
ENCLOSURE 13.1 

CANNOCK CHASE COUNCIL
 

CABINET 
 

20 NOVEMBER 2008 
 

REPORT OF THE DEPUTY CHIEF EXECUTIVE 
 

RESPONSIBLE PORTFOLIO LEADER - ENVIRONMENT 
 

REGIONAL SPATIAL STRATEGY PHASE 2 REVISION PREFERRED OPTION 
 

HOUSING, RETAIL AND OFFICE PROVISION 
 

KEY DECISION - YES 
 
1. Purpose of Report 
 
1.1 To consider the Housing, Retail and Office provision elements of the Regional Spatial 

Strategy Phase 2 Revision Preferred Option consultation document to enable a response 
to be sent to the West Midlands Regional Assembly by 8th December 2008. 

 
 
2. Recommendations 
 
2.1 That the West Midlands Regional Assembly and the Panel Secretary for the Examination in 

Public of the West Midlands Regional Spatial Strategy Phase 2 Revision be informed that 
this Council -  

 
          i). supports policy CF3 Level and Distribution of New Housing Development 2006 – 2026; 
 
          ii). notes the proposed growth scenarios in the Nathaniel Lichfield Housing Options Study 

and agrees that additional housing in the broad location of Cannock/South Staffordshire 
would be inappropriate 

 
          ii). objects to policy PA12A Comparison Retail Floorspace Requirements 2006 – 2026;  
 
          iii). objects to Policy PA13A Office Development Requirements 2006 – 2026. 
 
2.2    That Cabinet authorises officers to compile evidence, make representations on these issues 

and if invited, give evidence at the Examination in Public. 
 
 
3.      Conclusions, Reasons for Recommendations and Key Issues 
 
3.1 The West Midlands Regional Spatial Strategy (RSS) provides regional level spatial 

planning policy which helps guide and direct district level Local Development 
Frameworks (LDFs), including that currently being prepared for Cannock Chase District. 
The latest iteration is the Phase 2 Revision – Draft Preferred Option December 2007. 
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The Council’s key document in the LDF is the Core Strategy and for this to be found 
sound at Examination it will need to be in general conformity with the RSS. 

 
3.2 The Draft Preferred Option Policy CF3 on housing gives a requirement of 5800 net new 

dwellings for       the District 2006-2026. This translates on housing, as an annual build 
rate of 290 per year reduced from the previous Structure Plan target of 487 per year. The 
background to this is the policy principle of “Urban Renaissance” aiming to reverse the 
past trend of net out-migration from the West Midlands Conurbation to areas on its edge 
like Cannock Chase District. 

 
3.3 This proposed level of provision is considered to be appropriate to meet local need, 

including for affordable housing, subject to the appropriate infrastructure being in place. It 
is capable of being achieved without the need to make significant changes to Green Belt 
boundaries. 

 
3.4 Cannock Town Centre is identified as one of 25 strategic centres in the region which are 

preferred locations for major retail, leisure and office development. Retail provision set 
out in policy PA12A Comparison Retail Floorspace Requirements 2006 – 2026 limits 
growth of Cannock town centre to 25,000m2 for 2006 – 2021 and 10,000m2 for 2021 – 
2026. The policy also states that planning permission for developments intended to meet 
requirements after 2021 should not be granted before 2016. 

 
3.5 The Council is currently negotiating a town centre expansion plan in the order of 

35,000m2 which is likely to be delivered well within the 2006 – 2021 time period. 
Development of this scale is needed to enable the centre to improve its relatively weak 
position and capture more of the retail expenditure available in its catchment area. A 
town centre with more vitality and greater viability accords with national policy on town 
centres in national Planning Policy Statement 6 Planning for Town Centres. It also meets 
the Government policy objective of reducing the need to travel if the community can do 
more of its shopping locally. Commercial viability analysis indicates that this size of 
scheme is required to facilitate delivery. 
 

3.6 Although the fact that Cannock’s relatively weak position needs to be addressed is 
recognised in the Preferred Option it is still necessary to argue the case for more 
flexibility on the timing of the floorspace allocation for Cannock Town Centre to ‘catch up’ 
and overcome its current weak position.  

 
3.7 Office provision set out in policy PA13A Office Development Requirements 2006 – 2026 

requires 30,000m2 of new office space to be planned for within or on the edge of 
Cannock Town Centre. Policy PA13B requires a ‘sequential approach’ to be taken to 
major offices location and such development is only permissible when a clear need has 
been demonstrated which cannot be satisfied within a strategic centre and would not 
have an adverse impact on implementation of committed schemes in any strategic 
centre. 
 

3.8 The current figure of 30,000m2 is considered generally adequate, but there are key 
issues which need to be recognised based on Cannock’s status as a Local Regeneration 
Area (Policy UR2) –  
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 1)  There is significant under-representation of business and finance in the local economy 
that needs to be overcome in order to achieve a more balanced local economy. 

 
 2)  There is insufficient capacity within the town centre to deliver the level of office 

floorspace indicated. 
 
 3)  Town Centres and Edge of Centre sites are likely to involve major land assembly 

problems which would be likely to pose serious viability problems. 
  
 4)  Out of town centre business parks which have good public transport access should be 

recognised in this context as being appropriate locations for major office development. 
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REPORT INDEX 
 
Background                                                                                                    Section 1 
 
Details of Matters to be Considered i.e. Options Considered, Outcome  Section 2  
Of Consultations etc 
 
Contribution to CHASE                                                                                  Section 3 
 
Financial Implications                                                                                    Section 4  
 
Human Resource Implications                                                                      Section 5  
 
Legal Implications                                                                                          Section 6   
 
Section 17 (Crime Prevention)                                  Section 7  
 
Human Rights Act Implications                                                                    Section 8 
 
Data Protection Act Implications                                                                  Section 9  
 
Risk Management Implications                                                                     Section 10 
  
Equality and Diversity Implications        Section 11  
 
Other Options Considered         Section 12 
 
List of Background Papers          Section 13 
                                                                                                   
Annexes to the Report i.e. copies of correspondence, plans etc    Annex 1, 2, 3 etc 
 
Report Author Details 
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Section 1 
 
Background 
 
The West Midlands Regional Spatial Strategy (RSS) provides regional level spatial planning  
policy which helps guide and direct district level Local Development Frameworks, including the  
one currently being prepared for Cannock Chase district. 
 
The Phase 2 Revision Preferred Option of the RSS was published in December 2007. In  
reviewing the document, Officers have identified three areas of concern for Cannock Chase 
District: 

  a. Housing allocations 
  b. Retail provision 
  c. Office provision 

 
Section 2 

 
Details of Matters to be Considered 
 
a. Housing allocation issues: 
 
In response to concern from the Government that the proposed regional total housing provision 
figure for 2006 to 2026 in the RSS Phase 2 Revision Preferred Option of 365,600 could be 
insufficient, Government Office for the West Midlands (GOWM) commissioned a study by 
Nathaniel Lichfield and Partners (NLP) to look at options for providing between 12,000 and 
80,000 additional dwellings in the Region. This was based on National Housing and Planning 
Advisory Unit (NHPAU) concerns about having supply options to deal with underlying 
affordability issues, growth in the number of households and current unmet need. The 
conclusion of the study is that no additional growth is proposed for Cannock Chase District. 
Nevertheless, because of pressures in other parts of the Region and to combat pressures from 
stakeholders with an interest in seeing a higher level of housing allocation especially in the 
Cannock area, there may be a need to argue at the examination that the total of 5,800 
specified in the Preferred Option should not be increased. 
 
b. Retail provision issues:  
 
PA12A Comparison Retail Floorspace Requirements 2006 – 2026 (m2) states: 

 
‘Local authorities should plan for the construction of the following amounts of additional 
gross comparison retail floorspace within each centre within the network of strategic town 
and city centres.  

         (see below) 
In the current round of LDF preparation local authorities should aim to make provision for 
the 2006 – 2021 requirement and should also have regard to the 2021 – 2026 
requirement. However, planning permission for developments intended to meet 
requirements arising after 2021 should not be granted before 2016. 

 
Cannock town centre is identified as one of 25 strategic town centres in the region and is given 
provision figures of 25,000m2 for 2006 – 2021 and 10,000m2 for 2021 – 2026.  Comparison 
goods floorspace comprises items like clothing, footwear, jewellery and not daily/ weekly 
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shopping requirements often undertaken in supermarkets. Decisions on this type of retailing is 
left to Local Authority level subject to compliance with PPS6. 
 
The Council is currently progressing a town centre expansion plan following earlier discussions 
with a development partner. This would have the effect of extending the town centre in a north 
westerly direction generally taking in the Beecroft Road car park. The scale of development, 
together with existing commitments at Avon Road/Walsall Road is in the order of 35,000m2 and 
is likely to be delivered well within the 2006 – 2021 time period. 

 
The provision identified for Cannock town centre is therefore likely to give the Council difficulty 
in meeting its regeneration objectives for Cannock town centre both on grounds of timing and 
level of provision.  
 
c. Office provision issues:  
 
Policy PA13A Office Development Requirements 2006 – 2026 states: 
 
         ‘Local authorities should plan for the construction of the following amounts of new office               
         development (square metres gross) within or on the edge of each of the centres within   
         the network of strategic town and city centres for the period 2006 – 2026’. 
 
Cannock town centre has an identified provision figure of 30,000m2. 
 
The figure is considered to be generally adequate but, the related Policy PA13B imposes a 
constraint on the location of office schemes above 5000 sq. mtrs. on sites which are not within 
or on the edge of a town centre. This poses potentially serious delivery problems because of 
constraints on land available for this type of development in or adjoining Cannock Town Centre.  
This issue, combined with the need to address the shortage of office employment in the 
District’s local economy, merits objection to the policy. 
 

Section 3 
 
Contribution to CHASE 
 
The provision of sustainable retail and office development for Cannock in the Council’s 
development plan documents, as well as promoting economic regeneration, accord with the 
CHASE objective with respect to promoting  Access to Skills and Economic Development, by  
helping to provide new jobs in the District. 
 

Section 4 
 
Financial Implications 
 
There are no direct financial implications for the Council as a result of this report, although 
failure to have RSS policies amended for retail and office provision may impinge on the 
Council’s regeneration objectives. 
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Section 5 
 

Human Resource Implications 
 
There are no identified implications.  

 
Section 6 

 
Legal Implications 
 
Once the Regional Spatial Strategy has finished the consultation and examination in public 
processes and is adopted the Council will have to take it into account in preparing development 
plans and it will also be material to decisions on individual planning applications and appeals. 
 

Section 7 
 
Section 17 (Crime Prevention) 
 
The provision of sustainable retail and office development can help to reduce crime and anti-
social behaviour. 
 

Section 8 
 
Human Rights Act Implications 
 
There are no identified Human Rights Act implications identified in the report. 
 

Section 9 
 
Data Protection Act Implications 
 
There are no identified implications in respect of the Data Protection Act arising from this 
report. 
  

Section 10 
 
Risk Management Implications 
 
The Council’s Local Development Framework has to be in general conformity with the West 
Midlands Regional Spatial Strategy.  Failure to achieve this could result in the Council’s spatial 
plans being found unsound at any subsequent examination.  Objecting to policies in the RSS 
which are considered unfavourable to the development needs of the District is part of the 
process aimed at mitigating risks from the RSS.  
 

Section 11 
 
Equality and Diversity Implications 
 
No specific implications raised by the recommendations of this report. 
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Section 12 
 

Other Options Considered 
 
The option of not objecting to RSS Phase 2 Revision policies for retail and office provision 
could result in more constrained regeneration and growth opportunity for Cannock and its town 
centre over the plan period. 
 
 
List of Background Papers 
 
West Midlands Regional Spatial Strategy Phase Two Revision – Draft Preferred Option 
December 2007 West Midland Regional Assembly. 
 
Annexes 
 
None 
 
Report Author Details 
 
John Heminsley Planning Services Manager  x4521 
Antony Lancaster Planning Policy Manager x4481 
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