
ENCLOSURE 10.1 

CANNOCK CHASE COUNCIL 
 

CABINET 
 

14 DECEMBER 2006 
 

REPORT OF THE CHIEF EXECUTIVE 
 

RESPONSIBLE PORTFOLIO LEADER – CULTURE AND SPORT 
 

PROPOSED DISPOSAL OF THE CANNOCK STADIUM SITE, PYE GREEN ROAD 
 
1. Purpose of Report 
 
1.1 To consider objections received to the disposal of the Cannock Stadium site. 
 
1.2 To consider the disposal of the Stadium and associated land in the context of those 

objections.  
 
2. Recommendations 
 
2.1 That, having considered the objections received, the disposal of the Stadium and 

associated land as shown hatched black on the plan annexed for residential and open 
space development, be approved on the basis that the sale will enable the provision of 
both replacement and enhanced recreational facilities for the local community and District 
as a whole. 

 
2.2 That the principles and general form of the proposed development be the subject of 

consultation with local people prior to submission of any planning application. 
 
2.3 That subject to receipt of planning consent the Stadium site be sold by way of closed 

tender on terms and conditions to be agreed by the Head of Planning and Regeneration. 
 
2.4 That the Head of Planning and Regeneration be authorised to terminate the licence in 

respect of the land between 319 and 321 Huntington Terrace Road in the circumstances 
identified in the report. 

  
3. Key Issues 
 
3.1 Cabinet on 16 December, 2004 reaffirmed that the provision of Leisure facilities in the 

District should be based on the following:- 
 
 - High quality provision throughout the District providing new not “patch and mend”. 
 - Retaining and enhancing the main area of Cannock Park as public open space. 
 - Consolidating Cannock’s Leisure facilities where practicable on the Chase Leisure 

Centre site. 
 - Expanding the facilities at Rugeley Leisure Centre. 
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3.2 In order to establish the viability of the above officers were instructed to undertake further 

work including commencing a site survey to ascertain land conditions at the Stadium site 
and the likely capital receipt on any disposal. 

 
3.3 The site investigations established that the whole of the land as identified on Plan 1 is 

capable of redevelopment for residential purposes and therefore the site could generate a 
significant capital receipt for the Council to support the Leisure Vision providing a robust 
case could be made for supporting redevelopment of the Stadium site and development of 
land within the Green Space Network. 

 
3.4 As the land includes open space, Section 123(2A) of the Local Government Act 1972 

requires a Local Authority to advertise the fact that it is considering the disposal of open 
space and to consider any objections received before making a final decision.  6 letters of 
objection have been received citing the fact that the disposal of the Stadium site to 
residential development represented a significant loss of recreational land and facilities 
which cannot easily be replaced, a loss of amenity for local residents, and will increase 
traffic flows on local roads. 

 
3.5 As previously stated the proceeds from the sale of the Stadium site will be used not only to 

fund replacement and enhanced facilities throughout the District but also to provide 
enhanced facilities for the community on 2.5 h.a. of open space to be provided onsite as 
part of the development.  Furthermore, the Council in order to obtain planning consent will 
need to present a robust case to Sport England to gain their support to the proposal whilst 
traffic issues will be a matter for the County Council as Highway Authority. 

 
3.6 To provide an opportunity for public comment on the form of development proposed for the 

site, it is recommended that the development principles through a Design and Access 
Statement are the subject of consultation before any planning application is submitted. 

 
3.7 It is considered the advantages to be derived from the scheme outweigh the objections 

and the Council is justified in proceeding with the disposal of the Stadium site subject to 
planning consent being obtained. 

 
3.8 For the better planning/design of the scheme it is further considered the inclusion of the 

land between 319 and 321 Huntington Terrace Road currently held on licence be included 
in the sale necessitating termination of the agreement. 

 
3.9 To ensure certainty regarding the timing of the sale and capital receipt it is proposed the 

sale be by way of a closed tender.  
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Section 1 
 
Background 
 
Members will be aware of the ongoing review of Leisure Strategy.  The review has led to an 
approved Vision for Leisure, Cabinet 16 December 2004, which reaffirmed that the provision of 
Leisure facilities in the District should be as indicated in the following extract from the Minutes : 

“3. High quality provision throughout the District providing new, not “patch and mend” 
Retaining and enhancing the main area of Cannock Park as public open space; 
Consolidating Cannock’s leisure facilities where practicable on the Chase Leisure Centre 
site 

 Expanding the facilities at Rugeley Leisure Centre Leading to better value for money, 
increased customer satisfaction and increased participation levels 
 

4 That the officers undertake further work to establish the viability of the above. 

5 That the officers be authorised to continue to develop the proposals of a joint use 
Community Swimming Pool in Rugeley with Staffordshire County Council and other 
potential partners. 

6 That the progress in respect of the potential proposals for a Health Centre on the Chase 
Leisure Centre site be noted and that officers be authorised to explore these further with 
the Primary Care Trust as part of the proposals to consolidate facilities at that site. 

7 That a site survey be commissioned to ascertain land conditions at the Stadium site and 
the likely capital receipt on any disposal; the cost of such a survey to be met from the 
Leisure Review Budget. 

8 That the second stage of the two stage approach for the leisure review previously agreed 
by Cabinet on 29 July 2004, i.e., the market testing exercise, be deferred pending the 
outcome of the work authorised in these resolutions. 

9 That a further report detailing progress on these matters be brought to the Culture and 
Sport Select Committee and that in the context of the savings required as part of the 
Leisure Review, the Select Committee be requested to consider the detailed provision of 
facilities at both the Chase Leisure Centre site and the Rugeley Leisure Centre site.” 

First City, a firm of Property Consultants were appointed in February 2005 to undertake an 
appraisal of the Stadium site and adjacent land to assess the development potential.  The site 
investigations commissioned as part of that approval established that the whole of the site as 
shown hatched on the Plan is capable of redevelopment for residential purposes.  
 
The site therefore represents an important opportunity for residential development and one that 
could generate a significant capital receipt for the Council provided the case can be made 
supporting redevelopment of the Stadium site and development of land within the Green Space 
Network.  In approving the budget at its meeting on 22 February, 2006 Council noted “the 
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significant capital receipt that will be generated from the sale of the land currently used for the 
Cannock Stadium which will be available for developments at Cannock Park and Chase Leisure 
Centre.” 
 
Since receipt of the site appraisal Officers have been working on the viability of the vision and the 
clear instructions from Cabinet.  This has led to a number of actions directly linked to planning 
policy issues associated with any potential disposal, including:- 
 
i) Seeking approval to vary a Section 106 Agreement to fund an artificial turf pitch (ATP) at 

the Stadium. 
 
ii) Entering into discussions with both Blake Valley Technology College (BVTC) and Cardinal 

Griffin Roman Catholic School (CGRCS) regarding the relocation of the athletics track, 
ATP and improvement of other facilities as part of a partnership arrangement.  

 
iii) Development of a Playing Pitch strategy for the District. 
 
iv) Identifying the key findings from the two Year 9 surveys, Year 6 survey, 3 Citizen Panel 

surveys and findings of the Sport England survey for the District.  
 
v) Considering the outcome of the PPG17 – Indoor Assessment Key Findings report, already 

reported to Members.  
 
vi) Considering the outcome of the PPG17 – Outdoor Assessment Key Findings to form part 

of the Playing Pitch strategy. 
 
vii) adopting a new Corporate objective for the Council:  “to increase participation in cultural 

and sporting activities”.  
 
In view of the progress made in respect of the above, First City due to their previous involvement in 
the site have been appointed to progress an outline planning application in respect of the Stadium 
site, including commissioning the additional technical material in support of the application.  
Progressing this work is dependent on the Council determining to dispose of the site for residential 
development. 
 

Section 2 
 
Details of Matters to be Considered 
 
As the potential sale of the Stadium includes land currently used as Open Space, Section 123(2A) 
of the Local Government Act 1972 requires a Local Authority to advertise that it is considering 
disposing of an area of open space and to consider any objections received before making any 
final decision on the disposal of the land. 
 
As a consequence an advertisement was placed in a local newspaper for two consecutive weeks 
advising that a plan identifying the potential area was available for inspection and giving an 
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address where objections could be sent.  By the closing date of 16 November, 2006, 6 objections 
had been received Extracts of which are attached to this report. 
 
The basis for the objections is the loss of green space and the recreational facilities provided by 
the Stadium although one objector also referred to the additional traffic that would be generated 
from the new development on an already busy road system.  Given, however, that it is proposed to 
use the proceeds of sale to provide not only replacement facilities in partnership with BVTC and 
CGRCS but enhanced leisure facilities at the Chase Leisure Centre site and a Community 
Swimming Pool in Rugeley then it can be argued that the disposal is fully justified.  Furthermore, 
unless Sport England are prepared to support the overall package of leisure investment, then 
planning consent would not be granted. 
 
A similar situation exists in relation to the open space on the site.  Whilst the emerging 
development scheme is likely to propose provision of 2.5 h.a. as opposed to the current 4.5 h.a., in 
amenity terms the current open space is of poor quality.  The development offers the opportunity 
for the proposed areas to be landscaped and contain enhanced play facilities for the local 
community as well as the proposed development. 
 
In support of the planning application the Council will have to undertake a traffic impact 
assessment which will be referred to the County Council as Highway Authority who have the power 
to impose conditions on any planning consent or even recommend refusal.  Safeguards are 
therefore in place to address the concerns regarding traffic issues. 
 
As a consequence of the works carried out to date and taking a comprehensive view of the whole 
Stadium site, it is considered that of the total site area of approximately 9.90 ha, some 7.4 ha could 
be developed for residential development with 2.5 ha used for open space provision to serve the 
new housing as well as providing enhanced facilities to serve the existing local community.  It will 
therefore be necessary initially to dispose of the freehold interest in the whole site with the 
upgraded Open Space transferred back to the Council as part of a Section 106 Agreement.   
 
It is proposed that a Design and Access Statement is prepared covering the principles and form of 
the proposed development and that this is the subject of public consultation prior to any planning 
application being submitted. 
 
As the disposal of the Stadium site is the principal source of funding for the vision for Leisure it is 
important that there is some certainty in relation to the timing and level of capital receipt.  For this 
reason it is proposed that any sale of the site be by way of a closed tender.  The advantage of this 
method is that whilst the site would be advertised for sale on the open market in the usual way to 
satisfy the requirements to achieve best value, the highest bidder is contractually committed to 
purchase the land once the Council confirm acceptance of their offer.  There will also be a pre-
determined date for completion within the documentation.  
 
Whilst the alternative open tender method may produce a higher initial bid, experience has shown 
in the past that developers will sometimes submit a high speculative bid to secure the site but then 
seek to find reasons to re-negotiate the price at a later date or will seek to delay the actual 
purchase until they have a detailed planning consent.  It could also be argued that a site of this size 
could be offered for sale in smaller parcels which may attract a higher overall capital receipt.  
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However, part of the site is laid out in a series of plateaus which will involve substantial re-
contouring and earth-moving.  This, coupled with the cost of demolishing the Stadium and the fact 
that there is only one major access to the site means that the land is best suited to a 
comprehensive development solution and being sold as a whole. 
 
There is an area of land between 319 and 321 Huntington Terrace Road which is held on licence 
for caravan storage.  Including this in with the site would enhance pedestrian/cycleway links to and 
from the development.  It is proposed therefore, depending upon the outcome of the design/access 
study as part of the planning process, to terminate the licence and include the land in the site for 
disposal. 
 

Section 3 
 
Contribution to CHASE 
 
Provision of sporting facilities in respect of leisure services both strategically and operationally 
supports the Council’s key aims and objectives in line with the Chase acronym, particularly with 
regard to “culture and sport” increasing participation in sport and cultural activities and “health” 
developing a healthy community.  
 
Disposal of the Stadium site will provide funding to support the provision of new enhanced leisure 
facilities across the district. 
 

Section 4 
 
Section 17 (Crime Prevention) Implications 
 
The proposals contained in this report will ultimately lead to the development of new facilities in 
both Cannock and Rugeley, leading to new activities being available for young people especially 
and acting as a diversion away from crime and anti-social behaviour. 
 

Section 5 
 
Human Rights Act Implications 
 
The proposals set out in this report are considered to be compatible with the Human Rights Act 
1998 (the Act).   
 
Article 1 of the First Protocol states: 
 
“Every natural or legal person is entitled to the peaceful enjoyment of his possessions.   No-one 
shall be deprived of his possessions except in the public interest and subject to the conditions 
provided for by law and by the general principles of international law.” 
 
To satisfy the ‘public interest’ test the deprivation must be for a legitimate purpose and the 
achievement of that purpose strikes a ‘fair balance’ between the demands of the general interest of 
the community and the need to protect individual rights. 

Report-Cabinet-Proposed Disposal of Cannock Stadium, Pye Green Road-v5 



ENCLOSURE 10.8 

 
The sale of the land is being proposed in the interest of the community as the proceeds will be 
used to provide enhanced leisure facilities throughout the District which is a legitimate purpose.   
The proposals include the termination of a licence and, provided this is undertaken in a lawful way, 
it is not considered that this will breach the provisions of the Act 
 
The impact on adjoining properties of the proposed development of the site for housing is a factor 
to be considered as part of the planning application process and not the sale of the land. 
 

Section 6 
 
Data Protection Act Implications 
 
There are no identified implications in respect of the Data Protection Act arising from this report as 
the identity of the objectors has been removed from the attached copies of the objections. 
 

Section 7 
 
Risk Management Implications 
 
Implementation of the Council’s vision for Leisure is highly dependent upon the disposal of the 
Stadium site to fund the provision of new and enhanced facilities.  Failure to secure an outline 
planning consent for residential development or to subsequently achieve a sale will impact 
significantly upon the Council’s ability to realise its vision.  
 
It is considered that by preparing a robust case in support of any planning application, combined 
with a full marketing strategy for the site will minimise the above risks. 
 
It is expected that a site of this size will attract considerable interest from house builders whilst the 
closed tender process will provide certainty regarding timing of the capital receipt.  However, it will 
be necessary to present a robust case in support of the planning application to avoid objections 
from Sport England. 
 

Section 8 
 
Legal Implications 
 
The legal implications are generally set out throughout the report.    
 
The Council has complied with the requirements of S123(2A) Local Government Act 1972 in 
respect of advertising the disposal of public open space and the objections are before Cabinet for 
consideration. 
 
Section 19 of the Local Government (Miscellaneous Provisions) Act 1976 empowers the Council to 
provide recreational facilities within the District.   It may make these facilities available to such 
persons as it thinks fit either with or without charge. 
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Section 9 
 
Financial Implications
 
A capital receipt generated by the sale of the land on the Cannock Stadium site can be used 100% 
to support the General Fund Capital Programme. 
 
This particular capital receipt, being of a large amount, may be able to be invested, the interest 
from which would give support to the General Fund Revenue budget until the capital projects come 
on line.  The timing and level of receipt are therefore critical to the budget strategy projection for 
the next three years. 
 

Section 10 
 
Human Resource Implications 
 
There are no identified implications in respect of Human Resources arising directly from this report. 
 

Section 11 
 
Conclusions 
 
Whilst objections have been received to the disposal of the Stadium site and loss of open space 
the Council can demonstrate that the sale will not only fund replacement facilities for those 
currently provided on the Stadium site but will provide enhanced facilities for both the residents of 
the District as a whole as well as the immediate area thus providing justification for the proposed 
disposal. 
 
In order to maximise the capital receipt available to fund the Council’s Leisure vision and to ensure 
certainty regarding the timing of the sale and the capital receipt, it is proposed that the Stadium site 
as identified on Plan 1 be sold by means of a closed tender.  It is advised that the disposal include 
the land between 319 and 321 Huntington Terrace Road which is currently subject to a licence if it 
is considered it will enhance the design of the scheme.  Any disposal will be subject to the Council 
having first secured an outline planning consent subject to the grant of a Section 106 Agreement.. 
 
List of Background Papers 
 
Letters of objection dated 8.11.06 and 13.11.06 
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