
CH/16/440 

Old Engine Cottage, Colliery Road, Brereton, Rugeley, WS151QS 

Garage to rear with grass roof (resubmission of CH/16/172) 

No objections received 
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Application No: CH/16/440 

Received: 18/11/2016 

Location: Old Engine Cottage, Colliery Road, Brereton, Rugeley 

Parish: Brereton and Ravenhill 

Ward: Brereton and Ravenhill  

Description: Garage to rear with grass roof (resubmission of CH/16/172) 

 

Application Type: Full 

 

Recommendation:  Approve subject to the attached conditions 

 

Reason for Granting Permission 

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

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

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

the National Planning Policy Framework. 

 
1. Standard Time limit 

2. Materials to Match 

3. Approved Plans 

 

Reason for Committee Decision: 

Objections have been received from the Parish Council and the application is being 

recommended for approval. 

 

EXTERNAL CONSULTATIONS  

 

AONB Unit 

No objection to this planning application subject to conditions to ensure that the 

development is carried out as indicated ion the submitted plans and to secure the removal 

of the caravan and other structures on the site. 

 

Brereton and Ravenhill Parish Council 

This development is in the Area of Outstanding Natural Beauty and in the Green Belt.  

The development is actually bigger than a typical garage and some features are more in 

keeping with a normal dwelling house. 

 

INTERNAL CONSULTATIONS 

 

Development Policy 

The location of the proposed development is partly below ground level, with the house to 

the front and tree cover to the rear.  It is also covered with a grass roof and is smaller than 

the original proposal.  The reduced scale of the proposal and the design will not impact 

on the wider views of the AONB. 
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The design of the development with the grass roof will reduce the visual impact within 

the surrounding landscape. 

 

It should be established if the proposal is more than 50% of the original property, as  

 

Policy CP14 states that this should not be exceeded. 

 

The Planning Statement refers to the need for special circumstances to be demonstrated 

for the development in the Green Belt as required by the NPPF, and that the proposed 

energy generation equipment for heating will be more sustainable and contribute to this 

need.  However, the statement does not appear to justify the special circumstances 

required for building a vehicle garage within the Green Belt. 

 

The design of the proposed development is considered acceptable for it’s secluded 

location on the edge of the AONB, but the justification of the need for the development 

within the Green Belt is weak and will be subject to interpretation by the case officer. 

 

Trees, Landscape and Countryside 

No objection to the principle but insufficient information regarding: - 

 

 existing and proposed layouts 

external environment (trees and vegetation). 

the character of the Green Belt, AONB and local setting. 

 

RESPONSE TO PUBLICITY 

 

The application was advertised by neighbour letter and site notice.  No letters of 

re[presentation have been received. 

 

 

RELEVANT PLANNING HISTORY 

 

CH/16/172: - Double garage to rear with grass roof.  Refused for the following 

reasons: - 

 

 "The site is located in the West Midlands Green Belt.  The 

proposed garage, by reason of its size, scale and location would 

constitute a disproportionate addition over and above the size of 

the original building and therefore would constitute inappropriate 

development which is, by definition, harmful to the Green Belt and 

to which substantial weight should be attached.  Therefore the 

proposal should only be approved where very special 

circumstances have been demonstrated. 

 

The benefits of the proposal in respect of creating a safe and secure 

environment and its contribution towards tackling climate change 
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are considered to carry moderate and very limited weight 

respectively. 

 

It is considered that the harm to the Green Belt is not clearly 

outweighed by the benefits of the proposal such that very special 

circumstances exist that would justify approval of the application.   

 

The proposal is therefore contrary to Local Plan Policy CP1 and 

the NPPF." 

 

CH/12/0206: - An application for the conversion of garage and workshop with 

external alterations to form a one bedroom dwelling was approved 

subject to a condition for the removal of permitted development 

rights. 

 

CH/13/0115: - Conversion of a garage and workshop, with external alterations to 

form a two storey, two bedroom house was approved subject to a 

condition for the removal of permitted development rights. 

 

CH/15/0229: - Variation of condition 6 on application CH/13/0115 to allow 

amendments to elevations, including the insertion of 2 dormer 

windows to the front, rooflights and a front porch. 

 

 

   

1. SITE AND SURROUNDINGS 

 

1.1 The application site is a former garage now converted to a single storey house but 

with living space within the roof, set within a formal curtilage.  The site is located 

on wooded hillside and the land slopes down sharply to the east away from the 

road and dwelling.  To the south is Old Engine House, of which the application 

site was formerly part of. 

 

1.2  Although on a slope the site is surrounded by heavily wooded land, such that it is 

not particularly prominent in views taken from the wider area. 

 

1.3  The site is located in a predominantly rural area which is designated as an Area of 

Outstanding Natural Beauty (the application site being on the edge of) and Green 

Belt in the Cannock Chase Local Plan. 

 

 

 

2. PROPOSAL 

 

2.1 The application seeks planning permission for a L shaped garage to rear with 

grass roof, measuring 6.2m by 3.7m with an additional area for a heat source 
heat pump of 3m by 2.5m all with height of 2.2m, set into the hillside with grass 
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covered slope up to the grass covered roof on the northern elevation and walls to 
the other three elevations. 
 

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

applications to be determined in accordance with the provisions of the 

Development Plan, unless material considerations indicate otherwise.   

 

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

 

3.3  Other material considerations relevant to assessing current planning applications 

include the National Planning Policy Framework (NPPF) and Supplementary 

Planning Guidance/Documents. 

 

3.4  Cannock Chase Local Plan (2014)  

 

3.5  CP1 - Strategy – the Strategic Approach 

Development proposals at locations within the Green Belt will be assessed against 

the NPPF and Policy CP14. 

 

3.6 CP3 - Chase Shaping – Design 

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

that all new development should be well-related within the development and to 

existing buildings and their surroundings. Development should also successfully 

integrate with existing trees and landscape features and protect the amenity 

enjoyed by existing properties. The Policy also seeks how proposals form 

appropriate development within the Green Belt to a design in keeping within its 

surroundings.  It also seeks new development to preserve and enhance the 

landscape, scenic beauty and character of the AONB and its setting through the 

careful design of new development.  

 

3.7 CP14- Landscape Character and Cannock Chase Area of Outstanding Natural 

Beauty (AONB) 

 The District’s landscape character will be protected, conserved and enhanced. 

Appropriate developments within the Green Belt and AONB must be sensitive to 

the distinctive landscape character and ensure they do not have an adverse impact 

upon their setting through design, layout and intensity.  

 

3.8 National Planning Policy Framework  

  

3.9 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”. 
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3.10  The NPPF confirms that a plan-led approach to the planning system and decisions 

must be made in accordance with the Development Plan unless material 

considerations indicate otherwise. In particular the following NPPF references are 

considered to be appropriate. 

 

3.11  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; 

 

 -   take account of the different roles and character of different areas, 

promoting the vitality of our main urban areas, protecting the Green Belts 

around them, recognising the intrinsic character and beauty of the 

countryside and supporting thriving rural communities within it; 

 

-  support the transition to a low carbon future in a changing climate, taking 
full account of flood risk and coastal change, and encourage the reuse of 

existing resources, including conversion of existing buildings, and 

encourage the use of renewable resources (for example, by the 

development of renewable energy); 

 

- 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; 

 

3.12  Section 7. Requiring good design 

 

3.13  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. 

 

3.14  Paragraph 57 states it is important to plan positively for the achievement of high 

quality and inclusive design. 

 

3.15  Paragraph 58 states planning policies and decisions should aim to ensure that 

development meets specified criteria, including that it should:- 

 

-  Function well and add to the overall quality of the area. 

-  Establish a strong sense of place. 

-  Respond to local character and history and reflect the identity of 

local surroundings and materials. 

-  Are visually attractive as a result of good architecture and 

appropriate landscaping. 
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3.16  Paragraph 61 of the NPPF considers planning decisions should address 

connections between people and places and the integration of new development 

into the natural, built and historic environment. 

 

3.17  Paragraph 64 of the NPPF states that permission should be refused for 

development of poor design that fails to take the opportunities available for 

improving the character and quality of an area and the way it functions. 

 

3.18 Protecting Green Belt land 

 

3.19 Paragraph 79 Green Belt policy is to prevent urban sprawl by keeping land 

permanently open. 

 

3.20  Paragraph 80 identifies the five purposes of Green Belts which are: 

 

-  to check the unrestricted sprawl of large built-up areas 

-  to prevent neighbouring towns merging into one another 

- to assist in safeguarding the countryside from encroachment 

-  to preserve the setting and special character of historic towns 

-  to assist in urban regeneration by encouraging recycling of derelict and 

other urban land 

 
3.21 Paragraph 81 states local planning authorities should plan positively to enhance 

the beneficial use of the Green Belt and to retain and enhance landscapes and 

visual amenity. 

 

3.22 Paragraph 87 states “Inappropriate development is harmful to the Green Belt and 

should not be approved except in very special circumstances”. 

 

3.23 Paragraph 88 states 

 

 “When considering any planning application, local planning authorities should 

ensure that substantial weight is given to any harm to the Green Belt…….. 

‘Very special circumstances’ will not exist unless the potential harm to the 

Green Belt by reason of inappropriateness, and any other harm, is clearly 

outweighed by other considerations.” 
 

3.24 Paragraph 90 states 

 
“Certain other forms of development are also not inappropriate in Green 

Belt provided they preserve the openness of the Green Belt and do not 

conflict with the purposes of including land in Green Belt. These are: 

 

●   mineral extraction; 

●   engineering operations; 
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●   local transport infrastructure which can demonstrate a requirement 

for a Green Belt location; 

●   the re-use of buildings provided that the buildings are of permanent 

and substantial construction; and 

  ●   development brought forward under a Community Right to Build    

Order.” 

  

3.25  Section 11. Conserving and Enhancing the Natural Environment 

  

3.26 Paragraph 115 states 

 

“Great weight should be given to conserving landscape and scenic beauty 

in National Parks, the Broads and Areas of Outstanding Natural Beauty, 

which have the highest status of protection in relation to landscape and 

scenic beauty. The conservation of wildlife and cultural heritage are 

important considerations in all these areas, and should be given great 

weight in National Parks and the Broads.” 

 

4.0 Determining Issues 

 

The determining issues for the proposed development include:-  

 

1. Principle of Development in the Green Belt  

2. Design and Impacts on the character and form of the area 

3. Impact on Residential Amenity 

3. Impacts on Highway Safety 

 
 Principle of the Development in the Green Belt 

 

4.1 The site is located within the West Midland Green Belt, wherein there is a 

presumption against inappropriate development, which should only be approved 

in ‘very special circumstances’.  Paragraph 79 of the NPPF states that the 

Government attaches great importance to Green Belts, adding that the 

fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land 

permanently open.  As such the essential characteristics of Green Belts are their 

openness and permanence. 

 

4.2 The stages in taking decisions on applications within the Green Belt are as 

follows.   

 

(a) In the first instance a decision has to be taken as to whether the 

proposal constitutes appropriate or inappropriate development.   

(b) If the proposal constitutes inappropriate development then it should 

not be allowed unless the applicant has demonstrated that ‘very special 

circumstances’ exist which would justify approval. 
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(c) If the proposal is determined to constitute appropriate development 

then it should be approved unless it results in significant harm to 

acknowledged interests. 

 

4.3 Local Plan Policy CP1 & CP3 require that development proposals at locations 

within the Green Belt must be considered against the NPPF and Local Plan Policy 

CP14. Local Plan Policy CP14 relates to landscape character rather than to 

whether a proposal constitutes appropriate or inappropriate development. 

 

4.4 Whether a proposal constitutes inappropriate development is set out in Paragraphs 

89 and 90 of the NPPF. Paragraph 89 relates to new buildings and Paragraph 90 to 

other forms of development.  The lists contained within these paragraphs are 

closed and therefore are fixed. 

 

4.5 The NPPF, paragraph 89, states "A local planning authority should regard the 

construction of new buildings as inappropriate in Green Belt. Exceptions to this 

include, amongst other things: - 

 

"…The extension or alteration of a building provided that it does not result 

in disproportionate additions over and above the size of the original 

building…" 

 

 and 

 

“limited infilling or the partial or complete redevelopment of previously 

developed sites (brownfield land), whether redundant or in continuing use  

(excluding temporary buildings), which would not have a greater impact  

on the openness of the Green Belt and the purpose of including land within 

it than the existing development.” 

 

As such the proposal could be considered as not inappropriate provided it meets 

one of the above exceptions. 

 
4.6   Extensions are capable of being not inappropriate provided they would not result 

in disproportionate additions over and above the size of the original dwelling. The 

term 'disproportionate' is not defined within either the NPPF or the Council's 

Local Plan. 

 
4.7 On the basis of planning appeal decisions it has been established that extensions 

exceeding 50% of the volume of the original building, taken singularly or 

cumulatively with other extensions, should normally be considered to be towards 

the upper limits of what is considered to be not disproportionate. However, this 

‘criterion' should only be used as a guide and not a definitive rule. It is also 

important that regard is given to cumulative impacts of successive extensions to 

avoid incremental additions resulting in disproportionate additions over time and 

also to assess how the extension relates proportionally to the host property. 
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4.8 In addition to the above it should be noted that the term 'original building' refers 

to the building as it existed in 1947, or as it was originally built after that date.  

Furthermore, it should also be taken into consideration that whether a free 

standing building constitutes an extension, or not, is a matter of fact and degree 

depending on whether the structure would read as an extension or not. 

 

4.9 In this case, given the proximity of the garage to the main house, it is considered 

that from all angles it would be so close to the side elevation of the host property 

that it should be considered to constitute an extension for the purposes of Green 

Belt policy. 

 

4.10 In this particular case it is noted that the “original building” constituted a modest 

garage/ workshop with a low shallow pitch roof.  This has been subject to various 

additions to create the dwelling as it now stands, including: - 

 

1. The raising of the roof to create two bedrooms in the resulting roof 

space; and 

2. The provision of two dormers and a porch. 

 

4.11 Given the above it is noted that the original building was 207m3, and that with the 

above mentioned additions it currently has a volume of 248m
3
 representing a 20% 

increase in volume.  The proposed garage would have a volume of 69m
3
 giving a 

cumulative total increase of 53% over and above the size of the original building.  

As such it is considered that although the proposal would be at the upper limits of 

acceptability it would not constitute a disproportionate addition over and above 

that of the original dwelling and therefore would not constitute inappropriate 

development in the Green Belt. 

 

4.12 It is therefore concluded that the proposal is acceptable in principle in the Green 

Belt and therefore there is no policy requirement for the applicant to demonstrate 

that very special circumstances exist. 

 

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

 

4.14  Paragraph 115 of the NPPF sets out that great weight should be given to 

conserving the landscape and scenic beauty of an AONB. This is continued in 

Local Plan Policy CP14 which states:  

 

“Development proposals including those for appropriate development 

within the Green Belt … must be sensitive to the distinctive landscape 

character and ensure they do not have an adverse impact on their setting 

through design, layout or intensity.”  
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4.15  Furthermore 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. 

 

4.16  In addition Policy CP14 of the Local Plan requires that appropriate developments 

within the Green Belt and AONB must  

 

"be sensitive to the distinctive landscape character adding that 

development proposals for extensions to and replacements of  existing 

buildings within the Green Belt  will be expected to demonstrate sympathy 

with their location through size, appearance and landscape impact 

mitigation. The ground floor area of any proposed extension or 

replacement building should not normally exceed that of the original 

property by more than 50%." 

 

4.17 In this respect it is noted that the proposal would represent a 61% in crease in 

floor area above that of the original building.  However, the incorporation of the 

grass roof, matching brick work and the well screened nature of the site would 

ensure that the garage would not have a significant adverse impact of the form 

and character of the AONB.  This view is supported by the AONB Unit. 

 

4.18 Having visited the site officers note that the construction of the garage has already 

commenced and that its completion would not result in the loss of trees or other 

vegetation of significance. 

 

4.19 Therefore, having had regard to Policies CP3 and CP14 of the Local Plan and the 

appropriate sections of the NPPF, it is considered that the proposal would be 

acceptable in respect to its impact on the character and form of the area and that 

of the Cannock Chase AONB. 

 

4.20  Impact on Residential Amenity 

 

4.21  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.   
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4.22 In this respect it is noted that the site is located in an isolated location with only 

one neighbour, called Broad Slade,  which is located 15m from where the nearest 

part of the proposed garage would be positioned. 

 

4.23  Therefore the proposed garage by virtue of its distance from the nearest dwelling 

would not result in any significant impact, by virtue of overlooking, loss of light 

or loss of outlook, on the residential amenities of the occupiers of Broad Slade. 

 

4.24  Impact on Highway Safety and Capacity 

 

4.25  The proposal would not include any alteration to the existing access arrangements 

or the level of parking provision within the site or increase the need for further 

parking to serve the dwelling and as such would have no significant detrimental 

impact on highway safety. 

 

4.29 Impact on Nature Conservation Interests 

 

4.30  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. 

 

4.31 As such the site has no known significant ecological value and the proposal would 

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

 

4.32 Given the above the proposal is considered acceptable in respect of its impact on 

nature conservation interests and therefore would be in compliance with Policies 

CP3 and CP13 of the Cannock Chase Local Plan and the NPPF. 

 

4.33 Other Issues Raised by Objectors 

 

4.34 In respect to the erection of various sheds within the site it is noted that permitted 

development rights were removed from the site when the original garage was 

converted to a dwelling. As such the sheds are unauthorised.  However 

enforcement action could be pursued to remedy this situation.  In respect to the 

current application the presence of these sheds as no material bearing on the 

merits of the case.  Given that the sheds could be dealt with under enforcement 

powers it would not be appropriate to attempt to remove them by using a 

condition attached to the grant of any permission in respect to this application. 

 

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. 
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6.0  CONCLUSION 

 

6.1 The proposed garage extension, taken by itself or cumulatively with other 

extensions would not result in a disproportionate addition over and above that of 

the original dwelling and therefore would not constitute inappropriate 

development within the Green Belt 

 

6.2  In respect to all matters of acknowledged interest and policy tests, it is considered 

that the proposal, subject to the attached conditions, would not result in any 

significant harm and is therefore considered to be acceptable. 

 

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

attached conditions. 
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