
ENCLOSURE  11.1 

CANNOCK CHASE COUNCIL 

CABINET 

19 APRIL 2012 

REPORT OF HEAD OF PLANNING AND REGENERATION 

RESPONSIBLE PORTFOLIO LEADER – TOWN CENTRE REGENERATION 

BEECROFT ROAD CAR PARK, CANNOCK 

DEVELOPMENT STATEMENT 

KEY DECISION – YES 

 

1. Purpose of Report 

1.1      To consider a Development Statement prepared for Beecroft Road Car Park site and to 
approve its use in testing and assessing developer interest in the site. 

 
 

2. Recommendation(s) 

2.1        That Cabinet approve the Development Statement prepared for the Beecroft Road Car  
             Park site and agree to its use in confidential market testing with a view to attracting  
             developer interest in the site; 
 
2.2        That Cabinet delegate authority to the Head of Planning and Regeneration in conjunction 

with the Portfolio Leaders for Town Centre Regeneration, Economic Development and 
Planning, and Corporate Improvement to finalise the Development Statement and produce 
an accompanying Marketing Document which will include information on the Council’s 
interests as landowner;  

 
2.3        That the results of the market testing work are submitted to Cabinet for consideration and 

determination of the next steps in progressing development of the Beecroft Road Car Park 
site. 

 

 

3. Summary (inc. brief overview of relevant background history)     

3.1 Cabinet considered a report on 17 March 2011 setting out progress with town centre 
regeneration in Cannock town centre. It was agreed at that meeting to separate 
advancement of the regeneration of Beecroft Road Car Park (the Beecroft Site) from the 
more difficult comprehensive regeneration of the town centre, including the land between 
Market Hall Street and Church Street. 

 
3.2        The Development Statement attached at annex 1 to this report provides a document  
             intended for use in assessing and attracting developer interest in the Beecroft site via a  
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process of confidential market testing. This is required to enable the Council to compare its 
aspirations for the site against the market’s perception of what is deliverable; to consider 
the viability of the site and to consider the proposed route for selecting a development 
partner. The Development Statement will be accompanied by a Marketing Document using 
information drawn from the 17 March 2011 Cabinet report on how best to represent the 
Council’s property and financial interests as well as the known issues with the previous 
feasibility work for the site. 

 
3.3        It is intended that market testing would be an initial stage in attracting suitable  

development companies to consider redevelopment of the site. As this would be a 
confidential process to enable the Council to share with developers information on its 
landowning interests, it would be designed to precede any public engagement, which 
would follow should the procurement of a developer and development options be 
considered further. 

  
 
 
4. Key Issues and Implications 

4.1 On 17 March 2011 a report was considered by Cabinet setting out options and implications 
for the redevelopment of Cannock town centre. Lambert Smith Hampton (LSH) had been 
appointed in April 2010 to market test the appetite of developers and retailers for a 
comprehensive redevelopment of Cannock town centre including sites at Beecroft Road 
Car Park and Market Hall Street. As a response to concerns about both viability and 
deliverability LSH suggested splitting the sites into two redevelopment opportunities and 
this was agreed by Cabinet. The benefits of splitting the sites were considered to be 
improved viability; easier delivery; responding to the different market attractiveness of the 
sites and the possibility to adopt different non EU procurement processes.  

4.2 It was also agreed at Cabinet to take action as necessary to procure a selected developer 
for a Beecroft Site scheme on the basis of a planning brief and a long lease disposal. The 
process was to include preparing and consulting on a planning brief; commissioning 
specialist legal advice on matters of procurement, undertaking further market testing work 
through consultant advisors; and such other matters as may be considered appropriate. 

4.3 For the purposes of procurement, it was confirmed that in principle the Council would 
consider the use of Compulsory Purchase Order powers to support delivery of the selected 
Beecroft Site redevelopment scheme. It was also agreed that matters of programme, 
delivery and financial implications for any proposed scheme for the Beecroft Site would be 
the subject of a further report to Cabinet following discussions with bidders as part of the 
market testing and procurement exercises. 

4.4 Following confirmation that Members of the current Cabinet supported this approach LSH 
were reappointed to undertake work on a development statement for the Beecroft Site. 
The Development Statement attached at annex 1 is considered to provide the planning-led 
approach necessary to allow a non EU procurement process to be undertaken. It is 
intended that it be used as part of confidential discussions with prospective development 
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partners with the results of these discussion being reported back to Cabinet to consider if 
and how to proceed. 

4.5 The main features of the development statement are a development strategy preceded by 
contextual information on Cannock, a description of the site and a brief planning policy 
context setting out national, Local Plan and emerging Core Strategy policy. The Statement 
will be accompanied by a Marketing Document which will include confidential information 
on the previous feasibility work undertaken by the Council and information on the Council’s 
property and financial interests drawn from the confidential report considered by Cabinet in 
March 2011. It is recommended that the document be finalised in consultation with the 
relevant Cabinet portfolio leaders. 

 4.6 The expectation is that the Beecroft Site will be re-developed with circa 150,000 square 
feet of retail/leisure space arranged on a number of levels, together with replacement car 
parking to absorb some of the displaced spaces from the re-development.  Any 
development will be expected to consider how physical links with the main town centre can 
be improved. 

4.7 The retail offer on this site is aimed at providing larger store footprints than found 
elsewhere in the town centre, which have the potential to attract “aspirational” retailers 
capable of broadening the mid-market appeal of the town centre to meet some of the need 
for growth in comparison goods shopping which has been identified for the Cannock area 
through retail studies.  

4.8 The brief acknowledges that whilst the Council owns the car park site itself, and as such 
would be able to deliver the site for development, an enhanced scheme with greater 
regeneration impact may be delivered through the inclusion of additional land surrounding 
the site. If the inclusion of adjacent land delivers a more comprehensive, viable and 
appropriate development, the Council may consider using its CPO powers to ensure site 
assembly (as agreed in principal at Cabinet on 17 March 2011). The brief allows for these 
wider development options to be explored. 

4.9 Under both the adopted Local Plan and the emerging Core Strategy, Beecroft Road Car 
Park is identified within the town centre boundary making it suitable for a retail led scheme 
under both local and national planning policy and this is the basis of the development 
strategy. Other town centre uses to be considered include leisure, offices and potentially a 
residential element. The scheme is likely to displace a significant number of parking 
spaces, and consideration will need to be given to their re-provision within the site, or 
alternatively ways of upgrading the existing multi storey car park facilities in close 
proximity.  

4.10 An important part of the vision for the site is the creation of stronger linkages with the 
existing Cannock town centre shops.  This is likely to be though enhancements to the 
existing subway, potentially addressing the differences in level between the two sides of 
the Ringway. 
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4.11 The statement is intended to inform prospective purchasers of the development potential in 
order for them to consider the opportunity for the selected development partner to develop 
proposals for the site which can be considered through the normal planning process. 

4.12 Viability and deliverability of any scheme are identified as being of paramount importance 
with current market conditions making this critical.  As such the statement states that the 
Council will consider development proposals which are innovative in their approach to the 
development and which can deliver their aspirations for the site, whilst complying with 
appropriate planning requirements as outlined in this document. Additionally the statement 
indicates that the Council would consider the extent of contributions in respect of both 
s106 and s278 agreements as part a package concerning the overall delivery of a scheme. 

4.13 The accompanying Marketing Document is intended to allow both the Council and 
prospective developers to assess the implications of proceeding with the development of 
the site in the new market conditions of the next five years.  

 

5. Conclusions and Reason(s) for the Recommendation(s) 

5.1      A development statement has been prepared aimed at helping secure development 
interest in the regeneration of the Beecroft Road Car Park site with the aim of leading to 
securing a retail-led scheme to enhance the attractiveness of Cannock Town centre as a 
retail destination.  

5.2 By undertaking preliminary confidential market testing the Council will get a clearer picture 
of current commercial viability and the options available for progressing a scheme 
including the financial interests which will affect the Council.  

 

6.         Other Options Considered 

6.1 Production of a planning led development brief is considered to be the most straightforward 
method of providing for the selection of a development partner outside of a full EU 
procurement process.  The latter was shown to be counter-productive for a centre like 
Cannock as a result of the market testing in 2011. 

   
6.2 The option of not actively pursuing the site’s redevelopment is available but not considered 

to be in the best interests of promoting Cannock town centre’s attractiveness and providing 
for the shopping and leisure needs of the residents in it’s catchment. This option be 
assessed through market testing of the Development Statement and Marketing Document. 

   
 
7. Report Author Details 

7.1        Mr A. Lancaster, Planning Policy Manager, 01543 464481 
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SCHEDULE OF ADDITIONAL INFORMATION 

INDEX 

Contribution to Council Priorities (i.e. Corporate Priorities) Section 1 

Contribution to Promoting Community Engagement Section 2 

Financial Implications  Section 3 

Legal Implications  Section 4 

Human Resource Implications Section 5 

Section 17 (Crime Prevention)  Section 6 

Human Rights Act Implications  Section 7 

Data Protection Act Implications Section 8 

Risk Management Implications Section 9 

Equality and Diversity Implications Section 10 

List of Background Papers Section 11 

Report History Section 12 

Annexes to the Report i.e. copies of correspondence, plans etc.  
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Section 1 

Contribution to Council Priorities (i.e. Corporate Plan) 

Progression of a development brief for Beecroft Road Car Park site should help support all Council 
priorities, in particular ‘Prosperity’. 

Section 2 

Contribution to Promoting Community Engagement 

The development brief is intended to be used for confidential marketing purposes, with community 
engagement on development options to follow at a later date.  

Section 3 

Financial Implications 

All costs relating to market testing the Beecroft Road Car Park site and surrounding area must be 
contained within existing S.106 Economic Development money associated with Cannock Town 
Centre. 

The forecast outturn for 2011-12 car park income for Beecroft Road car park is circa £300,000. 
From 1st April 2012 the fees for car parking at Beecroft Road are increasing. The forecast outturn 
for 2012-13, assuming similar usage, will be higher than 2011-12.  

If the site is redeveloped the Council will need to continue to receive this level of revenue income to 
be in no worse revenue position going forward into future years. Any future developer options will 
need to protect the Council’s revenue position otherwise compensatory savings will be required. 

In line with paragraph 4.3 the financial implications will need to be fully considered in a further 
report once market testing and developer options are available. 

Section 4 

Legal Implications 

No identified legal implications arising from dissemination of the development statement.  

Section 5 

Human Resource Implications 

None identified. 

Section 6 

Section 17 (Crime Prevention) 
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The redevelopment of the Beecroft Site will need to be considered for its crime and disorder and 
community safety implications. However, there are no identified implications arising from this report 
which deals with gathering market intelligence on the attitudes of prospective developers to the 
site. 

Section 7 

Human Rights Act Implications 

There are no identified implications in respect of the Human Rights Act 1998 arising from this 
report. 

Section 8 

Data Protection Act Implications 

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

Section 9 

Risk Management Implications 

[Check impact on Risk Register items] 

Section 10 

Equality and Diversity Implications 

There are no identified implications as a result of this report. 

Section 11 

List of Background Papers 

Reference last Not for Publication Cabinet report and market testing document 

                                                                                                                                           Section 12 

Report History 
 
Annexes to Report 
 
Annex 1 Beecroft Road Car Park Development Statement 
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Introduction 

Purpose and Status 

 

This development statement has been prepared on behalf of Cannock Chase District Council to 

identify any predominantly retail development opportunities for the Council owned Beecroft Road 

Car Park in the centre of Cannock.  The statement outlines the Council’s aspirations for the 

development of the site, the potential for development of the site and wider area, and the issues 

which will affect consideration of any planning application for development. 

 

The statement has been prepared in consultation with Council officers and incorporates 

information available from published sources along with informed market intelligence and is 

intended to assist and guide prospective purchasers of the site in their consideration of the 

development opportunities. 

 

It is expected that the statement which is based on planning led principles, and outlines the 

relevant planning policies in the development of the site, will be used to inform the marketing 

process, including via an accompanying Marketing Document and will form the basis of any future 

development proposals. 

 

The expectation is that the Beecroft Road Car Park site will be re-developed with circa 14,000 

square metres (150,000 square foot) or more of retail/leisure space arranged on a number of 

levels, together with replacement car parking to absorb some of the displaced spaces from the re-

development.  The site is adjacent to the existing Cannock Shopping Centre, although it is 

separated by the A34 Ringway, with access via a pedestrian subway.  Any development will be 

expected to consider how physical links with the main town centre can be improved within the 

viability of any overall scheme proposed. 

 

The Council would welcome a predominantly retail offer on this site, and it is likely to comprise 

larger floor plate store configurations (currently constrained within the existing stock of the town 

centre) which have the potential to attract “aspirational” retailers such as Debenhams, Next, 

Marks & Spencer and Arcadia group stores which will meet some of the need for growth in 

comparison goods shopping which has been identified in Cannock.  
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The statement has not been the subject of public consultation, although it has been reviewed and 

approved by the Council’s Cabinet for market testing purposes.  Any proposals for development 

of the site would be the subject of public consultation as part of the planning process. 
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Cannock 

Cannock Details 

 

Cannock is the principal town in Cannock Chase District with a population of c 65,000 in Cannock 

and c 108,000 in the shopping catchment area
1
.  It lies just to the north of the West Midlands 

conurbation, with the nearest major centres being Wolverhampton and Walsall to the south, and 

Stafford to the north.  The town has excellent communications links including the A34, A460, and 

A5, whilst Junction T7 of the M6 Toll is 1 mile to the south of the town centre and Junction 12 of 

the M6 is approximately 3.5 miles to the west. 

 

Train services from Cannock to Birmingham New Street take approximately 40 minutes, where 

there are direct rail services to London taking approximately 1 hour 25 minutes. 

 

Cannock grew during the 19
th
 Century as a result of coal mining in the area, although the last 

colliery in the area closed in the 1990’s.  Since this time the population has grown and become 

more affluent with demographics at the 2001 census as follows: 

 

AB Senior/intermediate management, 

professional 

17% 

C1 White collar worker, small trader 

with premises/staff 

25.9% 

C2 Blue collar worker 21.6& 

D Labourers 20.4% 

E Retired, unemployed 15.5% 

 

Unemployment in the Cannock Travel to Work Area is below the national average and the District 

has recently shown some of the largest month on month drops in the country.  Unemployment for 

the town currently stands at 4%. 

 

                                                      
1
 Cannock Town Centres Markets Strategy 2008 
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Work carried out by Cannock Chase District Council in 2008 as part of the Cannock Town 

Centres Markets Strategy identified a catchment for the town based upon the historic roads 

network and extending north to Penkridge, west to Lapley, south to Cheslyn Hay and east to 

Hazelslade, with residents of these areas looking to Cannock as a retail centre.  The population 

of this core catchment area is c 108,000. 

 

The table below shows the Acorn Lifestyle categories of the catchment compared to the Great 

Britain average. 

 

ACORN Group Catchment % GB Average % Variance to GB 

Average % 

Comfortably Off 44 28 +58 

   Secure Families 26 15 +74 

   Settled Suburbia 14 6 +133 

Wealthy Achievers 29 25 +16 

   Flourishing Families 14 9 +56 

   Wealthy Executives 9 9 - 

Hard Pressed 23 21 +10 

   Struggling Families 20 13 +53 

Moderate Means 4 14 -71 

Urban Prosperity <1 12 -96 

 

Retail Information  

 

The current retail provision for Cannock is through a mix of town centre and retail park 

development, with retailing in the town centre concentrated on the Cannock Shopping Centre, 

Market Hall Precinct, Market Hall Street and Market Place.  These total approximately 36,790 

square metres across the centre.  Other provision around the town is at Orbit Retail Park (Phases 

1&2), Phoenix Retail Park, Linkway Retail Park and Wyrley Brook Retail Park.  Retail zone A 

rents for Cannock Shopping Centre are in the region of £645 - £700 per square metre (£60/65 per 
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square foot), although they were at a historic high of £800 per square metre (£75 per square foot) 

in 2007.
2
 

 

The most recent retail study carried out on behalf of the Council by White Young Green (WYG) in 

2009
3
, identified that whilst there is a significant level of retail floorspace within Cannock, it is 

seen by many people as an important convenience goods destination, with survey evidence 

suggesting that the main reason for visiting the centre is for food and grocery shopping.  Major 

provision is provided by Asda, Morrisons and Sainsburys (not in the centre), with further provision 

by Aldi, Lidl and Home Bargains.  The proportion of units and floorspace in the convenience 

goods sector is above the national average.  

 

In terms of comparison goods, the proportion of units in such use is comparable with the national 

average, although the proportion of floorspace is much lower than the national average.  The 

town centre is represented by 6 of the top 20 retailers, although it does lack representation from a 

number of leading retailers including Debenhams and Marks & Spencer. 

 

The WYG Retail Study has similar findings to a study carried out by Lambert Smith Hampton 

(LSH) in 2010
4
 which showed that at that time, the town centre had very low vacancy rates which 

was positive given the market during this period and particularly as there are very limited 

opportunities for large, unrestricted floor plates within the centre.   

 

As part of the 2010 study, soft market testing of the demand for retail floor space within the town 

was undertaken with a number of leading retailers, with positive responses from retailers such as 

H&M, Next, Primark, M&S (Simply Food), C&J Clark and MacKays.  It was also considered that 

other retailers may show interest depending upon a final tenant line up in a development scheme. 

 

The 2009 WYG report identified that existing comparison floorspace at that time was overtrading 

by just over £10 million, with the potential for this capacity to increase to £17.74 million by 2014.  

The study equates this to a potential for up to 10,435 square metres by 2019, 18,855 square 

                                                      
2
 Focus Town Centre Report – February 2012 

3
 http://www.cannockchasedc.gov.uk/site/scripts/download_info.php?downloadID=1319 

4
 Soft Market Testing of Developer/Retailer Interest in respect of Cannock Town Centre 

Redevelopment Scheme – July 2010 
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metres to 2024 and 22,525 square metres to 2026.  It also considered that by improving the 

quality of the comparison goods offer, there would be greater footfall and retention of trade within 

the centre and hence the potential for greater growth in floor area.  It also suggests the potential 

for additional leisure floorspace within the centre. 

Cannock Town Centre Strategy 

 

The Council’s overall objective is to transform Cannock’s economic and social prospects by 

regenerating core town centre sites and promoting wider regeneration proposals, achieving a 

step change in the way that Cannock is perceived as a shopping and leisure destination. 

 

A key part of this is to achieve a significant increase in the quality and quantity of retail floor 

space and parking for shoppers within the town centre, through ensuring the delivery of a number 

of key objectives including: 

 

• The creation of units of over 1,400 square metres (15,000 square foot) to meet key 

retailer requirements 

• Delivery of an “aspirational” mix by attracting recognised national retailers in order to 

provide greater choice for consumers. 

 

Coupled with this is the delivery of other objectives to strengthen the wider town centre, 

complementing development on the Beecroft Road site, including: 

 

• Improving the environment and visitor experience of the town centre through the Town 

Centres Improvement Fund and through the centre’s role as a market town; 

• Working with traders, landlords and users to identify priorities for improvement; 

• Working with owners, developers and retailers to identify and deliver redevelopment 

opportunities in the Church Street and Walsall Road/Avon Road areas; 

• Working with the college to deliver a substantial refurbishment of The Green campus to 

reinforce the complimentary role of the centre as a location for students and learning. 
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Site Description 

 

The site which is the subject of this statement is shown edged red on the plan attached as 

Appendix A and extends to c 0.95 hectares (2.35 acres) in the Council’s ownership.  The A34 

Ringway is to the south of the site separating it from the Cannock Shopping Centre.  The western 

boundary of the site is formed by offices fronting Beecroft Road whilst to the east are residential 

properties on Allport Road.  The majority of the site lies within the identified Town Centre 

Shopping Area boundary within the adopted Local Plan.  The whole of the site and the 

surrounding area are included within a wider town centre area identified within the emerging 

Cannock Chase Core Strategy. 

 

The site is currently in use as a surface level car park providing some 215 spaces or 26.22% of 

the town’s total spaces.  Vehicular access is via a ramped access from Beecroft Road whilst 

pedestrian access is available from Ringway, along with a pedestrian subway linking the site to 

the Shopping Centre. 

 

The site is generally level, although it is at a lower level than the adjoining Beecroft Road and in 

turn is set above the level of the subway which is at grade with the adjoining centre.  The subway 

has had recent works to upgrade the car park entrance with steps and ramp access provided. 

 

Development surrounding the site comprises offices including the Government Buildings fronting 

Beecroft Road.  These are between three and four stories, whilst the residential properties 

fronting Allport Road are two storeys.  The bus station is on the opposite side of the Ringway, 

whilst the rail station is a short walk away. 

 

The Council owns the car park site as edged red.  This is the minimum development site area 

and as such the Council would be able to deliver this site upon completion of any acquisition.  

However it is recognised that an enhanced scheme could be delivered through the inclusion of 

additional land surrounding the Council’s ownership.   

 

The offices fronting Beecroft Road occupy a prominent position, and retail development of this 

part of the site would provide enhanced visibility to any retail or leisure development on the site.  

It is recognised that the current values of the offices may mean that acquisition and re-
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development is not practical, although the Council are keen to see all options for re-development 

explored. 
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Planning Policy Context 

National  Planning Policy Framework 

 

Nationally the Government’s planning policies are contained in the National Planning Policy 

Framework (NPPF) published in March 2012 and coming into immediate effect, which replaces 

previous advice within Planning Policy Guidance (PPG) and Planning Policy Statements (PPS). 

 

The NPPF reiterates advice contained within PPS4 – Planning for Sustainable Economic Growth 

to ensure the vitality of town centres.  It states that local planning authorities should place town 

centres within a network and hierarchy and define their extent and the primary shopping area, 

and that a range of suitable sites should be allocated to meet the scale and type of retail, leisure, 

commercial, office, tourism, cultural, community and residential development needed in town 

centres. 

 

One of the key themes of the NPPF is the delivery of sustainable development with this thread 

running through the document.  In respect of transport, PPG13 – Transport is replaced with a 

section on the promotion of sustainable transport, requiring development to offer people a choice 

of how they travel.  Any proposals for development that generate significant amounts of 

movement should be supported by a Transport Assessment or Transport Statement.    

Adopted Local Plan  

 

Within the Cannock Chase Local Plan 1997 a key policy aim was to consolidate and enhance the 

District’s shopping centres and to ensure that they remained the focus for new retail investment.  

Amongst the saved policies, is policy S1 which considers that new retail development proposals 

will be acceptable where they are within or adjacent to Cannock Town Centre. 

Emerging Local Plan - Core Strategy 

 

The emerging Cannock Chase Core Strategy (pre-publication draft 2010), identifies Cannock at 

the top of the retail hierarchy within the district.  Policy CP9 seeks to retain and strengthen the 

town’s role as a sub-regional centre, encouraging economic development and regeneration within 
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an expanded town centre boundary which would include the whole of the development site.  The 

scale of comparison retail floor space identified within Policy CP9 reflects the growth ambitions 

for the town centre. 
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Development Strategy 

Proposed Land Uses 

 

The expectation is that the site will be developed with a retail led scheme to provide large floor 

plate units to attract “aspirational” type retailers to the town and to offer an improved store format 

for existing retailers who may not be trading from ideal locations and/or formats.  Other town 

centre uses including leisure, offices and potentially residential will also be considered but to 

accord with the Town Centre Strategy, any scheme will be expected to be predominantly retail. 

 

The scheme is likely to displace a significant number of parking spaces, and consideration should 

be given to their re-provision within the site, or alternatively ways of upgrading other existing 

facilities in close proximity e.g. the multi-storey car park in Market Street. 

Illustrative Development 

 

There is no prescribed form of development for the site, although previous feasibility work 

suggested the provision of retail units around a central public area, with replacement parking 

areas at roof level.    Clearly any design should be of a high standard to help to improve and 

enhance the shopping experience within Cannock.  Given the topography of the site, there is 

scope to incorporate a mix of heights of development, along with open space and landscaping.  

The Council will seek ambitious and innovative design proposals from prospective developers, 

which enhance the viability and deliverability of the site.  

Links to Demand 

 

The 2009 WYG report along with the 2010 LSH report indicate that there is significant scope for 

additional comparison floor space within the town.  A number of retailers have indicated an 

interest in trading within the town, and other existing retailers may consider alternative premises 

of a suitable scale and format.  It is also considered that retailers who may not have been 

previously attracted to the town may consider the location with an appropriate supporting retail 

presence. 
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Links to Policy 

 

The majority of the site lies within the Town Centre Shopping Area identified in the Cannock 

Chase Local Plan, whilst the whole of the wider site is identified within the expanded Town Centre 

area identified within the emerging Core Strategy.  There is clear policy support for the retail led 

re-development of this site, and the Council’s aspirations and support for the development 

indicate that an appropriately designed scheme would be acceptable subject to meeting all other 

necessary planning criteria.  

Movement and Access 

 

It will be for any prospective developer to identify the appropriate movement and access scheme 

for the site, however there is an existing access to the site from Beecroft Road which is likely to 

form the main focus of vehicular access.  Depending upon the scale of the site, Allport Road may 

be appropriate for servicing access. 

 

The site is well served by links to public transport, being adjacent to the bus station and close to 

the rail station.  Any development proposals would be expected to identify how use of these 

facilities could be encouraged. 

 

An important part of the vision for the site is the creation of stronger linkages with the existing 

shopping centre.  This is likely to be though enhancements to the existing subway, potentially 

addressing the differences in level between the two sides of the Ringway.  

Design and Townscape 

 

Any proposals for development of the site will be expected to deliver high quality design and 

townscape, although the Council do not wish to be too prescriptive in their requirements.  It is 

expected that as part of an overall scheme for re-development there will be provision of external 

areas which help to improve the shopping experience within Cannock. 
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Implementation 

 

Through production of this planning led development statement, the Council are seeking to 

identify the issues which will affect consideration of the development of the Beecroft Road Car 

Park site, either through development of Council owned land only, or by development of a wider 

area. The Council has previously determined that if the inclusion of adjacent land delivers a more 

comprehensive and viable re-development, it will consider using its Compulsory Purchase Order 

powers to support acquisition. 

 

The statement is intended to inform prospective purchasers of the development potential in order 

for them to develop proposals for the site which can be considered through the normal planning 

process. 

 

Clearly viability and deliverability of any scheme is of paramount importance with current market 

conditions making this critical.  As such the Council will consider development proposals which 

are innovative in their approach to the development and which can deliver their aspirations for the 

site, whilst complying with appropriate planning requirements as outlined in this document.  The 

Council recognises that delivery of development in the current economic climate is difficult with 

funding and viability issues being critical.  Previous schemes have been considered as not being 

viable, however these have included the delivery of significant community facilities which are not 

envisaged within the scope of this development statement. 

Funding and Delivery – Infrastructure and Developer Contributions 

 

The Council has adopted a Supplementary Planning Document on Developer Contributions
5
, 

which sets out the guidance for s106 contributions for new development within the District.  The 

SPD gives applicants guidance on the type of contributions which may be required for any 

development. However in light of this statement being for a major retail scheme the Council would 

                                                      
5
 

http://www.cannockchasedc.gov.uk/downloads/file/1776/developer_contributions_supplementary

_planning_document  
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consider any review of contributions in light of any impact on viability, with an application being 

the subject of a viability assessment.  

 

Works to the highway and the subway are likely to fall under a s278 agreement requiring 

agreement with Staffordshire County Council as the Highways authority.   

 

The District Council recognises the issues around the potential viability of a scheme for 

development of this site, and as such would consider the extent of contributions in respect of both 

s106 and s278 agreements as part a package concerning the overall delivery of a scheme. 
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