
UPDATE   -  CH/05/0231 
On 1st June 2005, members of the Planning Control Committee considered the report 
below and given that the application was to be the subject of a Section 106 Agreement 
in respect of a financial contribution towards off-site public open space, authorised 
further discussions with Staffordshire County Council on the outstanding highway 
issues on the understanding that should a suitable agreement not be reached with the 
County Council Highway Engineer, then members of the Committee would be 
advised accordingly.  
 
Discussions have been ongoing with the County Council since that time and an 
agreement cannot be reached for the following reasons: 
 
The County Council has consistently maintained its objection to the proposed access 
arrangements on traffic safety grounds in that there is a requirement for a mini-
roundabout to serve the development as opposed to the junction layout put forward by 
the applicant. Furthermore, a Traffic Safety Audit has since been undertaken which 
supports this view.  
 
This is based on the location of a cul-de-sac of 10no. properties at Gresham Road 
which is directly opposite the proposed access to the site. The County Council 
considers that two junctions directly opposite each other will result in traffic safety 
concerns.  
 
The applicants have investigated the provision of a mini-roundabout (including the 
provision of a smallest one available) but given that this will involve the provision of 
a substantial amount of third party garden land, they have confirmed that this is 
unachievable in both cost and availability terms.  
 
The applicants maintain that the County Council’s request for a mini-roundabout is 
unreasonable and unnecessary and have appointed an independent Transport 
Consultant to produce a report on the access arrangements.  
 
This report looked at three options a) a priority ‘T’ junction, b) a mini-roundabout and 
c) traffic signals and concluded that given that the location of the site is in a 
sustainable location with easy access to alternative modes of urban transport and that 
the traffic generated by the development would not have a material impact on the safe 
operation of the local highway network, that the proposed junction arrangements 
should be used and that as a consequence, the County Council should have no 
objections to the proposals.  
 
A copy of this report has been passed to the County Council for comment. The 
County Council has since confirmed that the report does not alter their objections.  
 
Since the Committee meeting in June 2005, the Working Men’s Club has now been 
demolished and the cleared site protected from intruders by boards and a wire mesh 
fence to the Cannock Road frontage. Unsightly site protection that has existed for 
some considerable time.  
 
It is clear that this application needs to be resolved in order for the desired 
development of the site to be undertaken. 



 
Whilst your officers fully appreciate the comments raised by the County Council, the 
view taken is that the development should be supported with the proposed junction 
arrangements submitted. In reaching this view, your officers have had due regard to 
the existing use of the site i.e. as a Working Men’s’ Club (Use Class D2 (Assembly 
and Leisure)) and the number of traffic movements that could occur with such a 
replacement use as opposed to 24. no residential units, together with the general 
wishes of the residents that the site is developed for residential purposes to off-set the 
problems of unauthorised access and vandalism to those adjoining properties along 
Cannock Road and on Barnard Way, Cedarhill Drive and Columbian Way adjoining 
and the need to visually strengthen the street scene in this location with the design and 
appearance of the development proposed.  
 
However given the nature of the technical issues involved, a representative from the 
County Council has been invited to attend the meeting to answer any questions that 
members may wish to raise on the matter.  
 
 
Committee Report 1st June 2005 
 
EXTERNAL CONSULTATIONS 
Staffordshire County Council Development Services has no objections to the 
proposals. 
 
Severn Trent Water has no objections to the proposals. 
 
Staffordshire County Council Highway Engineer has objected to the proposals on 
grounds of the increased use of the substandard access would result in a danger to 
traffic users and there is a likelihood of highway danger to road users owing to 
vehicles waiting on the public highway as a result of the access being geometrically 
inadequate to accommodate passing vehicles. 
 
INTERNAL COMMENTS 
The Environmental Health Officer has no objections in principle. 
 
The Environmental Health Officer (Strategic Housing) has no objections in principle 
subject to some internal revisions to the submitted scheme. 
 
RESPONSES TO PUBLICITY 
Site Notice posted – Near neighbours notified. One letter of objection has been 
received. The grounds of objection are as follows: 
 
- Invasion of privacy given close proximity of new buildings. 
- Increase in traffic using an already busy Cannock Road. 
- Developers interested in profit making only – no consideration for residents. 
 
One local resident has no objections in principle subject to the previously agreed 
construction of a 2.3m fence around the boundaries of the site, the existing trees and 
landscaping to be retained. 

 



PLANNING HISTORY 
CH/04/0174 – Residential development – Three 3 storey blocks of 30no. apartments.  
                        Demolition of existing buildings. – Refused 23.6.04. Committee. 
                        Subsequent appeal to Secretary of State Dismissed by letter dated 15th  
                        February 2005. 
 
OBSERVATIONS 
1.1 This detailed application seeks permission for 24no. Apartments comprising 

9no. one bed units and 15no. two bed units in the form of a two and three 
storey block to the Cannock Road frontage, and two, two storey blocks to the 
rear of the site. Access to the site would be off Cannock Road with provision 
on-site for 32no car parking spaces. The existing landscaped areas would be 
retained. A 2.3m high fence would be erected on the northern, eastern and 
southern elevations of the site. 

 
1.2 The application site is currently vacant but was previously the site of the 

Blackfords Working Mens Club and consisted of a single storey building and 
hard surfaced area for car parking. This building has now almost been 
destroyed by a recent fire. 

 
1.3 The site covers 0.39ha in area and is at a higher ground level than the 

properties to the south on Barnard Way and to the east on Cedarhill Drive. The 
surrounding area is predominantly residential. 

 
1.4 The scheme has been amended since its original submission so that the block 

to the Cannock Road frontage has been re-designed to better reflect the design 
characteristics displayed by the adjoining Victorian terraced houses 
(chimneys, cills and lintols, better proportioned windows etc). This theme is 
then carried through to the two separate two storey blocks to the rear of the 
site. 

 
1.5 Members will recall that the scheme for 30no. apartments comprised three 

blocks of flats (two and a half storey but with three floors of accommodation), 
was refused and that the subsequent appeal was dismissed. The applicant has 
taken on board the comments raised by the Inspector in terms of the affect of 
the proposals on neighbouring properties (overlooking etc), the dominant 
massing of the rear blocks to those adjoining properties and the scale, massing 
and design of the development. The revised scheme now demonstrates two, 
two storey blocks to the rear which are now 23m from those properties in 
Cedarhill Drive, 21.2m and 22.5m from those properties in Barnard Way 
(gable end on) and 18.6m away from those properties in Columbian Drive 
(gable end on). The block on the Cannock Road frontage would be 28m away 
from those properties on the other side of the road from the development.  

 
1.6 In policy terms, the site is not allocated for a specific purpose within the Local 

Plan, however given the nature of the surrounding development, it is 
considered that residential development is acceptable. A development on this 
site would also meet the objectives for the re-use of previously developed 
land. The site is close to an existing school, within walking distance of the 



Town Centre and on a bus route with a frequent service. As a consequence, 
sustainable objectives would also be met. 

 
1.7 It is considered that the revised proposal does not now impact on neighbouring 

residential properties. The design and appearance of the scheme has been 
revised and the number of units has been reduced by 6no. from the previously 
submitted scheme. As a consequence, it is considered that the proposal will 
enhance the character and appearance of this area of the town. 

 
1.8 The applicant is still in discussions with the Highway Engineer to resolve the 

objections highlighted. A Stage 1 Safety Audit is currently being undertaken 
to ascertain whether or not the Highway Authority will require the provision 
of a mini-island on Cannock Road at the point of access. The results of this 
Audit and the Highway Engineers response will be reported verbally at the 
meeting. 

 
1.9 The applicant is required to make a contribution of £15,900 towards Public 

Open Space provision and this has been agreed in writing.  
 
1.10 HUMAN RIGHTS IMPLICATIONS 

The proposals set out in the report are considered to be compatible with the 
Human Rights Act 1998. The proposal could potentially interfere with an 
individual’s rights of peaceful enjoyment of his or her own property as 
specified in Article 8 and Article 1 of the First Protocol, however, the issues 
arising have been considered in detail in the report and it is considered that on 
balance, the proposals comply with Local Plan Policy and are proportionate, 

 
1.12 CONCLUSIONS 

The proposal is a sustainable re-development of previously used land within 
an established residential area, close to amenities and services. The scheme 
accords with policy and guidelines and does not result in detrimental impact 
on the amenity of residents. Subject to a Section 106 Agreement covering 
commuted sum payments of £15,900 for open space provision approval is 
recommended. 

 



EXTERNAL CONSULTATIONS – CH/05/0827 
 
Norton Canes Parish Council has no objections to the proposals. 
 
Staffordshire County Council Highway Engineer has no objections to the proposals 
subject to conditions.  
 
The Environment Agency has no objections to the proposals.  
 
The Highways Agency has directed that the application is refused on grounds of the 
effect on traffic safety for users of the Trunk Road. This relates to the original 
submission which indicated the proposed access off the A5 Trunk Road. They have 
been re-consulted on the revised access arrangements off B4154 and have confirmed a 
continuing objection. Further clarification has been sought on the exact nature of the 
objection and members will be updated verbally at the meeting.  
 
INTERNAL COMMENTS 
 
The Environmental Health Officer requires an investigation in respect of landfill 
gases.  
 
RESPONSE TO PUBLICITY 
 
Near neighbours notified and a site notice posted – No responses received.  
 
PLANNING HISTORY 
 
98/0256 – Lawful Development Certificate for use of the land for the storage and  

distribution of construction of landscaping materials. Approved 3.6.98 
(Delegated).  

 
OBSERVATIONS 
 
1.1 This outline application seeks permission for the construction of a club house 

for tennis club (including siting and means of access) on a roughly square 
shaped piece of land on the northern spur of the A5 Trunk Road at the Turf 
Island comprising rough scrubland with trees and hedgerows on all 
boundaries. An illustrative plan has been submitted showing the siting of a 
small club house 15m x 8m and an all-weather playing surface 35m wide x 
60m long for 3no. tennis courts, together with 8no. 8m high floodlight towers. 
The all-weather surface will be enclosed by a 5m high chain link fence. 
Access to the site is off B4154 with the existing accesses off A5 to be 
permanently stopped up. A car parking area for 28no cars is also indicated. 
The existing electricity sub-station to the southern boundary of the site is to 
remain. All existing trees and hedgerows are to remain.  

 
1.2 In support of the application, the applicant has confirmed that the all weather 

playing surface could be utilised during the winter months for other sports 
such as football etc and that the club house will include changing rooms and a 
lounge/club room. 



 
1.3 The site is within the Green Belt. As such, there is a strong policy presumption 

against inappropriate development. Whilst the use of land within the Green 
Belt for recreational facilities is generally accepted, the specific character and 
openness of the Green Belt must be maintained at all times. This is confirmed 
in policy C1 of the Local Plan. 

 
1.4 In this respect, the proposed development includes a large amount of hard 

standing in the form of car parking and access, an area of hard paving, an all-
weather sports surface and building footprint. This equates roughly to around 
70% of the available site area.  

 
1.5 Your officers have concerns that the proposed development will harm the 

openness of the Green Belt in this location, especially when a large amount of 
the available site area will be utilised for the scheme, which will also include 
5m high fencing and floodlighting columns and will as a consequence, detract 
from the character and appearance of the area.  

 
1.6 The originally submitted scheme indicated that the proposed access to serve 

the development would utilise the existing A5 access. The Highways Agency 
as a consultee, directed that the application should be refused on the grounds 
that the additional traffic movements into and out of the site would be 
detrimental to the safety and efficient movement of Trunk Road users and that 
the development if permitted would be likely to create an undesirable 
precedent for further similar development served by an inappropriate means of 
access along the A5 to the detriment of highway users.  

 
1.7 The access arrangements were subsequently revised to the current situation 

where by all vehicular access is now off the B4154. As part of the revisions, 
the applicants argued that the site has a lawful use for the storage and 
distribution of landscaping material and that that the HGV movements into 
and out of the site would be less than the proposed traffic generated by the 
new development.  

 
1.8 The Highways Agency were re-consulted on these revised access 

arrangements and after careful consideration of the applicants’ supporting 
information, have again confirmed that they are unable to accept the principle 
of development. However, given that the new access is off a ‘B’ road, your 
officers are seeking further clarification on the validity of any objection.  

 
1.9       HUMAN RIGHTS ACT
 

The proposals set out in this report are considered to be compatible with the 
Human Rights Act 1998. The recommendation to refuse the application 
accords with the adopted policies in the Development Plan and the applicant 
has the right of appeal against this decision. 
 
 
 
 



1.10     CONCLUSIONS 
 

It is considered that the proposed development would adversely affect the 
openness of the Green Belt in this location, which would be contrary to the 
aims of the policy context in the Adopted Local Plan and as a consequence 
cannot be supported.  

 
   
 



EXTERNAL CONSULTATIONS – CH/05/0828 
 
Norton Canes Parish Council has objected to the proposals on the grounds of 
inappropriate development in this area and loss of amenity.  
 
Staffordshire County Council Development Services has no objections to the 
proposals.  
 
Staffordshire County Council Highway Engineer has no objections to the proposals 
subject to conditions.  
 
INTERNAL COMMENTS 
 
The Environmental Health Officer requires a noise assessment to be undertaken 
together with an investigation in respect of landfill gases.  
 
RESPONSE TO PUBLICITY 
 
Near neighbours notified and a site notice posted – No responses received.  
 
PLANNING HISTORY 
 
459/75 – Clubroom and canteen. Approved 24.9.75 (Committee). 
 
CH/00/0143 – First Floor Extension – Approved 4.5.00 (Delegated). 
 
CH/01/0057 – Advertisement – Approved 27.4.01 (Delegated). 
 
CH/03/0039 – Advertisement – Approved 23.3.03 (Delegated). 
 
OBSERVATIONS 
 
1.1 This outline application seeks permission for alterations to the existing social 

club building to include a new roof, alterations to window and door openings 
and internal alterations to form new residential units at Yates Sports Club, 
Lime Lane, Norton Canes, Staffs.  

 
1.2 The social club building is a two storey flat roof ‘L’ shaped structure. The 

applicant has confirmed that the intention is to convert the building into 12no. 
one and two bed apartments and illustrative plans have been submitted to 
demonstrate this.  

 
1.3 The application site has the benefit of an existing car park and adjoins a petrol 

filling station with integral shop. It is also located in close proximity to a 
variety of industrial/commercial buildings and residential development. The 
site is accessed off Lime Lane which is the B4154. The existing sports pitch 
(football) would remain to the north of the site, with its own separate access 
and car parking.  

 



1.4 The application site is situated within the Green Belt. As such, there is a strong 
policy presumption against inappropriate development. Whilst policy C2 of 
the Adopted Local Plan refers to new dwellings in the Green Belt, policy C5 
refers to the conversion of rural buildings within the Green Belt and confirms 
that the conversion of rural buildings will be permitted if their proposed use 
will not have a materially greater impact that the present use on the openness 
of the Green Belt.  Policy D5B of the Structure Plan also applies. 

 
1.5 In support of the application, the applicant has stated that ‘openness’ will be a 

matter of judgement based on the merits of each case and that in this particular 
case, the openness will be preserved as there is no significant harm caused to 
the status quo i.e. the insertion of a new pitched roof over the existing flat roof 
and the subsequent building conversion will not cause any demonstrable harm 
to the Green Belt in this location.  

 
1.6 Furthermore, the applicant contends that as the word ‘openness’ is not defined 

in Planning Policy Guidance Note 2 on Green Belts, there is some freedom for 
interpretation. As a consequence, the works proposed can only enhance the 
character and appearance of the area. Also, given that the building has an 
established use as a Sports Club and generates general activity associated with 
such a use, a residential use would generate a more passive form of 
development. 

 
1.7 Your officers have concerns that the propose use would harm the openness of 

the Green Belt in this location with the addition of the pitched roof and that the 
use of the building for residential accommodation is not suitable in 
sustainability terms, given its location away from the established urban area.  
The applicant argues that within two kilometres of the site, which is the 
threshold for walking set out in Planning Policy Guidance 3 on housing, there 
are a number of shops, a doctors surgery, a dental surgery and a choice of 
schools and that within close proximity to the site there is a farm shop (Moss 
Farm) and a public house (The Turf).  However, all of these facilities involve 
having to cross the busy A5 Trunk Road which your officers consider to be 
unacceptable.  Most are well over 1 kilometre away and overall this site is not 
considered to be a sustainable location for residential use. 

 
1.8 Notwithstanding that the site is on a bus route with an hourly service, your 

officers consider that dangerous traffic conditions exist for journeys by foot 
and bicycle in and around the site and as a consequence, the choice of 
alternative modes of transport to the car are severely restricted.  

 
1.9 HUMAN RIGHTS ACT 
 

The proposals set out in this report are considered to be compatible with the 
Human Rights Act 1998. The recommendation to refuse the application 
accords with the adopted policies in the Development Plan and the applicant 
has the right of appeal against this decision. 

 
1.10 CONCLUSIONS 
 



Whilst there is an existing two storey building on the site, your officers 
consider that the proposed use of the building for residential purposes and its 
unsuitability from a sustainability aspect would be contrary to the aims of the 
policy context in the Adopted Local Plan and as a consequence cannot be 
supported.  

 



EXTERNAL CONSULTATION:- CH/06/0309 
 
SCC Education - No objections, sufficient places. 
SCC Highways - No objections subject to conditions. 
SCC Strategic - No objections. 
South Staffs Water - No objections. 
Severn Trent - No objections subject to conditions. 
Hednesford Town Council - Object on the grounds of highway danger. 
SCC Police - No response. 
Environment Agency - No objections 
 
INTERNAL ADVICE:- 
 
Landscape - No objections. 
Environmental Services - No objection subject to financial contribution 

to existing recreation facilities in Howard 
Crescent. 

Ecology  - The bat survey and mitigation proposals are 
satisfactory.  

 
RESPONSES TO PUBLICITY:- 
 
A site notice was published, a notice placed in the local press and neighbours 
consulted.  Seven letters of objection were received.  The objections were on the 
following grounds:- 
 
Loss of View 
Loss of privacy 
Noise during construction 
Loss of light 
Devaluation of property 
Loss of trees 
Overlooking 
Lack of schools and playing facilities 
Adverse affect on bats 
Highway danger 
 
PLANNING HISTORY:- 
 
CH/05/0889 Residential development – 18 dwellings including detached garages and 
demolition of 95 High Mount Street (outline including siting, means of access and 
landscaping). 
 
OBSERVATIONS:- 
 
1.1 The application seeks outline consent for the erection of 16 dwellings, to 

include siting, access and landscaping, on land to the rear of properties in High 
Mount Street, Mount Avenue, Heath Street and Mount Street in Hednesford, 
and is a resubmission of a previous application (CH/05/0309 refers) which was 
refused.  The site currently comprises portions of rear gardens belonging to the 



properties in the streets referred to above, which, in many instances are larger 
than average and of considerable depth – up to 70m in some instances.  Some 
of the gardens have been subdivided and those parts of them furthest from the 
dwellings left unattended.  Several gardens have outbuildings and sheds within 
them.  The site slopes downwards from North West to South East and along 
the contiguent boundaries of the gardens to properties in High Mount Street 
and Mount Avenue there are a substantial number of trees, hedging and shrub 
vegetation which is also generally damaged.  The proposal is for land which is 
defined as “previously developed” that is land which currently comprises the 
curtailage of existing buildings.  Current policy guidance encourages the re-
use of formerly developed land. 

 
1.2 Access to the site is proposed off High Mount Street, no. 95 to be demolished 

to accommodate it.  The access would run for a length of 40m whereupon it 
would form 2 spurs off which are two private drives serving 5 properties each.  
6 dwellings would be served by the adopted access.  The layout shows the 
properties arranged in 4 distinct areas at right angles to each other.  Whilst 
design and appearance are not for determination as part of this application, the 
applicant has shown for illustrative purposes only that the properties are to be 
two storey, comprising seven different house types, the majority being 4 
bedroomed (13) and the remaining 3 to be three bedroomed.  All are to be 
detached with the exception of two pairs of semi detached dwellings.  The 
layout shows a mix of house types throughout the site, the majority with 
integral garages.  Current car parking standards are met as are spatial 
guidelines. 

 
1.3 The landscaping scheme includes the removal of trees within the site which 

are of no amenity value and not worthy of retention.  Several hedges are to be 
retained and new hedges planting undertaken as well as considerable new tree 
planting as part of the overall landscaping plan.  A survey to determine 
whether there are any bat roosts within the site has been submitted, and whilst 
it established that bats foraged over the site, there were no roosts that would be 
affected by the proposed development.  The report has been checked by the 
Council’s Ecologist who has also carried out a separate survey on one evening 
in appropriate conditions.  He concurs with the findings of the report.  
Nevertheless, it is appropriate to incorporate the proposed bat habitat 
enhancement measures comprising bat boxes and suitable plant species as part 
of the landscape scheme as requirements of a condition attached to the 
consent.   

 
1.4 With regard to the objections raised, the spatial distances achieved in the 

layout meet guidelines which provide appropriate levels of privacy to 
occupiers of both existing and proposed dwellings.  Whilst there is no right to 
a view, these standards also safeguard outlook and levels of daylight and 
minimise overlooking.  With regard to bats, as stated previously a survey has 
been undertaken and no roosts exist on the site.  Staffordshire County Council 
Education have confirmed that there are adequate school facilities to 
accommodate requirements generated by the proposals, and a contribution to 
open space provision of £12,501.12 is being sought through a Section 106 
Agreement to enhance existing facilities in Howard Crescent.  The Highway 



Authority has no objections to the scheme and their statutory requirements are 
met.  The existing trees are of no amenity value and an appropriate 
landscaping scheme has been submitted.  Whilst construction noise will occur, 
this is a temporary situation.  Property values are not a planning consideration.  
It is not considered therefore that the objections raised can be upheld. 

 
1.5 Human Rights Implications
 

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. 

 
1.6 Conclusions 
 

The previous application for 18 houses was refused as it was considered that 
the layout was cramped and dominated by hard surfacing, that insufficient 
regard has been paid to the amenity value of trees, that no bat survey had been 
undertaken, that requisite highway visibility spays could not be achieved and 
that there were too many dwellings proposed off private drives.  The current 
application has satisfactorily addressed all of these issues and the proposal is 
considered to be a appropriate use of a sizable plot of land, which meets policy 
guidance in respect of the development of a brownfield site, whilst protecting 
the amenity of existing dwellings adjoining the site and future occupiers of the 
site.  Highway requirements are met.  On this basis, and subject to the 
applicant entering into a Section 106 Agreement to secure enhancements to 
local recreation facilities, approval is recommended. 

 
 
 



 
EXTERNAL CONSULTATIONS – CH/06/0323 
 
STAFFS POLICE No comment rec’d to date. 
  
STAFFS CC No strategic observations to make on this 

application. 
  
STAFFS CC PROPERTY Not current policy to request a developer 

contribution towards education from this type of 
development. 

  
STAFFS CC HIGHWAYS No objection now due to revised plans. 
  
SEVERN TRENT No objections subject to conditions. 
 
INTERNAL ADVICE 
  
LANDSCAPE & TREES No objection subject to conditions. 
  
LEISURE SERVICES No objection subject to a S.106 for off site open 

space provision. 
  
LOCAL PLANS POLICY No objections in principle on planning policy 

grounds. 
 
RESPONSES TO PUBLICITY 
 
Site Notice/Neighbour Notification/Press Advert - Seven responses rec’d to date 
objections on the grounds of loss of visual and residential amenity, highway safety 
and parking, and resale potential of adjoining properties. 
 
HISTORY 
 
No relevant planning history. 
 
OBSERVATIONS 
 
1.1 The application seeks consent to erect a three storey block of twelve two 

bedroom flats to replace an existing detached bungalow.  The applicant 
proposes 16 parking spaces within the site curtilage to serve the development. 

 
1.2 The area is characterised by a mixture of bungalows, flats, detached and semi-

detached houses in evidence in the locality.  Opposite the site is a large 
Victorian property converted to 11 flats and to the west the Adam Court three 
storey flat development. 

 
1.3 This application is for residential development and should be judged against 

the relevant planning policies governing residential development. 
 



1.4 In this particular case the most relevant policies are B8 (Design Principles of 
New Development) and H3 (Design), and B4 (Development affecting the 
setting or views into and out of Conservation Areas).  The main criteria that 
arise from this policy that the application should be judged against are density, 
character of the area, impact on residential amenity and traffic implications. 

 
1.5 Density and character of the area 
 

The density of the area as already stated varies greatly and the presence of 
modern three stored flatted development adjacent to the proposed site means 
the principle of raising densities has already been accepted in the locality 
which is within walking distance of the town centre.  The addition of a 
development of this size and scale (which is a ‘T’shaped three storey block) 
will not dwarf surrounding development or erode the traditional pattern and 
character of development.  The scheme is therefore not contrary to Policies H3 
and B8 in this respect. 

 
1.6 Impact on residential amenity 
 

The design demonstrates that three storey development of the required density 
to accommodate the stated number of units on site can be positioned so as not 
to cause unacceptable harm to residential amenity in terms of both privacy and 
overbearing and as such the scheme proves acceptable in this respect.  Existing 
trees on the boundaries and towards the front of the site provide a suitable 
landscaped setting. 

 
1.7 Traffic implications 
 

With respect to the above it is noted that Staffs CC Highways have given the 
scheme a positive response due to revised scheme showing amended visibility 
splays, and the scheme does accord with the Councils own guidance on 
parking provision in relation to a site close to the town centre.  As such the 
scheme is in accordance with Local Plan Policy T6 in this respect as well as 
SPD1: Parking Standards. 

 
1.8 Human Rights Act Implications 
 

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.  

 
1.9 Conclusion.
  
 Approval is recommended. 
 
 



 
EXTERNAL CONSULTATIONS  - CH/06/0374 
 
HEATH HAYES & 
WIMBLEBURY PARISH 
COUNCIL PARISH COUNCIL: 

Council have raised concerns about two issues.  
Firstly that there had not been any public 
consultation on these specific plans and it was 
felt necessary to obtain public support for this 
project. 
 
Secondly it was strongly felt that security was 
inadequate and these facilities would be quickly 
vandalised and should either be protected or 
covered by Closed Circuit television and that a 
security review should be completed before 
installation. 

  
STAFFS POLICE The proposed location and style of equipment 

for Hayes Way public open space appears to be 
in order from a crime reduction point of view. 

 
INTERNAL ADVICE 
  
ENVIRONMENTAL HEALTH: No adverse comments are offered in principle. 
  
LANDSCAPE No objections subject to the imposition of 

conditions concerning retention, maintenance 
and management. 

  
RESPONSES TO PUBLICITY 
 
Site Notice/Neighbour Notification  - 59 responses rec’d to date on the following 
grounds: 
 

• Increased noise and disturbance 
• Increase in anti-social behaviour 
• Increase in littering 
• Parking problems from visitors 
• The problem of vandals ruining the equipment 
• Impact on the environment – grassed areas and wildlife. 
• No evidence of demand for the scheme 
• The skateboard area will attract people from outside the area. 

 
County Councillors Woodward and O’Leary object on the grounds of noise, nuisance 
to neighbours and consequent loss of amenity for them. 
 
OBSERVATIONS 
 
1.1 The application seeks consent to provide new formal play facilities at both the 

Hayes Way Play Area and the Meadow Way Play Area.  The developments 
can be described as the following: 



 
 Meadow Way Play Area - 
• Replace 2 worn out equipped areas on the edge of the site with 2 modern 

equipped ones in the centre of the site, one for juniors, one for older children 
together with new pathways across the centre of the site and an area for inline 
skating and skateboarding with this central location. 

• New ground modelling landscaping will help to contain views of the site. 
 
 Hayes Way Play Area 
• Replacing a former small play area which currently has no equipment with a 

new toddlers play area alongside the main path containing 6 pieces of 
equipment together with space for informal play. 

• New ground modelling and landscaping. 
 
1.2 Both sites are located within modern residential development within the Heath 

Hayes area and are both existing open spaces with existing play areas within 
the site boundaries. 

 
1.3  The Policies of relevance in this case are B8 (Design Principles of New 

Development).  This policy specifies that new development shall “be well 
related within the development” and “be in sympathy and enhance the 
character and appearance of the local area” and the Policy of Recreation 
and Access (TR5) this states that "The increased provision of suitable 
recreational facilities and access arrangements will be encouraged 
provided they are appropriate to the location and nature of the area."  
The new play facilities will form an important recreational resource in the area 
with suitable buffers between the play areas and residential properties.  The 
buffer distances in all cases meet or exceed the requirements for space 
between play areas and residential properties set out in the National Playing 
Fields Association Standards.  Both the Police and Environmental Health have 
no objections to the proposals. 

 
1.4 The schemes were the subject of extensive pre-application consultation which 

resulted in modifications to address some of the local concerns.  There is a 
clearly identified need for these facilities on an estate of this size.  Whilst anti-
social behaviour can occur on such sites this is not considered to outweigh the 
need to provide modern play facilities. 

 
1.5 Human Rights Act Implications 
 

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.  

 
1.6 Conclusion
 
 It is acknowledged that provision of formal play areas for children is a 

controversial issue.  The proposals have been designed to meet the appropriate 
standards and it is considered that the overall community benefit of providing 



such facilities in this way should be given greater weight than concerns about 
anti-social behaviour. 

 



EXTERNAL CONSULTATIONS – CH/06/0435 
 
RUGELEY TOWN COUNCIL: Object that the development is 

overdevelopment of the site and excessive in 
size. 

 
RESPONSES TO PUBLICITY
 
Neighbour Consults. – No response. 
 
OBSERVATIONS
 
1.1 The application site comprises a three bedroomed semi-detached property 

within a cul-de-sac development of similar properties.  The road slopes 
downwards from west to east, the application site thus being at a slightly lower 
level than the adjoining property, No. 24 Bracken Way.  There is an existing 
small shed to the side of the property, which is proposed to be demolished. 

 
1.2 It is proposed to construct a single storey extension to the side and rear of the 

dwelling.  The side element will be set back 3 m from the front of the dwelling 
and “staggered” to provide a porch.  The rear element will extend out 3 m from 
the rear wall and will have a pitched roof throughout.  The adjoining property, 
No. 24, is set further back within the application site and at a higher level and 
the proposed extension will protrude 1.5 m beyond the rear wall of No. 24.  
There is a 2 m fence between the properties which is to be retained.  The 
adjacent property has been extended and the proposed development will not 
extend beyond this.  There are no principal windows to the side elevation of No. 
28. 

 
1.3 With regard to the objection raised, the proposal is relatively modest, being 

single storey only and extending 3 m only from the rear of the dwelling and will 
not compromise the amenity and outlook of neighbouring properties.  The 
objection cannot, therefore, be upheld. 

 
1.4 Human Rights Implications 
 

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. 

 
1.5 Conclusions 
 

The proposed extension meets spatial guidelines and is in accordance with the 
Residential Extensions Design Guide.  The extension will not prejudice the 
amenity and outlook of neighbouring properties, does not have any car parking 
implications and is of an appropriate size and design relative to the property.  
Approval is recommended. 

 



EXTERNAL CONSULTATION – CH/06/0441 
 
SCC: Travel Management and Safety - No objection subject 

to conditions 
 
Rugeley Town Council –  Objection. After visiting the site members felt that the 

proposed development would over intensify the site and 
as the site appears a lot smaller than anticipated from 
the plans it would be overdevelopment of the plot. 
Concerns were also raised as to the close proximity to 
the Trent and Mersey Canal Conservation area and the 
historic listed building behind. The house size itself, 
appears too large for the area available. 

 
The Landor Society –   It is thought that the new house and landscaping, as 

proposed, would not adversely affect the Conservation 
Area and so no objection is raised. 

 
The Inland Waterways Association – The proposed new house is across the road from 

the canal, facing the canal and is of an 
acceptable design. We do not consider that it 
will adversely affect the canal or it’s 
Conservation Area, and therefore IWA has no 
objection to this application. 

 
RESPONSE TO PUBLICITY 
 
Site notice posted and adjacent occupiers notified with no letters of objection 
received. 
 
OBSERVATIONS  
 
1.1 The application seeks consent for the residential development of one detached 

dwelling with integral garage on land adjacent to 1 Church Croft Gardens, 
Rugeley. The site is in a cul de sac of modern houses and dormer bungalows, 
and is currently lawn with shrubs and some trees, with views from the road 
across the site towards the trees and Old Church in the churchyard. The site is 
at a higher level than the road. 

 
1.2 The new dwelling would have three bedrooms. The two storey element of the 

dwelling would be 7.7m wide, 10.3m in length and 8.15m high. There would 
be a conservatory to the rear measuring 3.9m wide, 3.5m in length and 3.6m 
high. The garage to the side of the new dwelling would be set back 3.3m from 
the front of the dwelling being 3.3m wide by 8.8m in length and would be 6m 
high. A bedroom is proposed above the garage within the roof space with a 
dormer proposed to the front to allow the required floor space. 

 
1.3 The dwelling proposed would be sited slightly lower than the neighbouring 

property of 1 Church Croft Gardens which is a dormer bungalow. In respect to 
the relationship of the proposed dwelling with the existing property of 1 



Church Croft Gardens, the new dwelling would be sited 4.6m away at its 
closest point. The 45 degree daylight standard would be broken to the ground 
floor window of the neighbouring property but not the first floor window, but 
there would be a distance of 5.8m from the nearest principal window. There is 
an existing hedge between the existing property of no.1 and the grassed lawn 
where the dwelling is to be built. This will be retained becoming the new 
boundary between the properties and already screens views from the nearest 
ground floor front window of no.1 Church Croft Gardens. 

 
1.4 The new building has been designed so to be in line with the existing property 

of 1a Church Croft Gardens which is also a two storey detached property and 
therefore will be more in keeping in the street scene, therefore conforming to 
Local Plan Policy B8. 

 
1.5 Policy H5 of the Local Plan states that there will be opportunity for infilling 

and minor consolidation will be acceptable within existing residential areas 
subject to the amenity of neighbouring residents and the character of the area 
not being adversely affected. 

 
1.6 The site is located within the Trent and Mersey Canal Conservation Area and 

adjacent to Old St. Augustine’s Church which is a Listed Building. The 
proposed development of one dwelling is considered to meet council policy 
situated in a cul de sac of modern detached dwellings and bungalows. The 
views to the canal are screened by existing trees and it is not considered that 
the design of the dwelling will have a detrimental impact on the Listed 
Building. 

 
1.7 Further to comments received from the Landscape Section, amended plans 

were received showing further planting proposed to the rear in the form of two 
new trees and additional landscaping information is to be provided. A 
condition has been recommended for this information to be submitted and 
approved before any development commences.  

 
1.8 To retain privacy to the neighbouring properties, the rear rooflight is to be 

conditioned to be obscure glazed and an additional condition recommended 
preventing further windows to be installed on the side elevation. It is 
considered that the proposal will not be out of character with the surrounding 
area, located in a residential area and the proposal meets parking standards. 

 
1.9 Human Rights Act 
 

The proposals set out in this report are considered to be compatible with the 
Human Rights Act 1998. The proposals could potentially interfere with an 
individual’s rights to the peaceful enjoyment of his or her property as specified 
in Article 8 and Article 1 of the First Protocol, however, the issues arising 
have been considered in detail in the report and it is considered that, on 
balance, the proposals comply with Local Plan Policy and are proportionate. 

 
1.10 Conclusion 

 



In conclusion, it is considered that the site can be developed without adversely 
affecting the neighbouring properties or the character of the area and as such, 
is acceptable. 

 
 
 



EXTERNAL CONSULTATIONS – CH/06/0448
 
TOWN COUNCIL:  No objections. 
 
OBSERVATIONS
 
1.1 The application site comprises a link-detached property one of a pair of 

dwellings that are orientated sideways onto Chalcot Drive rather than fronting 
the road as do the others.  A footpath access links Chalcot Drive with Sheraton 
Close to the front and both the application site and No. 14 have vehicular access 
parallel to the path.  The rear garden of the property is enclosed by a 2.0 m high 
brick wall adjacent to Chalcot Drive and which returns approximately half way 
round the rear boundary.  The wall extends out from the side wall of the 
property by 1.7 m.  To the rear of the property is the side wall to the garage of 
No. 18 Chalcot Drive, 8.5 m distant. 

 
1.2 The application proposes a single storey pitched roof extension to the side and 

the rear, to extend out no further than the existing side boundary wall fronting 
Chalcot Drive and 3.5 m from the existing rear wall of the dwelling.  The 
Residential Extensions Design Guide (SPG1) states that where a principle 
window faces the side of another dwelling, a minimum distance of 10.7 m 
should be achieved.  In this instance the extension would be 8.5 m from the side 
wall of the garage to No. 18 Chalcot Drive.  The overall size of garden 
remaining exceeds restrictive requirements. 

 
1.3 Notwithstanding the above, it would not be possible to construct a modest sized 

extension to the rear without compromising SPG1, however the rear portion of 
the extension could be constructed under Permitted Development Rights if the 
side extension was not included.  The outlook of the occupiers of the extended 
property would have a reduced outlook, however it is not considered that this 
would prejudice their amenity to an unacceptable degree, and on balance, the 
proposal is recommended for approval. 

 
1.4 Human Rights Implications 
 

The proposals set out in this report are considered to be compatible with the 
Human Rights Act 1998.  The proposals could potentially interfere with an 
individual’s rights to the peaceful enjoyment of his or her property as specified 
in Article 8 and Article 1 of the First Protocol, however, the issues arising have 
been considered in detail in the report and are proportionate. 

 
 
 



EXTERNAL CONSULTATIONS – CH/06/0487 
 
Rugeley Town Council – No objection, but the committee were sad that a 

family business that had been in Rugeley for 
many years had decided to close. 

 
Landor Society – No objection is raised to the inclusion of A2 

andA3 use. Hot Food Takeaway (A5) is not 
favoured as this would inevitably result in 
additional litter to the detriment of the 
Conservation Area, however it is noted that 
night-time opening is, as proposed, restricted to 
9.00pm (latest) and this would make A5 use just 
tolerable in our view. 

 
Architectural Liaison Officer –  No response. 
 
INTERNAL CONSULTATIONS 
 
Environmental Health – No adverse comments are offered in principle on 

environmental health grounds. In view of the 
proposed hot food and restaurant uses I would 
recommend that standard conditions H10, H4 
and H9 are applied. Also appropriate provision 
of grease traps to foul drainage systems serving 
kitchen, preparation and washing up facilities, 
serviced and properly maintained to the 
satisfaction of the local authority should be 
made. It would be pertinent at this initial 
juncture to condition the proposed uses to those 
hours specified within the application details. 
Compliance with the Health and Safety at Work 
etc Act ’74 and the Food Hygiene (England) 
Regulations 2006 will be required.  

 
RESPONSE TO PUBLICITY 
 
Near neighbours notified and site notice posted – Two letters of objection received, 
objecting on the following grounds: 
 
1. The position of the premises for which the application is intended is set between 

two very established businesses, a high class ladies fashion store with an 
international bridal department and a hairdressing establishment. These 
premises already suffer from the smell and litter caused by people eating food 
in the streets, supplied by the intense number of food outlets. 

 
2. The building is angled giving a double width window at the front, but only a 

narrow distance at the rear, each property being only 10 feet wide, including 
rear doors. Should A3 of A5 be implemented, this would mean the 
neighbouring premises rear door would be 7 feet from an area, generating 



cooking smells, grease and associated noise. This would be detrimental to the 
sale of expensive clothing at the neighbouring premises and to the hair salon 
business to the other side. 

 
3. The waste water drain is communal between 9 and 11 Brook Square, but this 

would be unacceptable for any restaurant or fast food effluent discharge within 
inches of neighbouring premises. 

 
4. The rear of the premises backs onto a service yard/parking area owned by 

Barclays Bank and used exclusively by staff and patrons of the bank. There are 
no parking facilities for motor vehicles for staff or visitors. 

 
5. If the application were granted it would be seriously detrimental from an 

environmental point of view, not only to the two adjoining businesses but also 
to other properties in the vicinity and in the Brook Square Area in general and 
Rugeley Town Conservation Area. 

 
6. There are 27 food outlets in the town centre and an additional 11 public houses 

which all supply food so another food outlet is unnecessary. 
 
7. The loss of yet another retail outlet would have a serious impact on the town 

amenities, enterprise and be a loss to the local community. 
  
OBSERVATIONS 
 
1.1 The applicant seeks consent for a change of use to include (A2) Financial & 

Professional, (A3) Restaurant & Café and (A5) Hot Food Takeaway at 11 
Brook Square, Rugeley. The site comprises a shop unit in a modern 2 storey 
block of similar premises in the town centre, in use as a sports shop A1. The 
site stands within Rugeley Town Centre Conservation Area. The premises are 
located between a hairdressing salon and a ladies fashion/bridal store. 

 
1.2 The applicants have stated that the unit has been marketed for the past six 

months with no positive feedback, which is believed to be down to the size of 
the unit and that the width of the shop reduces to the rear. The proposal seeks to 
widen the potential uses allowed in the unit.  All of these uses are appropriate in 
a town centre and would maintain the character of the conservation area, subject 
to any detailed controls over future changes to shopfront/advertisement design. 

 
1.3 Policies B3 and B4 of the Local Plan require new developments to preserve or 

enhance the special character or appearance of the Conservation Area. It is 
considered that the proposals would meet these policies and any alterations to 
the building would be part of a separate planning application.  

 
1.4 Policy S5 of the Cannock Chase Local Plan states that proposals for Class A2 

and A3 Uses will be treated on their merits, providing that they would not lead 
to a concentration of, or exacerbate an existing concentration of, non Class A1 
Uses. The application site is within a row of premises having a mixture of 
primarily A1 and A2 uses, with a number of A3 and A4 uses located close by. It 



is not considered that this proposal would have a detrimental impact on the 
vitality and viability of Rugeley Town Centre. 

 
1.5 The applicants want the premises to be open 9.00am to 7.00pm Monday to 

Wednesday, 9.00am to 9.00pm Thursday to Friday, 9.00am to 8.00pm on 
Saturdays and 1.00pm to 6.00pm on Sunday. In respect of the hours of opening, 
the premises are located within the Town Centre away from residential units, 
and the hours of opening are not as late as some A3, A4 or A5 Use Class units 
that sell food and drink, which are allowed to stay open later. A condition has 
also been recommended to restrict the operating hours. 

 
1.6 It is considered that the proposal will not affect the vitality or viability of the 

town centre or that these opening hours would have a significant detrimental 
impact on neighbouring properties amenity. The Environmental Health Section 
has no objection to these opening hours or the uses proposed, therefore approval 
is recommended subject to the conditions set out above. 

 
1.7 Human Rights Act 
 
 The proposals set out in this report are considered to be compatible with the 

Human Rights Act 1998. The proposals could potentially interfere with an 
individual’s rights to the peaceful enjoyment of his or her property as specified 
in Article 8 and Article 1 of the First Protocol, however, the issues arising have 
been considered in detail in the report and it is considered that, on balance, the 
proposals comply with Local Plan Policy and are proportionate. 

 
1.8 Conclusion 
 
 The development proposed will not jeopardise the prime retailing function of 

the centere and therefore will not have a detrimental effect on the vitality and 
viability of Rugeley Town Centre.  

 
 
 



EXTERNAL CONSULTS:-  -  CH/06/0491 
 
Environment Agency  - No objections subject to a condition. 
Parish Council   - No objections. 
Lichfield District Council - No objections. 
 
INTERNAL ADVICE:- 
 
Environmental Health  - No objections subject to appropriate storm water 
disposal. 
 
RESPONSES TO PUBLICITY:- 
 
Site Notice 
Neighbour Consults 

1 letter received objecting on the grounds that 
the development creates a highly visible artificial 
feature which detracts from the character and 
appearance of Cannock Chase AONB contrary to 
policy, and that it will be seen as an extension of 
the domestic curtailage into the adjoining open 
land. 

 
PLANNING HISTORY:- 
 
CH/05/0251 Retention of stables, garden room and conservatory.  A 13.7.05 (Cttee). 
 
OBSERVATIONS:- 
 
1.1 The application seeks retrospective consent to construct a manège, 13m x 27m 

on land to the rear of nos. 67 to 73 Hayfield Hill.  The land within the 
applicants ownership extends from the boundary of the garden of no. 67 across 
the valley and Shaw Brook to Redmoor Road.  There is a long established 
access to the site from Redmoor Road.  The land is used for the grazing of 
horses. 

 
1.2 The site falls in a south-easterly direction to the stream, then rises up again to 

Redmoor Road, and due to the clay content of the soil is prone to water logging.  The 
applicant has stated that this causes great difficulty for the two horses that graze on 
the land, particularly in winter. 

 
1.3 Engineering operations have been undertaken to raise a comparatively small portion 

of the field (350m2) by a maximum of 0.8m to create a level piece of land.  The 
remainder of the field is to remain as it is.  The land which is raised is to be 
surrounded by a wooden post and rail fence, and is to be grassed, with no artificial 
surface, and will be accessed directly from the existing stables. 

 
1.4 The objections raised relate to the impact of the manège on the AONB in terms of its 

visual appearance and the perceived extension to a domestic curtailage.  The use of 
the land for the grazing of horses is appropriate given its initial location.  The 
construction of the manège will promote better land management and limit 



degradation and the use of grass as a surface will minimise its impact, in conjunction 
with the relatively minor alterations to levels (0.8m) 

 
1.5 Human Rights Implications 
 

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. 

 
1.6 Conclusions
 

The manège has limited impact on this part of Cannock Chase AONB, and is 
considered to comply with the relevant policy in this regard.  It is clearly not an 
extension to the domestic curtailage.  Subject to conditions to secure drainage and to 
preclude ay illumination, approval is recommended. 
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