provided that it is not of high environmental value; 
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-  contribute to conserving and enhancing the natural environment and reducing 

pollution; 

 

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

developed, provided that it is not of high environmental value; 

 

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

transport, walking, cycling and focus significant development in locations 

which are or can be made sustainable. 

 

3.15  Requiring Good Design 

 

3.16 Paragraph 56 attaches great importance to the design of the built environment and 

states good design is a key aspect of sustainable development, is indivisible from 

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

 

3.17 Planning policies and decisions should not attempt to impose architectural styles or 

particular tastes and they should not stifle innovation, originality or initiative through 

unsubstantiated requirements to conform to certain development forms or styles.  It is, 

however, proper to seek to promote or reinforce local distinctiveness.  

 

3.18 Although visual appearance and the architecture of individual buildings are very 

important factors, securing high quality and inclusive design goes beyond aesthetic 

considerations.  Therefore planning policies and decisions should address the 

connections between people and places and the integration of new development into 

the natural, built and historic environment. 

 

3.19 Permission should be refused for development of poor design that fails to take the 

opportunities available for improving the character and quality of an area and the way 

it functions. 

 

3.20  Promoting Sustainable Transport 

 

3.21 Paragraph 29 of the NPPF states 'Transport policies have an important role to play in 

facilitating sustainable development but also in contributing to wider sustainability 

and health'. 

 

3.22 Paragraph 30 of the NPPF goes onto state 'Encouragement should be given to 

solutions which support reductions in greenhouse gas emissions and reduce 

congestion'. 

 

3.23   Housing 

 

3.24  Paragraph 47 states that to significantly boost the supply of housing. Local planning 

authorities should  

 

(i) use their evidence base to ensure that their Local Plan meets the full 

objectively assessed needs for market and affordable housing. 

(ii) identify and update annually a supply of specific sites sufficient to provide five 

years' worth of housing against their housing requirements. 
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3.25  Housing applications should be considered in the context of the presumption in favour 

of sustainable development.  Relevant policies for the supply of housing should not be 

considered up-to-date if the local planning authority cannot demonstrate a five-year 

supply of deliverable housing sites. 

 

3.26 Conserving and Enhancing the Natural Environment 

 

3.27 Paragraph 120 of the NPPF states 'To prevent unacceptable risks from pollution and 

land instability, planning policies and decisions should ensure that new development 

is appropriate for its location.  The effects (including cumulative effects) of pollution 

on health, the natural environment or general amenity, and the potential sensitivity of 

the area or proposed development to adverse effects from pollution, should be taken 

into account.  Where a site is affected by contamination or land instability issues, 

responsibility for securing a safe development rests with the developer and/ or 

landowner. 

 

3.29  Planning Practice Guidance 

 

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

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

tariff-style section 106 contributions. 

 

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

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

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

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

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

 

These circumstances are that; 

 

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

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

1000sqm". 

 

3.32 Other Relevant Documents 

 

Design Supplementary Planning Document, April 2016. 

 

Parking Standards, Travel Plans and Developer Contributions for Sustainable 

Transport Supplementary Planning Document (2005). 

 

Manual for Streets 

 

4. DETERMINING ISSUES 

 

4.1  The determining issues for the proposal are  

 

(i) Principle of the development 

(ii) Design and the impact on the character and form of the area 
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(iii) Impact on residential amenity 

(iv) Impact on highway safety and capacity 

(v) Impact on nature conservation interests 

(vi) Drainage and flood risk 

(vii) Ground contamination 

(viii) Waste and recycling 

(ix) Sustainable resource use 

(x)   Whether any adverse impact of granting planning permission would be 

significantly and demonstrably outweighed by the benefits, when 

assessed against the policies in the Framework, taken as whole. 

 

 

4.2 Principle of the Development 

 

4.3  Although the Local Plan has a housing policy it is silent in respect of its approach to 

windfall sites on both Greenfield and previously developed land.  As such in 

accordance with Policy CP1 of the Local Plan the proposal falls to be considered 

within the presumption in favour of sustainable development, outlined in paragraph 

14 of the NPPF. This states that where the development plan is absent, silent or 

relevant policies are out of date, granting permission unless: 

 

- Any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in this framework, 

taken as whole, or  

- Specific policies in this framework indicate otherwise. 

 

4.4   The proposal is for the development of three dwellings on a site which is located 

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

previously developed site which is identified within the SHLAA as a 'deliverable' site.  

In addition the site is also located within a sustainable location where there is 

relatively good access to a range of goods, services and employment centres by a 

range of transport options to serve day to day needs thereby reducing the reliance on 

the private car.  Furthermore the site has already been granted permission for 

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

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

introduction of the NPPF. 

 

4.5 As such the proposal would meet the thrust of Policy CP1 to focus investment and 

regeneration on existing settlements which are expected to accommodate most of the 

District's housing.  It is therefore concluded that the proposal is acceptable in 

principle. 

 

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

 

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

should be  
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(i)  well-related to existing buildings and their surroundings in terms of 

layout, density, access, scale appearance, landscaping and materials; 

and  

(ii) successfully integrate with existing trees; hedges and landscape 

features of amenity value and employ measures to enhance 

biodiversity and green the built environment with new planting 

designed to reinforce local distinctiveness. 

 

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

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

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

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

 

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

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

to existing buildings and their surroundings. 

 

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

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

 

4.11  Impact on Residential Amenity 

 

4.12  A core planning principle is that planning should always seek to secure high quality 

design and a good standard of amenity for all existing and future occupants of land 

and buildings and this has been accommodated within Policy CP3 of the Local Plan 

and supported by the guidance as outlined in the Design SPD. 

 

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

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

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

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

2
 respectively which exceeds the 

minimum garden area of 65m
2 

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

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

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

 

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

amenity for both occupiers of existing neighbouring properties and the future 

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

 

4.15  Impact on Highway Safety and Capacity 

 

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

whether; - 

 

the opportunities for sustainable transport modes have been taken op 

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

transport infrastructure. 

  

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

improvements can be undertaken within the transport network that cost 
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effectively limit the significant impacts of the development.  Development 

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

cumulative impacts of development are severe. 

 

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

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

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

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

within high density residential areas which experience some parking pressures at 

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

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

unacceptable harm to highway safety. 

 

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

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

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

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

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

the parking bays. 

 

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

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

 

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

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

and 36 of the NPPF. 

 

4.21 Impact on Nature Conservation Interests 

 

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

designation and is not known to currently support any species or habitat that is given 

special protection or which is of particular conservation interest, 

 

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

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

provided that the precautionary recommendations in the ecological report are adopted. 

 

4.24  Under Policy CP13 development will not be permitted where it would be likely to 

lead directly or indirectly to an adverse effect upon the integrity of the European Site 

network and the effects cannot be mitigated.  Furthermore, in order to retain the 

integrity of the Cannock Chase Special Area of Conservation (SAC) all development 

within Cannock Chase district that leads to a net increase in in dwellings will be 

required to mitigate adverse impacts.  The proposal would lead to a net increase in 

dwellings and therefore is required to mitigate its adverse impact on the SAC.  Such 

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

SAC and this is provided through CIL. 

 

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

in respect of its impact on nature conservation interests and therefore would be in 
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compliance with Policies CP3 and CP13 of the Cannock Chase Local Plan and the 

NPPF. 

 

4.26  Drainage and Flood Risk 

 

4.27  The site is located in an elevated position within Flood Zone 1 in the Environment 

Agency’s Flood Risk maps and hence is at the lowest risk of flooding.  Furthermore, 

the site is currently entirely occupied by hard standing and as such surface water run-

off would not increase as a result of the proposal.   

 

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

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

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

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

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

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

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

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

 

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

not be subject to unacceptable flood risk or result in a significant  increase in flood 

risk elsewhere and therefore the proposal would be resilient to climate change in 

accordance with Policy CP16 (1) (g) and (2) (e) and Paragraph 17(6) of the NPPF.  

 

4.30 Ground Contamination 

 

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

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

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

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

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

 

4.32  Waste and Recycling Facilities 

 

4.33  These are clearly shown on the plans.  As such the proposal would contribute to 

national and local waste reduction and recycling targets in accordance with the 

requirements of Policy CP16(1) (e) of the Local Plan. 

 

4.34  Crime and the Fear of Crime 

 

4.35 There is nothing within the nature or location of the site which would suggest that its 

development would give rise to significant issues in respect of crime and the fear of 

crime.  

 

4.36  Sustainable Resource Use 

 

4.37 The requirements of Policy CP16(3)(a) in respect of sustainable resource use have 

now been incorporated into the building regulations.  As such, on balance, it is 

considered that the fact that the proposal would need to meet building control 

regulations means that the proposal would be in accordance with Policy CP16 without 
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needing to submit a sustainability appraisal at this stage.  Furthermore, issues such as 

sustainable transport have been addressed above where it was found that the site has 

good access to public transport and is conveniently placed to be accessible by foot and 

cycle to a wide range of facilities to serve day to day needs. 

 

4.38 Therefore having had regard to Policy CP16 it is considered that the proposal is 

acceptable. 

 

 Affordable Housing 

 

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

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

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

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

balance that the proposal is acceptable without a contribution towards affordable 

housing. 

 

Whether any Adverse Impact of Granting Planning Permission would be Significantly 

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

in the Framework, Taken as Whole. 

 

4.40  Although the Council has a five year supply of housing land, it is noted that such a 

supply is not a ceiling and it is the Government’s firm intention to significantly boost 

the supply of housing.  With this in mind it is noted that the granting of 3 dwellings 

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

District.  In addition it would have economic benefits in respect to the construction of 

the property and the occupiers who would make some contribution into the local 

economy.  Finally, the proposal would have an environmental benefit of making 

efficient use of land within a sustainable location.  

 

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

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

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

 

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

would not significantly and demonstrably outweigh by the benefits, when assessed 

against the policies in the Framework, taken as whole.  As such the proposal benefits 

from the presumption favour of sustainable development and should, subject to the 

attached conditions, be approved. 

 

4.43  Other Issues Raised by Objectors 

 

 

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

mast it is noted that paragraph 44 of the NPPF states 

 

 

"Local planning authorities should not impose a ban on new 

telecommunications development in certain areas, impose blanket Article 4 

directions over a wide area or a wide range of telecommunications 
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development or insist on minimum distances between new 

telecommunications development and existing development." 

 

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

departure from the national guidance in respect to telecommunications equipment and 

health and safety. 

 

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

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

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

 

5.0  HUMAN RIGHTS ACT 

 

5.1  The proposals set out in this report are considered to be compatible with the Human 

Rights Act 1998. The recommendation to approve the application accords with the 

adopted policies in the Development Plan which aims to secure the proper planning of 

the area in the public interest. 

 

6.0  CONCLUSION 

 

6.1 The application site is located within a sustainable location with good access to goods, 

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

 

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

conditions is considered to be acceptable. 

 

6.3  Given the guidance within the Planning Practice Guidance it is considered, on 

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

housing provision elsewhere in the District. 

 

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

 

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

would not significantly and demonstrably outweighed by the benefits, when assessed 

against the policies in the Framework, taken as whole.  As such the proposal benefits 

from the presumption in favour of sustainable development and should, subject to the 

attached conditions, be approved.   

 

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

conditions. 
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