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The Barn (Rear of Westring), Stafford Brook Road, Rugeley

Change of use from agricultural building to holiday accommodation and 
external alterations

1 neighbour objection 
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Application No:  CH/14/0133 

Received: 22-Apr-2014 

 

Location: The Barn (rear of Westring), Stafford Brook Road, Rugeley 

Parish: Brindley Heath 

Ward: Etching Hill and The Heath Ward 

Description: Change of use from agricultural building to holiday accommodation 

and external alterations. 

 

 

Application Type: Full Planning Application 

 

RECOMMENDATION  S 106, Then Approval with Conditions 

 

Reasons for the Grant of Permission 

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

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

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

the National Planning Policy Framework. 

 

 

 

1. B2 Standard Time Limit 

2. D1   Materials - Details Required 

3. I1   Enclosure Restriction 

4. I2   Exclusion of Extensions 

5. The development hereby permitted shall not be brought into use until the access 

within the limits of the public highway and access drive rear of the public highway 

have been surfaced and thereafter maintained in a bound material for a minimum 

distance of 10m rear of the carriageway edge and thereafter retained as such for the 

lifetime of the development. 

 

Reason 

In order to comply with the NPPF paragraph 32 

 

6. The development hereby permitted shall not be brought into use until the access 

drive, parking and turning areas have been provided in accordance with Plan No 7A 

and thereafter retained fro the lifetime of the development. 

 

Reason 

In order to comply with NPPF paragraph 32. 

 

7. The development hereby approved shall be used as holiday accommodation only and 

for no other purporses within Class C3 of the Town and Country Planning (Use 

Classes) Order 1987 (as amended)  
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Reason 

In order to prevent urbanisation and to protect the openness of the Green Belt and the 

Area of Outstanding Natural Beauty. 

8. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) (Amendment) Order 1995 (or any Order revoking and re-

enacting that Order with or without modification), no development within Part 6 of 

Schedule 2 to the Order shall be carried out within the blue edged area identified on 

plan No 1 without an express grant of planning permission, from the Local Planning 

Authority. 

 

Reason 

To protect the openness of the Green Belt and Area of Outstanding Natural Beauty 

9. E1   Tree & Hedge Retention 

10. E12 Landscape Implementation 

11. E15 Landscape Maintenance 

12. E3  Tree & Hedge Protection Implementation 

13. Approved Plans 

 

 

Reason for referral to Planning Control Committee: Parish Council objection  

 

 

EXTERNAL CONSULTATIONS 

 

Brindley Heath Parish Council objections:  The site is located within both the Green Belt 

and Cannock Chase Area of Outstanding Natural Beauty.  The application is a clear 

attempt to create a new dwelling within these highly valued and protected designations. 

 

The conversion is inappropriate in the Green Belt and would have a materially greater 

impact on the openness of the Green Belt than the existing use of the land. 

 

The building and activities relating to its use will have an adverse impact on the 

landscape and scenic beauty of the AONB.  It is in a prominent position and will urbanise 

an attractive country field. 

 

There is no clear need for holiday accommodation in the area.  This view has been 

documented by Planning Inspectors in previous applications that have gone to appeal.  

 

Observations:  The description of the building is incorrect; it is not a barn but an animal 

feed store.  Just prior to submission of this application, sheep and a pony have been 

imported into the field to support the agricultural use.  It has never been used as an 

agricultural building in the past, but has been used as a garage to store quad bikes.  The 

District Council has dealt with a nuisance complaint in relation to the use of the quad 

bikes in the adjacent field. 
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The applicant states that he is reviewing his farming activities but the building has been 

dormant until recently and could not form part of a business that would support the 

applicant and his family.  It can therefore not be considered a diversification  

 

The building has only been in existence for four or five years and doesn’t fit with the 

description ‘conversion of rural buildings’.  The applicant makes much of the phrase 

‘recycling the building’ when such a new building should not be require recycling.  

 

Staffordshire County Highways no objection subject to conditions 

 

AONB Committee no objection 

 

 

INTERNAL COMMENTS 

 

Environmental Protections no objection 

 

Trees, Landscape and Countryside no objection subject to conditions 

 

 

RESPONSE TO PUBLICITY 

 

Site notice and adjacent occupiers notified with 1 letter of objection received.  Issues 

raised regarding:- 

• Building not being used as an agricultural building 

• Potential for future development of the field 

 

 

RELEVANT PLANNING HISTORY  

 

CH/09/0098 - Replacement Agricultural Building And Hardcore To Existing Track - 

Land off Westring – Approved by Committee – 13/05/2009 

 

1. SITE AND SURROUNDINGS  

 

1.1. The application site comprises an existing agricultural building situated to the 

rear of ‘Westring’ with an access from Stafford Brook Road. 

  

1.2. The site is within Etchinghill 0.5km west of Rugeley and is within the Green 

Belt and Area of Outstanding Natural Beauty. 

 

1.3. The streetscene along Stafford Brook Road is characterised by grazing land, 

mature trees and hedges and interspersed with a few detached dwellings.  To the 

east of the site lies ‘Westring’, a detached dwelling facing Etching Hill Road.  

To the north of the site is a triangle of green land that is currently used for 

grazing purposes.  
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1.4. There is a TPO’d woodland of broadleaf and pine trees to the east of the site.  

There are also a number of mature trees on the south boundary that overhang the 

site from the neighbour’s property.  

 

1.5. The building itself is of a brick and wood cladding construction with a large 

roller shutter door and a pedestrian door to the front.  The building is set 50m 

back from the carriageway with a gravel access track with an area of hardcore to 

the front of the building.  There is a post and wire fence separating the building 

and access from the adjacent field to the north and a closeboard fence to the 

south.  

 

2. PROPOSAL  

 

2.1. The proposal is to convert the building into holiday accommodation.  The 

proposed accommodation would comprise an open plan lounge/kitchen/diner, a 

bathroom and three bedrooms all situated at ground floor level.  

  

2.2. Externally, the proposal includes the removal of the roller shutter door to the 

front and its replacement with an entrance door and window feature.  The 

proposal also includes the insertion of one window to the front, rear and south 

side elevation and two windows to the north side elevation.  The proposal 

includes replacing the post and wire fence with a native hedge with numerous 

trees planted within the hedgerow and to the front and south side of the 

building.  

 

3. PLANNING POLICY  

 

3.1. Section 38 of the Planning and Compulsory Purchase Act 2004 requires 

planning applications to be determined in accordance with the provisions of the 

Development Plan, unless material considerations indicate otherwise.   

  

3.2. The Development Plan currently comprises the Cannock Chase Local Plan 

(2014) 

 

3.3. Other material considerations relevant to assessing current planning applications 

include the National Planning Policy Framework (NPPF) and Supplementary 

Planning Guidance/Documents. 

 

Cannock Chase Local Plan (2014)  

 

3.4. CP1 - Strategy – the Strategic Approach 

The overall strategy is to direct housing and employment development to urban 

areas in proportion to population sizes at the start of the plan period and protect 

the Cannock Chase AONB and other green infrastructure. Within this approach 

Cannock’s role as a strategic sub-regional town centre is supported via 
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provision for most comparison retail development. The national presumption in 

favour of sustainable development is restated. For housing, the Local Plan 

strategy will sit within the wider strategy for south-east Staffordshire which 

aims to meet a minimum housing requirement for this area focusing housing 

delivery on settlements. 

 

3.5. CP3 - Chase Shaping – Design 

High quality design will be a requirement of all development. Particular facets 

of good design will include response to climate change challenges, providing 

access for all and designing out crime. Greater emphasis on identity of place 

will be guided via a Design Guide SPD and development briefs will be drawn 

up for urban extensions and Cannock and Norton Canes centres. Management 

Plans for Conservation Areas will be produced as SPD. 

 

3.6. CP9 - A Balanced Economy 

The traditional economic base of the District has been in coal mining and 

manufacturing. The continuation of a shift to a broader economic base is being 

sought to include professional and financial services and high quality 

engineering and research and development. Increasing the number of jobs 

available to the resident population of working age (job density) is also an 

important aspiration of economic development.  Proposals which contribute 

positively to the visitor economy and the long term sustainability and vitality of 

the rural economy will be positively supported.  

 

3.7. CP13 - Cannock Chase Special Area of Conservation (SAC) 

Protection of all internationally important habitats and species, in particular the 

Cannock Chase SAC, is informed by the findings of a Habitats Regulations 

Assessment. As a result, all housing development will be required to provide 

appropriate mitigation measures, potentially including provision of Suitable 

Alternative Natural Green Space (SANGS). 

 

3.8. CP14 - Landscape Character and Cannock Chase Area of Outstanding Natural 

Beauty (AON B) 

Consideration of landscape character will be required in all developments. In 

particular sensitive development will be required in or near the Cannock Chase 

AONB guided by the AONB Management Plan. 

 

 National Planning Policy Framework  

  

3.9. The NPPF sets out the Government’s position on the role of the planning system 

in both plan-making and decision-taking. It states that the purpose of the 

planning system is to contribute to the achievement of sustainable development, 

in economic, social and environmental terms, and it emphasises a “presumption 

in favour of sustainable development”. 
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3.10. All the core planning principles have been reviewed and those relevant in this 

case are that planning should:-   

 - not simply be about scrutiny, but instead be a creative exercise in finding 

ways to enhance and improve the places in which people live their lives;- 

proactively drive and support sustainable economic development to deliver 

the homes, business and industrial units, infrastructure and thriving local 

places that the country needs. Every effort should be made objectively to 

identify and then meet the housing, business and other development needs of 

an area, and respond positively to wider opportunities for growth. Plans 

should take account of market signals, such as land prices and housing 

affordability, and set out a clear strategy for allocating sufficient land which 

is suitable for development in their area, taking account of the needs of the 

residential and business communities; 

 - always seek to secure high quality design and a good standard of amenity 

for all existing and future occupants of land and buildings; 

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

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

around them, recognising the intrinsic character and beauty of the 

countryside and supporting thriving rural communities within it; 

 - contribute to conserving and enhancing the natural environment and 

reducing pollution. Allocations of land for development should prefer land 

of lesser environmental value, where consistent with other policies in this 

Framework; 

 - encourage the effective use of land by reusing land that has been previously 

developed (brownfield land), provided that it is not of high environmental 

value; 

 

3.11. Key provisions of the NPPF relevant in this case:  

 

3.12. The NPPF confirms that a plan-led approach to the planning system and that 

decisions must be made in accordance with the Development Plan. In particular 

the following NPPF references are considered to be appropriate.  

 

3.13. Paragraph 20. To help achieve economic growth, local planning authorities 

should plan proactively to meet the development needs of business and support 

an economy fit for the 21st century. 

 

 

3.14. 7. Requiring good design 

 

3.15. Paragraph 56 attaches great importance to the design of the built environment 

and states good design is a key aspect of sustainable development, is indivisible 

from good planning, and should contribute positively to making places better for 

people. 
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3.16. Paragraph 57 states it is important to plan positively for the achievement of high 

quality and inclusive design. 

 

3.17. Paragraph 58 states planning policies and decision should aim to ensure that 

development meet criteria including:- 

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

- Establish a strong sense of place 

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

surroundings and materials 

- Are visually attractive as a result of good architecture and appropriate 

landscaping 

 

3.18. Paragraph 61 considers planning decisions should address connections between 

people and places and the integration of new development into the natural, built 

and historic environment. 

 

3.19. Paragraph 64. Permission should be refused for development of poor design that 

fails to take the opportunities available for improving the character and quality 

of an area and the way it functions. 

 

3.20. 9, Protecting Green Belt land 

 

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

permanently open. 

 

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

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

- to prevent neighbouring towns merging into one another 

- to assist in safeguarding the countryside from encroachment 

- to preserve the setting and special character of historic towns 

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

urban land 

 

3.23. Paragraph 81 states local planning authorities should plan positively to enhance 

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

visual amenity. 

 

3.24. Paragraph 87 Inappropriate development is harmful to the Green Belt and 

should not be approved except in very special circumstances. 

 

3.25. Paragraph 88 When considering any planning application, local planning 

authorities should ensure that substantial weight is given to any harm to the 

Green Belt. ‘Very special circumstances’ will not exist unless the potential harm 

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

outweighed by other considerations. 
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3.26. Paragraph 89 New buildings are inappropriate in the Green Belt. Except: 

- buildings for agriculture of forestry 

 - provision of appropriate facilities for outdoor sport, outdoor recreation and 

for cemeteries as long as it preserves the openness of the Green Belt and does 

not conflict with the purposes of including land within it 

 - replacement of a building provided the new building is the same use and not 

materially larger than the one it replaces 

 - Limited infilling or the partial or complete redevelopment of previously 

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

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

openness of the Green Belt and the purpose of including land within it than the 

existing development. 

 

3.27. Paragraph 90 outlines that certain other forms of development are not 

inappropriate provided they preserve the openness of the Green Belt.  Of 

relevance this includes the re-use of buildings provided that the buildings are 

of a permanent and substantial construction. 

 

3.28. 11. Conserving and enhancing the natural environment 

  

 

3.29. Paragraph 111 encourages effective use of land by re-using land that has been 

previously developed (brownfield land) provided it is not of high environmental 

value. 

 

 

4. DETERMINING ISSUES 

 

4.1. The determining issues for the application are:- 

• Principle of development 

• Design  

• Impact upon neighbouring dwellings 

• The access and parking 

• Impact upon the Cannock Chase Special Area of Conservation  

• The objections raised by the Parish Council and the objector 

 

4.2. Principle of development   The site is within the Green Belt and therefore the 

proposal will need to comply with the principles of development within the 

Green Belt. These have been set out in paragraph 3.20-3.27 above.  Specifically 

of relevance is paragraph 3.27 above (paragraph 90 of the NPPF) which states 

that the re-use of existing buildings in not considered inappropriate providing 

they preserve the openness of the Green Belt and do not conflict with purposes 

of including land within the Green Belt.  The proposal includes minor 

elevational alterations to the building and the replacement of a fence with a 

hedge and some additional tree planting.  These works are not considered to 

have an adverse impact upon the openness of the Green Belt.  As the proposed 
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use will be for holiday accommodation there will not be the paraphernalia 

usually associated with a residential dwelling such as fencing, garden furniture, 

clothes drying etc.  A condition will be attached to ensure that this is not 

converted in future.  It is considered therefore that there will be no impact upon 

the Green Belt.  It is also considered that the proposal will have a positive 

impact upon the AONB as it will include the planting of additional trees and a 

hedge; this will help to screen the building and access resulting in an improved 

site appearance and landscape additions.  The absence of the paraphernalia 

associated with a residential dwelling and the insertion of a new trees and 

hedges (rather than fences) will ensure that the proposal does not have an 

urbanising effect upon the AONB or Green Belt.  The proposed use as tourist 

accommodation is supported within the District in accordance with Local Plan 

Policy CP9 and weighs heavily in favour of this application.  Both the Local 

Plan and the NPPF encourage re use of existing buildings and encouraging 

proposals the represent economic growth and development within rural 

economies.  Overall the principle of the development is therefore considered 

acceptable and in accordance with Local Plan Policies CP1, CP3, CP9 and the 

NPPF subject to the further considerations set out below. 

 

4.3. Design   The proposal includes minor alterations to eh building which can be 

done sympathetically and would not result in any extensions to the building.  

Permitted Development rights for any extensions will also be removed to ensure 

that the building is not altered or extended in the future without planning 

permission.  This will ensure that the building keeps its original agricultural 

appearance.  To ensure that the re-use of the existing roller shutter opening does 

not result in a commercial appearance to the property a condition has been 

attached requesting further details of the design and materials of this element. 

The proposed alterations to the building are therefore considered acceptable and 

in accordance with Local Plan Policies CP3,  

 

4.4. Impact upon neighbouring dwellings There is only one adjacent neighbour, 

‘Rest Harrow’, to the south of the application site.  Holiday accommodation 

would not usually generate any greater degree of noise or disturbance than a 

regular residential property.  Given the presence of the mature trees along the 

boundary between the two properties and the additional tree planting proposed 

any noise from the dwelling is likely to be absorbed.  Furthermore as the 

building is already in use and has been for a number of years (including in its 

previous form), there has been a history of activity in this location and therefore 

the proposal does not represent the introduction of a new source of activity.  The 

proposed use is solely on ground floor level and therefore there would be no 

overlooking windows introduced and therefore there would be no loss of 

privacy to the neighbouring property.  Overall, it is considered that the proposed 

use will not have an impact upon the amenity of the neighbouring occupiers and 

is therefore in accordance with Local Plan Policy CP3.  
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4.5. Access and parking  The proposal retains the existing access.  The visibility 

from this access is sufficient and no objections have been raised by the County 

Highway’s Officer.  There would be sufficient space for parking and turning 

within the site to ensure that vehicles can leave in a forward gear.  A condition 

has been attached to ensure that the first 10m of the access are surfaced in a 

bound material, this detail will be agreed by way of a condition but would not 

be likely to impact the overall appearance or result in an urbanising effect upon 

the area as the surface is already in existence. 

 

4.6. Impact upon the Special Area of Conservation  The Council has a duty as a 

responsible authority under the Conservation of Habitats and Species 

Regulations 2010 (Habitat Regulations) to ensure that the decisions it makes on 

planning applications do not result in adverse effects on the integrity of the 

Cannock Chase Special Area of Conservation (SAC), which has internationally 

protected status under the Regulations for its unique heathland habitat. 

 

4.7. Evidence shows that the “in combination” impact of proposals involving a net 

increase of one or more dwellings within a 15 kilometre radius of the SAC 

would have an adverse effect on its integrity. The effects comprise additional 

damage from visitor use and vehicle emissions. So the Local Planning Authority 

would not be complying with their duty under the Habitat Regulations if 

planning permissions were granted without appropriate mitigation being secured 

prior to developments being built. Therefore, applications proposing a net 

increase in housing development of between 1 and 50 units are subject to a 

Unilateral Undertaking proposing a financial contribution for mitigation of the 

impact of the development on the SAC of £450 per dwelling in the 0-8 

kilometre zone (which includes the whole of Cannock Chase District apart from 

Little Wyrley) and £300 per dwelling in the 8-15 kilometre zone. 

 

4.8. As this application is for the net addition of one property (albeit used for holiday 

accommodation purposes) and is within 0-8 kilometres of the SAC; a financial 

contribution of £450 is required. 

 

4.9. Objections  The Parish Council have objected on a number of grounds, as 

included above.  The first objection suggests that the proposal is a clear attempt 

to create a new dwelling within the Green Belt and AONB.  As this is not what 

the application is for, it cannot be determined as such.  Conditions have been 

included to ensure that should the applicant wish to convert the building to a 

residential property in the future they would require planning permission.  

Should a further application be received then it would be determined on its own 

merit.  

 

4.10. The second ground is the impact upon the openness of the building; this has 

been addressed in paragraph 4.2 above.  The third objection relates to the impact 

upon the AONB which has also been considered in paragraph 4.2 above.  
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4.11. The fourth objection is that there is a lack of need for holiday accommodation 

and have referenced previous Inspector’s decisions.  There is no requirement 

under the planning policy framework to identify a need for holiday 

accommodation in order for it to be approved.  Any references that may have 

been previously made within Inspector’s decisions were on the basis that if there 

was a demonstrated need that this would weigh in favour of approving further 

accommodation.  This would be necessary in cases where development is 

considered to be inappropriate within the Green Belt and very special 

circumstances would be required to outweigh the inappropriateness.  As this is 

not the case with this application, it is not necessary to demonstrate a need for 

holiday accommodation.  Furthermore, this approach does not imply the 

inverse; that if a need is not demonstrated (or does not exist) that an application 

should not be supported.   

 

4.12. The Parish Council and the objector have both made reference to the previous 

use of the building, they are disputing the applicant’s claims that this building 

has been used for agricultural purposes.  It is your officer’s opinion that as the 

building is within an agricultural unit it therefore constitutes an agricultural 

building.  Whether it has been used for holding, feeding, lambing or as a feed or 

equipment store is not of particular relevance as the need for and use of the 

building would have been assessed when the building was originally approved.  

Therefore these comments do not give weight to any reason for refusing the 

application.   

 

4.13. Concern has also been raised regarding the potential for future development of 

the wider site.  As the site is within the Green Belt and AONB new buildings 

would generally be considered inappropriate – this would certainly be the case 

for any additional holiday accommodation or dwellings.  To ensure that no 

development can be carried out under Permitted Development, these rights have 

been removed.  As such any future development on the wider site would require 

planning permission and would be determined on its own merit.  

 

5. HUMAN RIGHTS ACT 

 

5.1. The proposals set out in this report are considered to be compatible with the 

Human Rights Act 1998.  The recommendation to approve the application 

accords with the adopted policies in the Development Plan which aims to secure 

the proper planning of the area in the public interest.  

 

 

6. CONCLUSION 

 

6.1. The proposal represents appropriate development within the Green Belt without 

having an adverse impact upon it’s openness.  It would also improve the 

landscape characteristics of the AONB through tree and hedge planting.  The 

proposal would result in sympathetic re-use of an existing building for tourist 
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accommodation within a rural setting and is therefore supported by both 

national and local planning policy.  The proposal is of good design, not having 

an adverse impact upon the streetscene.  The proposed development will not 

have an adverse affect on the neighbouring properties complying with the 

Council’s daylight and privacy standards.  The proposed development as such, 

is acceptable and accords with Local Plan Policies CP1, CP3, CP9, CP13, CP14 

and the requirements of the NPPF. 
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CH/13/0449

Aldene, Stafford Brook Road, Rugeley

Two storey side and single storey rear extension to main dwelling 
including external alterations to main building including the increase in 
height and incorporation of dormers; alterations to the outbuildings, 
including part reconfiguration and external alterations to create a games 
room.

3 objections (from one objector) 
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Proposed Site Plan

Item No. 6.18



Existing Dwelling Elevations and Plans
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Existing Outbuilding Elevations and Plans
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Proposed Dwelling Elevations and Plans
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Proposed Outbuilding Elevations and Plans
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Application No:  CH/13/0449 

Received: 19-Dec-2013 

 

Location: Aldene, Stafford Brook Road, Rugeley 

Parish: Brindley Heath 

Ward: Etching Hill and The Heath Ward 

Description: Two storey side and single storey rear extension to main dwelling 

including external alterations to main building including the increase in height 

and incorporation of dormers; alterations to the outbuildings, including part 

reconfiguration and external alterations to create a games room. 

 

Application Type: Full Planning Application 

 

RECOMMENDATION  Approve Subject to Conditions 

 

 

1. B2 Standard Time Limit 

2. D1   Materials - Details Required 

3. H17  Single Family Dwelling 

4. The windows and doors of the 'smoke house' shall be set back into their openings 

by 500mm. 

 

Reason: 

In the interests of sustaining and enhancing the significance of the historc asset in 

accordance with the NPPF 

5. Notwithstanding the approved plans, details of the proposed septic tank and 

associated works are required prior to the commencement of the development. 

The details should include any replacement landscaping should any of the existing 

be removed as a result of the proposed cess pit and associated works. 

 

Reason 

The existing vegetation makes an important contribution to the visual amenity of 

the area. In accordance with Local Plan Policies CP3, CP14, CP12 and the NPPF. 

6. I2   Exclusion of Extensions 

7. E1   Tree & Hedge Retention 

8. Notwithstanding the approved plans,  the existing access onto Penkridge Bank 

Road shall be resinstated as highway and the gates removed and replaced with 

fencing and landscaping. 

 

Reason 

In the interest of visual amenity of the area and in accrdance with Local Plan 

Policies CP3 Chase Shaping - Design,  CP14 Protecting the Area of Outstanding 

Natural Beauty and CP12 Biodiversity and Geodiversity. 

9. Approved Plans 

 

Informative 

 

Notwithstanding the approved plans, the evidence submitted indicates that bats are 

present within the site and as such,  a license will be required from Natural England to 

undertake the development hereby approved. 
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Reason for referral to Planning Control Committee:  Neighbour request to speak 

at Committee. 

 

EXTERNAL CONSULTATION 

Brindley Heath Parish Council – Objection for the following reasons:  

1) The conversion of the outbuilding into a playroom will still result in a building 

capable of being converted into a habitable dwelling with its own access and 

garden. This outbuilding is of historic value and should be preserved with no 

form of alterations / extension allowed; 

2) National and Local policy contains protection against inappropriate 

development in the Green Belt. The extension and alteration of the existing 

building is considered inappropriate; 

3) Even with the reduction of one bedroom, the proposed extension is considered 

far too large and inappropriate in its massing. The proposal exceeds the 

maximum 50% allowed by C2 of the Local Plan (1997) as the dwelling 

already has a rear extension; 

4) The proposal overwhelms the adjoining property and is totally out of 

character. Given its prominent position would be out of character with the 

cottages and houses along Stafford Brook Road.  

 

AONB Unit –    No objection subject to condition regarding materials 

 

INTERNAL COMMENTS 

Environmental Health – No objection 

Environmental Services – No formal response to date however, confirmation that 

a bat license will be required from Natural England 

prior to the works being carried out  

Conservation Officer -  There appears to be a non-designated heritage asset with 

a degree of heritage significance. The smoke house is 

small and in part comprises two storeys, constructed 

from brick and tile and standing away from the rear of 

the cottage. A structural survey confirms it is 

structurally sound and could be converted. Whilst a 

considerable amount of refurbishment is likely to be 

required, if carried out sympathetically the amended 

proposals are designed to maintain the distinctive 

appearance and character of the building, and in the 

case of such a building this offers the best option for its 

conservation. No objection subject to conditions.  
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RESPONSE TO PUBLICITY 

Adjacent occupiers notified and a site notice posted with 3 letters of objection 

received from the same objector, in summary the objections are: 

• The proposal whilst amended still remains out of character with the original 

two bedroom property; 

• The proposed increase in roof height adjacent the chimney is still too high. A 

survey carried out on the adjacent dwelling (Harral) highlights concerns about 

the stability of the chimney; 

• The smoke house has been there since 1845 and is only one of three left in the 

area and should be conserved; 

• Question of bats on the site.  

 

1.0 SITE AND SURROUNDINGS 

1.1 The application site comprises a semi–detached dormer bungalow and 

associated outbuildings known as Aldene, along Stafford Brook Road. The 

curtilage comprises approximately 1050m² and the host dwelling itself a 

footprint of  approximately 76.5m². 

 

1.2 The existing dwelling occupies a prominent position located to the immediate 

rear of the highway within close proximity to the junction with Penkridge 

Bank Road.  The 2 bedroom dwelling has fallen into a state of disrepair. The 

dwelling adjoins a two storey dwelling which already benefits from previous 

extensions and alterations.    

 

1.3 The outbuilding to the middle of the application site comprises a former 

‘smoke house’.  A smoke house being a building where game was hung and 

smoked for days at a time. The smoke house is a small detached building and 

in part comprises two storeys, constructed from brick and tile and standing 

away from the rear of the cottage. The floorspace for the smoke house 

comprises some 38m².  

 

1.4 The remaining outbuildings comprise a detached garage, domestic shed and a 

corrugated metal structure sited adjacent the boundary with Penkridge Bank 

Road. These buildings cover a floor area of some 41m². 

 

1.5 The site is within the Green Belt and Area of Outstanding Natural Beauty. 

 

 

2.  PROPOSAL 

2.1.   The application is for the demolition of the existing detached garage, shed and 

outbuilding sited adjacent Penkridge Bank Road and for alterations to the 

existing dwelling, the erection of a two storey extension to the side and a 
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single storey rear extension.  Extension  and conversion of the ‘smoke house’ 

to a games room and a new detached garage, adjacent to the existing dwelling. 

2.2 The roof over the host dwelling will be raised by 1.6m to facilitate more 

useable roof space to be used for bedrooms. The existing dormer window on 

the front roof slope will be removed and replaced with three new dormers each 

with a low pitched roof. The increase in roof height and the insertion of 

dormer windows will facilitate 3 bedrooms and one bathroom on the first 

floor.  

2.3 The two storey extension will be constructed to the side with a 2m set back 

from the front wall. The footprint of the proposed two storey extension will 

have a width of 3.7m and a depth of 6.7m. The proposed two storey extension 

will provide additional living space on the ground floor with a further 

bedroom to the first floor, providing a total of 4 bedrooms.  

2.4 The existing single storey element of the host dwelling will also be 

demolished and replaced with a new single storey extension comprising a 

similar footprint to that being replaced (2.6m x 3.8m). The single storey 

extension will be incorporated to the rear of the two storey side extension. The 

proposed roof would be altered from a flat roof to a pitched roof at the height 

of  4.5m (to the ridge), approx 1.5m (at the highest point) higher than the 

existing roof. 

2.5 The existing smoke house will be made good with some alterations required to 

facilitate its conversion into a ‘games room’ to be used as ancillary to the host 

dwelling. Whilst the proposal will (in part) increase the height of the smoke 

house by replacing the flat roofs with pitched roofs, the footprint will be 

reduced by removing the corrugated building that adjoins the rear elevation. 

The main 2 storey tower will be retained. The footprint of the smoke house 

will be reduced from 38m² to 25m².  

2.6 A detached garage is also proposed to the side of the host dwelling adjacent 

the proposed two storey extension. The proposed garage comprises a typical 

design of single storey garage with a pitched roof. The overall footprint of the 

proposed garage measures 3m x 5m and will be constructed to a height of 

3.7m. 

2.7 A new septic tank will be located to the south of the application site within a 

currently landscaped part of the curtilage.  

2.8 The design of the dwelling has been amended since it was originally submitted 

in December. The scale and mass of the two storey extension has been 

reduced, the design of the proposed extension has also been simplified, the 

septic tank has been included in the proposal and the alterations to the smoke 

house have been minimised and the conversion will be to provide an ancillary 

games room and not a granny annex.  

 

3.0 PLANNING POLICY 
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3.1  Cannock Chase Local Plan (Part 1) 2014 

CP1 - Strategy – the Strategic Approach 

 The overall strategy is to direct housing and employment development to 

urban areas in proportion to population sizes at the start of the plan period and 

protect the Cannock Chase AONB and other green infrastructure. Seeks to 

ensure proposals form appropriate development within the Green Belt to a 

design in keeping with its surroundings.  

 

 CP3 - Chase Shaping – Design 

High quality design will be a requirement of all development. Particular facets 

of good design will include response to climate change challenges, providing 

access for all and designing out crime. Greater emphasis on identity of place 

will be guided via a Design Guide SPD. 
 

 CP12 - Biodiversity and Geodiversity 

The safeguarding of sites and species according to their international, national 

and local status and the protection, conservation and enhancement of habitats 

are fundamental requirements alongside development ensuring any adverse 

impacts are mitigated.  

 

 CP14 - Landscape Character and Cannock Chase Area of Outstanding Natural 

Beauty (AONB) 

Consideration of landscape character will be required in all developments. In 

particular sensitive development will be required in or near the Cannock 

Chase AONB guided by the AONB Management Plan. CP14 states that :“.....  

“Development proposals, including those for appropriate development within 

the Green Belt, within the AONB and, must be sensitive to the distinctive 

landscape character and ensure they do not have an adverse impact upon 

their setting through design, layout or intensity. Development proposals for 

extensions to and replacements of existing buildings within the Green Belt will 

be expected to demonstrate sympathy with their location through size, 

appearance and landscape impact mitigation. The ground floor area of any 

proposed extension or replacement building should not normally exceed that 

of the original property by more than 50%. Positive consideration will be 

given to developments which enhance their setting and character within these 

parameters....” 

 

 CP15 - Historic Environment 

Safeguarding the District’s historic sites, buildings, features and 

archaeological remains will be an important consideration in development 

maintaining an appropriate balance between conservation, re-use and new 

development. Rugeley is a particular focus, where built heritage will help 

guide the regeneration of the town centre. 

 

 

  National Planning Policy Framework (NPPF)   
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The NPPF sets out the Government’s position on the role of the planning 

system in both plan-making and decision-taking. It states that the purpose of 

the planning system is to contribute to the achievement of sustainable 

development, in economic, social and environmental terms, and it emphasises 

a “presumption in favour of sustainable development”. 

 

Delivering a wide choice of high quality homes 

  

Paragraph 50 seeks to deliver a wide choice of quality homes and states local 

planning authorities should plan for a mix of housing. 

 

Paragraph 53. LPA’s should consider the case for setting out policies to resist 

inappropriate development of residential gardens, for example where 

development would cause harm to the local area. 

 

Requiring good design 

 

Paragraph 56 attaches great importance to the design of the built environment 

and states good design is a key aspect of sustainable development, is 

indivisible from good planning, and should contribute positively to making 

places better for people. 

 

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

high quality and inclusive design. 

 

Paragraph 58 states planning policies and decision should aim to ensure that 

development meet criteria including: 

 

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

- Establish a strong sense of place 

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

surroundings and materials 

- Are visually attractive as a result of good architecture and appropriate 

landscaping 

 

Paragraph 64. Permission should be refused for development of poor design 

that fails to take the opportunities available for improving the character and 

quality of an area and the way it functions. 

 

Protecting Green Belt land 

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

permanently open. 

 

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

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

- to prevent neighbouring towns merging into one another 

- to assist in safeguarding the countryside from encroachment 

- to preserve the setting and special character of historic towns 
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- to assist in urban regeneration by encouraging recycling of derelict and 

other urban land 

 

Paragraph 87; Inappropriate development is harmful to the Green Belt and 

should not be approved except in very special circumstances. 

 

Paragraph 88; When considering any planning application, local planning 

authorities should ensure that substantial weight is given to any harm to the 

Green Belt…….. ‘Very special circumstances’ will not exist unless the 

potential harm to the Green Belt by reason of inappropriateness, and any other 

harm, is clearly outweighed by other considerations. 

 

Paragraph 89; New buildings are inappropriate in the Green Belt. Except: 

- the extension or alteration of a building provided that it does not result in 

disproportionate additions over and above the size of the original building. 

 

Conserving and enhancing the natural environment 

Paragraph 115. Great weight should be given to conserving landscape and 

scenic beauty in National Parks, the Broads and Areas of Outstanding Natural 

Beauty, which have the highest status of protection in relation to landscape 

and scenic beauty. The conservation of wildlife and cultural heritage are 

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

National Parks and the Broads. 

 

Paragraph 118. When determining planning applications, local planning 

authorities should aim to conserve and enhance biodiversity… 

 

Conserving and enhancing the historic environment 

Paragraph 135. The effect of an application on the significance of a non-

designated heritage asset should be taken into account in determining the 

application. In weighing applications that affect directly or indirectly non 

designated heritage assets, a balanced judgement will be required having 

regard to the scale of any harm or loss and the significance of the heritage 

asset. 
 
 

4.  DETERMINING ISSUES 

4.1.  The determining issues for the application are: 

 

Principle of development and Green Belt considerations 

Impact on the AONB 

Design and landscaping 

Access and parking. 

Impact on the amenity of neighbouring occupiers  

Impact on a non-designated heritage asset  

Impact on protected species 
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4.2 Principle of development and Green Belt considerations: The application site 

comprises an established dwelling. In principle, extensions to existing 

dwellings are supported.  However, in this Instance the dwelling is in the 

Green Belt.   New development in the Green Belt, with the exception of 

certain types of development is inappropriate within the Green Belt and is by 

definition, harmful to the Green Belt and should not be approved except in 

very special circumstances. Both National and Local Policies provide 

guidance as to what is and what is not inappropriate development, as detailed 

below: 

 

The NPPF states that ….. 

 

“…..the construction of new buildings is inappropriate in the Green Belt. 

Exceptions to this are (amongst others):-  

 

• The extension or alteration of a building provided that it does not 

result in disproportionate additions over and above the size of the 

original building; 

 

4.3 Local Plan Policy CP14 states….. 

“.....Development proposals for extensions to and replacements of existing 

buildings within the Green Belt will be expected to demonstrate sympathy 

with their location through size, appearance and landscape impact 

mitigation. The ground floor area of any proposed extension or replacement 

building should not normally exceed that of the original property by more 

than 50%.....” 

 

4.4 The policies highlighted above refer to buildings within the Green Belt 

including dwellings. In this instance, the application site comprises of a 

dwelling which includes outbuildings including a former smoke house, garage 

and storage buildings within the curtilage of the site. Several of the 

outbuildings will be demolished and the footprint incorporated in to the 

proposed extensions of the dwelling. The combined footprint of the dwelling 

and outbuildings is currently 149.5m², the outbuildings to be removed equate 

to 53m² therefore, the proposed two storey extension and detached garage 

equate to an increase in floor space of 48% as such, the proposal is considered 

to be a proportionate addition to the host dwelling and in accordance with both 

the NPPF and the Local Plan.  

 

4.5 Furthermore, the NPPF states that the fundamental aim of Green Belt policy is 

to prevent urban sprawl by keeping land permanently open. The character of 

the area comprises an open and spacious setting where dwellings are generally 

set within generous plots. In this instance, the application proposes to 

demolish two existing outbuildings in order to extend the dwelling to form a 

family home with a detached garage and games room. As such, it is 

considered that the proposed development would increase the openness of the 

Green Belt by removing the outbuildings and bringing development within 

close proximity of the original dwelling.  
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4.6 It is noted that the overall mass of the development will be increased by the 

proposal. The existing dwelling is a single storey dwelling with rooms in the 

roof space. The alterations would raise the height of the roof by 1.6m and a 

two storey extension would be constructed to the side.  However, when 

viewed against the adjoining dwelling (Harral), the host property would 

remain subordinate and would not appear as a disproportionate addition to the 

host dwelling and thus would retain the character of the pair of semi-detached 

dwellings. The site also benefits from existing landscaping to the front and 

side boundaries.  As such, it is considered that the mass of the proposed 

building would be absorbed by the overall size of the application site and 

existing landscaping. 

 

4.7 Impact on AONB: Local Plan Policies CP3 & CP14 seek new development, 

where acceptable, to not result in an undesirable intrusion that would damage 

the integrity of the AONB. This is also supported by the NPPF which gives 

great weight to conserving landscapes and scenic beauty in Areas of 

Outstanding Natural Beauty.  In this instance, it is considered that the  

proposal will not encroach further into the AONB being within a residential 

curtilage, nor cause any further urbanisation, because it is a subordinate 

extension to an existing dwelling, which retains its original form. The 

proposed extension would be constructed in materials to match the host 

dwelling and would tidy up the existing dwelling. Therefore, with suitable 

landscaping conditions the proposed development would not have an adverse 

impact on the character and appearance of the AONB. 

 

4.8 Design and landscaping: Local Plan Policy CP3 seeks to ensure new 

development is well related to existing buildings and their surroundings in 

terms of design, scale and materials. The NPPF states that new development 

should be of good quality design, reflecting local character whilst not stifling 

exceptional and innovative architectural design. 

 

4.9 The character of the area comprises an open and spacious setting where 

dwellings are generally of various sizes and designs set within generous plots. 

There is no particular architectural style that the surrounding properties 

conform to. There are a number of substantial dwellings in the wider vicinity 

of the application site.  It is considered that the proposed alterations are 

sympathetic to the original dwelling in design terms and will complement and 

improve the overall appearance of the host dwelling and enhance the character 

and appearance of the site and the wider area. 

 

4.10 The neighbouring dwelling to the application site is the adjoining dwelling 

(Harral), located to immediate north. This adjoining property is taller that the 

host dwelling by some 2.8m. The proposed increase in height of the host 

dwelling by 1.6m would still ensure that the host dwelling remains subordinate 

to the adjoining dwelling. 

 

4.11 To the south eastern corner of the application site is a parcel of land which has 

been landscaped with trees, shrubs and vegetation. This landscaping is not 

protected however; there is no indication within the application that this 
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landscaping will be removed. A condition has been recommended for details 

of the septic tank to be submitted to and approved by the planning department 

to ensure the proposal does not result in a detrimental impact to this 

landscaping.   A condition to ensure the landscape is retained has been 

recommended.  

 

4.12 Access and Parking The existing access is to be retained and along with the 

proposed garage the site would have sufficient space to provide three parking 

spaces, to meet the needs of the proposed dwelling as extended. 

 

4.13 Impact on amenity of neighbour: The only neighbouring dwelling to the 

application site is the adjoining dwelling (Harral), located to immediate north. 

Some concern has been raised as to the stability of the chimney however, this 

would be considered under the Party Wall Act which would be considered at 

the building regulations and construction phase.  

 

4.14 The dormer windows proposed to the rear of the site are acceptable and would 

provide views to the rear garden of the host dwelling. The shared boundary to 

the rear of the application site is of an irregular profile, which results in the 

rear garden of the neighbouring dwelling (Harral) being set, in part, behind the 

host dwelling. The Council’s Supplementary Planning Guidance (SPG1) – 

Residential Extensions Design Guide stipulates that side facing windows 

should not overlook neighbouring properties at a distance of 10m. Whilst the 

proposed windows would not be sited within a side elevation the principal of 

overlooking of the neighbouring property is comparable. In this instance, the 

first floor window proposed adjacent dwelling is a skylight in order to retain 

the privacy and prevent overlooking for the occupiers of the adjoining 

dwelling.   

 

4.15 The two storey extension would be constructed away from the adjoining 

dwelling and as such, would not give rise to any overlooking or overbearing 

impacts.  

 

4.16 The conversion of the smoke house could be carried out under permitted 

development. The alterations required in order to facilitate the conversion 

would require planning permission and include changing the existing flat roof 

to a pitched roof resulting in an increase in height of 1.2m. This increase in 

height results in the smoke house being 3.1m in height immediately adjacent 

the shared boundary. The insertion of the window in the front elevation of the 

smoke house would be 15m from the rear elevation (extension) and would 

give views of the rear elevation of the host dwelling and part of the host rear 

garden.  

 

4.17 The smoke house is located on higher ground than the host dwelling and the 

adjoining property however, it is approximately 16m from the rear elevation of 

the adjacent dwelling and part screened by an existing boundary wall.  As 

such, the proposed conversion of the smoke house into a games room for 

purposes ancillary to the host dwelling will not result in any material impact 

on the amenity of the occupiers of the adjacent dwelling.  A condition has 
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been recommended to ensure the games room remains ancillary to the host 

dwelling for the life of the development.  

 

4.18 Impact on a non-designated heritage asset; The smoke house to the rear is a 

non-designated heritage asset with a degree of heritage significance. The 

alterations required in order to facilitate the conversion include changing the 

existing flat roof to a pitched roof and removing a metal structure to the rear. 

A structural appraisal was submitted which stated that the building was 

structurally sound and could be converted. Whilst a considerable amount of 

refurbishment is likely to be required, if carried out sympathetically the 

amended proposals are designed to maintain the distinctive appearance and 

character of the building, which is considered the best option for its 

conservation therefore the proposal accords with Local Plan Policy CP15 and 

the NPPF. 

 

4.19 Impact on protected species: A bat survey was submitted with the application 

which gives evidence of bats being present. As such, a license will be required 

from Natural England to undertake the development proposed. 

 

5.0 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. 

 

6.0 Conclusion 

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

Framework the local planning authority has worked with the applicant in a 

positive and proactive manner to approve the proposed development, which 

accords with the National Planning Policy Framework for the following 

reasons:  

 

6.2 The proposal is for extensions and alterations to the existing dwelling and 

therefore not inappropriate development within the Green Belt. The increase 

in floor space by 48% is less than the permitted 50% as set out within the 

Local Plan.   

 

6.3 Although the application site is within the AONB, in this instance, the 

application site is in an established residential curtilage. As such, it is 

considered that the proposal will not encroach further into the AONB, nor 

cause any further urbanisation and therefore would have no significant adverse 

impact on the character and appearance of the AONB. 

 

6.4 The design of the proposed alterations and extensions is of high quality 

(subject to agreeing materials).  The removal of the existing outbuildings will 

improve the openness of the Green Belt and appearance of the application site 

and wider area.  The refurbishment and alterations to the ‘smoke house’ would 
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safeguard and conserve a non-designated heritage asset. 

 

6.5 The proposed development would have no significant material adverse impact 

on the neighbouring property and occupiers thus complies with the Council’s 

daylight and privacy standards.  

 

6.6 The proposed development as such, is acceptable and accords with the Local 

Plan and the NPPF. 
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CH/14/0185

Land to the rear of 5 St John’s Close, Cannock

Residential development – erection of a detached dormer bungalow

3 neighbour objections 
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Proposed Site Plan
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Proposed Elevations
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Proposed Floor Plans
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Application No:  CH/14/0185 

Received: 02-Jun-2014 

 

Location: Land to the rear of 5, St. Johns Close, Cannock 

Parish: Non Parish Area 

Ward: Cannock South Ward 

Description: Residential Development:- Erection of a detached dormer bungalow. 

 

 

Application Type: Full Planning Application 

 

RECOMMENDATION  S 106, Then Approval with Conditions 

 

Reasons for the Grant of Permission 

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

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

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

the National Planning Policy Framework. 

 

 

 

1. B2 Standard Time Limit 

2. D1   Materials - Details Required 

3. E12 Landscape Implementation 

4. E15 Landscape Maintenance 

5. C16  Parking Spaces at Dwellings 

6. Before first occupation of the development hereby approved, a scheme detailing a 

means of obscuring or replacing the first floor rear facing principal window to 

number 5 St John's Close shall be submitted to, and approved in writing by the Local 

Planning Authority.  The scheme shall then be implemented and retained for the life 

of the development.  

 

Reason 

To protect the amenity of the future occupiers of the approved dwelling and to ensure 

compliance with Local Plan Policies CP1, CP3 and the NPPF. 

 

7. I2   Exclusion of Extensions 

8. Approved Plans 

 

 

Reason for referral to Planning Control Committee: Councillor call-in due to 

residents’ concerns over parking and access 

 

EXTERNAL CONSULTATIONS 

 

Staffordshire County Highways no objections 
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INTERNAL COMMENTS 

 

Environmental Protections no objections  

 

Planning Policy no objection  

 

Trees, Landscape and Countryside no objection subject to conditions  

 

 

RESPONSE TO PUBLICITY 

 

Site notice and adjacent occupiers notified with 3 letters of objection received.  Issues 

raised regarding:- 

• Lack of parking shown on the plans  

• Blocking rear access to neighbouring property  

 

 

RELEVANT PLANNING HISTORY  

 

None 

 

1. SITE AND SURROUNDINGS  

 

1.1. The application site comprises part of the rear garden area of 5 St Johns Close, 

Cannock.   

  

1.2. The application site is level, broadly rectangular and measures approximately 

250sq m.  The site has a frontage onto an unadopted part of St Johns Close to 

the rear of the existing property. 

 

1.3. To the south of the site is the existing dwelling on the site and the neighbouring 

bungalow which back onto the application site.  To the west and north are 

further two-storey semi-detached properties with gardens backing towards the 

application site.  To the north and east of the application site is the highway and 

a development of modern two storey flats.  

 

1.4. Immediately to the north-west of the site is a rear access to number 131 

Wolverhampton Road which partially cuts across the site.  

 

1.5. The streetscene is characterised by the rear boundary fences of properties facing 

Wolverhampton Road and St Johns Close and garage blocks serving the flats. 

 

1.6. The existing property (5 St Johns Close) is also owned by the applicant and has 

one rear facing principal window at first floor level.  
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2. PROPOSAL  

 

2.1. The proposal is for a dormer bungalow comprising a living room, kitchen/dining 

room, bathroom and three bedrooms on the ground floor and a fourth bedroom 

and a bathroom on the first floor.  

  

2.2. The proposed dwelling measures 11.2m by 8.7m with a pitched roof to a height 

of 5.7m with an eaves height of 2.25m.  It is of a slightly irregular shape with 

front and side projections and would be set 4.2m back from the edge of the 

highway with 3 off-street parking spaces available.  

 

2.3. The front of the site would be landscaped with ornamental shrubs and a rowan 

tree with the back garden lawned with a second tree planted.  

 

3. PLANNING POLICY  

 

3.1. Section 38 of the Planning and Compulsory Purchase Act 2004 requires 

planning applications to be determined in accordance with the provisions of the 

Development Plan, unless material considerations indicate otherwise.   

  

3.2. The Development Plan currently comprises the Cannock Chase Local Plan (Part 

1) 2014 

 

3.3. Other material considerations relevant to assessing current planning applications 

include the National Planning Policy Framework (NPPF) and Supplementary 

Planning Guidance/Documents. 

 

Cannock Chase Local Plan (Part 1) 2014)  

 

3.4. CP1 - Strategy – the Strategic Approach 

The overall strategy is to direct housing and employment development to urban 

areas in proportion to population sizes at the start of the plan period and protect 

the Cannock Chase AONB and other green infrastructure. Within this approach 

Cannock’s role as a strategic sub-regional town centre is supported via 

provision for most comparison retail development. The national presumption in 

favour of sustainable development is restated. For housing, the Local Plan 

strategy will sit within the wider strategy for south-east Staffordshire which 

aims to meet a minimum housing requirement for this area focusing housing 

delivery on settlements. 

 

3.5. CP3 - Chase Shaping – Design 

High quality design will be a requirement of all development. Particular facets 

of good design will include response to climate change challenges, providing 

access for all and designing out crime. Greater emphasis on identity of place 

will be guided via a Design Guide SPD and development briefs will be drawn 
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up for urban extensions and Cannock and Norton Canes centres. Management 

Plans for Conservation Areas will be produced as SPD. 

 

3.6. CP7 - Housing Choice 

Delivery of affordable housing is prioritised by the Council for the District. 

Both the Cannock and Rugeley housing markets also need to be balanced by 

building more smaller dwellings suitable for younger people as well as larger 3 

and 4 bedroom homes. The ageing District population profile means that 

housing elderly people will be increasingly important during the plan period. 

Providing a choice of options including supported independent living, sheltered 

accommodation and care homes including ‘extra care’ developments is 

identified as the way forward. Providing for the accommodation needs of 

Gypsies, Travellers and Travelling Showpeople is also an identified priority 

with an area of search identified for sites along the A5 corridor. 

 

Affordable housing financial contribution for 1 -14 dwellings and on-site 

provision 15+ 

 

3.7. CP13 - Cannock Chase Special Area of Conservation (SAC) 

Protection of all internationally important habitats and species, in particular the 

Cannock Chase SAC, is informed by the findings of a Habitats Regulations 

Assessment. As a result, all housing development will be required to provide 

appropriate mitigation measures, potentially including provision of Suitable 

Alternative Natural Green Space (SANGS). 

 

 National Planning Policy Framework  

  

3.8. The NPPF sets out the Government’s position on the role of the planning system 

in both plan-making and decision-taking. It states that the purpose of the 

planning system is to contribute to the achievement of sustainable development, 

in economic, social and environmental terms, and it emphasises a “presumption 

in favour of sustainable development”. 

 

3.9. All the core planning principles have been reviewed and those relevant in this 

case are that planning should: 

- not simply be about scrutiny, but instead be a creative exercise in finding 

ways to enhance and improve the places in which people live their lives;- 

proactively drive and support sustainable economic development to deliver 

the homes, business and industrial units, infrastructure and thriving local 

places that the country needs. Every effort should be made objectively to 

identify and then meet the housing, business and other development needs of 

an area, and respond positively to wider opportunities for growth. Plans 

should take account of market signals, such as land prices and housing 

affordability, and set out a clear strategy for allocating sufficient land which 

is suitable for development in their area, taking account of the needs of the 

residential and business communities; 
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- always seek to secure high quality design and a good standard of amenity for 

all existing and future occupants of land and buildings; 

- encourage the effective use of land by reusing land that has been previously 

developed (brownfield land), provided that it is not of high environmental 

value; 

 

3.10. Key provisions of the NPPF relevant in this case:  

 

3.11. The NPPF confirms that a plan-led approach to the planning system and that 

decisions must be made in accordance with the Development Plan. In particular 

the following NPPF references are considered to be appropriate. 

 

3.12. Paragraph 49. Housing applications should be considered in the context of the 

presumption in favour of sustainable development. 

 

3.13. Paragraph 50 seeks to deliver a wide choice of quality homes and states local 

planning authorities should plan for a mix of housing. 

 

3.14. Paragraph 53. LPA’s should consider the case for setting out policies to resist 

inappropriate development of residential gardens, for example where 

development would cause harm to the local area. 

 

3.15. 7. Requiring good design 

 

3.16. Paragraph 56 attaches great importance to the design of the built environment 

and states good design is a key aspect of sustainable development, is indivisible 

from good planning, and should contribute positively to making places better for 

people. 

 

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

quality and inclusive design. 

 

3.18. Paragraph 58 states planning policies and decision should aim to ensure that 

development meet criteria including: 

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

- Establish a strong sense of place 

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

surroundings and materials 

- Are visually attractive as a result of good architecture and appropriate 

landscaping 

 

3.19. Paragraph 64. Permission should be refused for development of poor design that 

fails to take the opportunities available for improving the character and quality 

of an area and the way it functions. 

 

Residential Extensions Design Guide  
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3.20. This supplementary planning guidance details what is required to ensure that 

development is of the highest design standards and that amenity of neighbouring 

residential properties will be protected.  Although the title refers to extensions 

the principles within the guide can be applied to all residential development.  It 

includes the following minimum separation distances –  

• Facing principal windows should be separated by at least 21.3m (70ft)  

• There should be no obstruction of light above a vertical angle of 25° 

measured from the centre of the windowsill within any horizontal sweep 

of 45° excluding the angle within 45° of the windowpane.  The 

measurement for patio windows is taken at a height of 1.2m above floor 

level. – This standard will not be applied to side facing windows, 

however some account of daylight to these windows will need to be 

taken. 

• Where the side of one dwelling faces the rear of a neighbouring 

property, as a guideline the minimum distance between the two-storey 

parts of each dwelling should be 13.7m (45ft) to avoid any overbearing 

effect.  This distance can be reduced if the proposed development is on 

lower ground or only extends partially across the facing windows.  A 

minimum distance of 12.2m (40ft) should be achieved.  

 

Parking Standards, Travel Plans & Developer Contributions for Sustainable 

Transport (SPD)  

  

3.21. This document sets out the maximum number of parking spaces required for 

new development.  Specifically it requires new two or three bedroom dwellings 

to provide 2 off-street parking spaces and new four or more bedroom dwellings 

to provide 3 off-street spaces.  

 

 

4. DETERMINING ISSUES 

 

4.1. The determining issues for the application are:- 

• Principle of the development 

• Design  

• Parking provision and access 

• Impact upon neighbours 

• Impact upon Cannock Chase Special Area of Conservation 

• Affordable housing provision 

 

4.2. Principle of the development  The proposed development constitutes green field 

development of garden land.  The NPPF states that it is up to Council’s to set 

policies for protecting garden land where this is required.  There is no specific 

policy within this District preventing development of garden land providing that 

it would be in keeping with the character and layout of the surrounding area and 

it would not result in any adverse impacts upon neighbouring dwellings.  Local 
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Plan Policies CP6, CP7 and the NPPF encourage the construction of new 

residential properties to serve the District, primarily within existing residential 

areas.  Overall, subject to the further considerations below, the principle of the 

development is considered acceptable.  

 

4.3. Design   The proposed dwelling would have a fairly simple design of brick and 

tile construction to match the neighbouring properties. The dwelling would have 

a similar finished height to the neighbouring bungalow (number 7 St Johns 

Close) and be lower than the flats opposite.  The proposal includes a landscaped 

area to the front that would soften the appearance of the dwelling and result in 

an attractive frontage.  The immediate streetscene is generally unattractive and 

the proposal would introduce an active frontage into the streetscene that would 

greatly improve the overall appearance of the area.  The dwelling is of an 

appropriate size and scale given the size of the plot and the size of the nearby 

dwellings.  The location of the dwelling would make efficient use of the land 

whilst not resulting in an adverse impact upon the character of the area and is 

therefore in accordance with Local Plan Policies CP1, CP3 and the NPPF.  

 

4.4. Parking provision and access  The proposal includes off-street parking for 3 

cars. There was some confusion that has led to objections from neighbours as 

the parking spaces were not clearly marked on the original plan.  This has now 

been rectified with an amended plan showing the 3 spaces, in accordance with 

the Parking Standards SPD.  The proposal also retains the rear access to the 

nearest property facing Wolverhampton Road (number 131) and does not 

restrict of block access to any other neighbouring property.  

 

4.5. Impact upon neighbouring dwellings The proposed dwelling will be sited 16.5m 

from the rear of the main part of number 5 St John’s Close.  To ensure that there 

will be no overlooking from the existing property towards the proposed 

dwelling a condition has been attached requiring a scheme for preventing 

overlooking to be submitted to the Council, this could either be by the obscuring 

of the existing first floor window and/or the insertion of a second window on the 

side elevation of the property that would face the gable of the neighbouring 

dwelling at a distance of 4m.  the applicant has agreed to the addition of this 

condition and it is considered necessary to prevent any overlooking of the 

proposed dwelling.  The proposed property includes a single dormer window to 

the front that would look along St John’s Close, there would be some partial 

overlooking of the bottom parts of the gardens of the properties facing 

Wolverhampton Road however given the generous garden sizes (over 30m in 

length), any such overlooking would not be considered to cause any material 

harm to the amenity of the occupiers of these properties.  The proposal complies 

with the daylight standard when measured using the 45° line at a 25° rising 

plane from the neighbouring principal windows (including number 5 St John’s 

Close).  The proposal would also comply with the overbearing requirement 

(minimum 12.2m from the rear windows of a neighbouring property to a 

proposed the side gable) to the properties on Wolverhampton Road and because 
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of the position of the dwelling and its relatively low ridge height, it would not 

have a material impact upon the amenity of any neighbouring property and 

overall is considered acceptable and in accordance with Local Plan Policies 

CP1, CP3, the Residential Extensions Design Guide and the NPPF.  

  

4.6. Impact upon the Special Area of Conservation  The Council has a duty as a 

responsible authority under the Conservation of Habitats and Species 

Regulations 2010 (Habitat Regulations) to ensure that the decisions it makes on 

planning applications do not result in adverse effects on the integrity of the 

Cannock Chase Special Area of Conservation (SAC), which has internationally 

protected status under the Regulations for its unique heathland habitat. 

 
4.7. Evidence shows that the “in combination” impact of proposals involving a net 

increase of one or more dwellings within a 15 kilometre radius of the SAC 

would have an adverse effect on its integrity. The effects comprise additional 

damage from visitor use and vehicle emissions. So the Local Planning Authority 

would not be complying with their duty under the Habitat Regulations if 

planning permissions were granted without appropriate mitigation being secured 

prior to developments being built. Therefore, applications proposing a net 

increase in housing development of between 1 and 50 units are subject to a 

Unilateral Undertaking proposing a financial contribution for mitigation of the 

impact of the development on the SAC of £450 per dwelling in the 0-8 

kilometre zone (which includes the whole of Cannock Chase District apart from 

Little Wyrley) and £300 per dwelling in the 8-15 kilometre zone. 

 
4.8. As this application is for the net addition of 1 dwelling and is within 0-8 

kilometres of the SAC; a financial contribution of £450 is required. 

  

4.9. Affordable housing provision  Under Local Plan Policy  CP7 all new residential 

schemes should include an element of affordable housing – for site of up to 15 

dwellings this should be by way of a financial contribution for off-site 

provision.  The Council has decided however that in the current economic 

climate, and given the viability issues that are often associated with small-scale 

developments, this requirement will not be applied for proposals of 1-4 

dwellings such as this application.  As such there is no requirement for an 

affordable housing contribution.   

 

5. HUMAN RIGHTS ACT 

 

5.1. The proposals set out in this report are considered to be compatible with the 

Human Rights Act 1998.  The recommendation to approve the application 

accords with the adopted policies in the Development Plan which aims to secure 

the proper planning of the area in the public interest.  

 

6. CONCLUSION 
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6.1. The proposal is of good design quality being of an acceptable and efficient use 

of an undeveloped site.  The proposed dwelling is of an appropriate size and 

scale for its location and not having an adverse impact upon the streetscene.   

 

6.2. The proposed development complies with the Council’s parking requirement 

and would not result in access restrictions to any neighbouring properties. The 

proposed property will not have an adverse affect on the neighbouring 

properties complying with the Council’s daylight and privacy standards.  The 

proposed development as such, is acceptable and accords with Local Plan 

Policies CP1, CP3, CP7, CP13, The Residential Extensions Design Guide, 

Parking Standards SPD and the requirements of the NPPF 

 

6.3. A section 106 requirement for the contribution of £450 for SAC mitigation is 

required before consent can be granted.  
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PROPOSED TREE PRESERVATION ORDER at 4 Penk Drive North . 

 TPO NO. 2014/02 

 

1. Purpose of Report 

 

1.1 To seek Members approval to confirm Tree Preservation Order No. 2014/02 

 

2. Background 
 

2.1 The council were contacted by a concerned member of the public about trees 

being felled near the Cannock Chase Area of Outstanding Natural Beauty 

(AONB) in January 2014 

 

2.2 The Tree and Landscape Protection Officer went out to investigate the issue.  

When arriving on site it was immediately obvious that many of the mature 

trees had already been felled.  Information was therefore collected with a view 

to producing a new TPO to protect the remaining trees and thus the character 

of the local area.      

 

2.2 The application site is a large detached property with extensive garden areas 

and off road parking.  The site is within approximately 80m of land designated 

as AONB and open countryside.  The trees therefore have a significant visual 

impact on both the local and the wider environment.     

 

3. Objection to TPO 

 

3.1 The resident would like to object to the TPO as he has had the trees assessed 

by a tree surgeon and the results are that the trees do not merit protection.  The 

method of assessment used was TEMPO which is the same system employed 

by the council.   
 

4. Response to objections 

 

4.1 The trees have been significantly under scored in the tree surgeons assessment 

and come out with a much lower score than that one’s calculated by the TPO 

officer.  As such, the Council’s Urban Forestry Officer was asked to carry out 

and independent assessment to demonstrate whether or not the trees have 

sufficient amenity.  The scores calculated by the TPO officer (TP), the urban 

forestry officer (UF), and the tree surgeon (TS) are as follows: 

 

• T1 – Pine  

o TP – 15 points. 

o UF – 12 points. 

o TS – 6 points. 

 

• T2 – Birch 

o TP – 16 points 

o UF – 14 points 

o TS – 5 points.  
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•  T3 – Pine  

o TP – 18 points 

o UF – 17 points 

o TS – Not applicable  

 

• T4 – Cherry  

o TP – 15 points 

o UF – 17 points 

o TS – 5  

 

• T5 – Cherry  

o TP – 15  

o UF – 15  

o TS – 12  

 

• It is immediately obvious that the scores achieved by both of the 

council’s tree officers are at a similar level whereas those produced 

by the tree surgeon are significantly lower.  Some of the reasons for 

such low scoring will be described below.   

  

4.2 Part 1a of the system looks at condition and suitability of the trees for a TPO.  

The tree surgeon in his report has given this the wrong title and called it 

amenity assessment. The amenity assessment in reality is the combination of 

four individual scores (Part 1a – 1d) which make up the system.  Part 2 is the 

expediency assessment, i.e. the threat to the trees. See appendix 3 for further 

detail 

  

4.3 The tree surgeon has identified T3 as being unsuitable for a TPO due to the 

fact that it is small and as such would be exempt from the requirement to 

submit a section 211 notice for tree works in a conservation area.  This is not 

relevant.  These trees are not in a conservation area and the TPO guidance 

clearly states that trees can be protected by a TPO for their current or their 

future amenity.  In reality this tree is defect free and has the potential to grow 

into an impressive specimen.  It is also visible from the street scene and will 

become more prominent as it develops.        

  

4.4 Part 1b is based on retention span, how much longer the tree can survive in 

that location.  The tree surgeon has declined to include a score for T3 stating 

that he has already demonstrated that the tree does not merit protection in part 

1a as it is too small.  Notwithstanding the fact that this assessment is based on 

a different form of tree protection and is therefore inappropriate, this is not the 

intended use of the TEMPO system.  As a minimum part 1a – 1c must be 

completed and then the accrued score calculated.  The tree surgeon has simply 

abandoned the assessment at the beginning which keeps the score down in an 

unsuitable way.  This is a young pine tree which would easily have the 

potential to reach 100 years of age if maintained properly.  It would therefore 

need to be given the highest score of 5 for retention span = 100yrs+       
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4.5 Part 2 of the TEMPO process is the expediency assessment which is based on 

whether or not the tree is under threat.  The tree surgeon has scored T5 as 

being rated at 1 point.  This indicates that the TPO is a precautionary one and 

that there is no perceivable threat.  This cannot be accurate.  When the site 

visit was carried out the tree surgeon had already felled most of the large trees 

on the site and works was clearly still progressing as much if the arisings had 

not been cleared away.  The TPO was produced to prevent further works to the 

remaining trees.  This shows that there is an ‘immediate threat to the trees’ and 

this would carry an expediency score of 5.  Additionally, if the resident does 

not wish to remove the trees then why is the TPO the subject of an objection.  

T1 – T4 have not been scored as the tree surgeons overall amenity assessment 

does not reach the required score to proceed to part 2.  As noted this is due to 

the fact that the initial part of the survey has been under scored.  This is the 

opinion of both tree officers employed by the council.              

   

 

5. Human Rights Implications 
 

5.1  The proposals set out in this report are considered to be compatible with the 

Human Rights Act 1998. The recommendation to confirm the order is 

considered to be expedient in the interest of amenity as required by S198 of 

the Town and Country Act 1990. This potential interference with rights under 

Article 8 and 1 of the First Protocol have been considered in reaching this 

decision. The objector has a right to make an application to fell or do works to 

the tree which if refused can be appealed to the Secretary of State for Local 

Government, Transport and the Regions. 

 

6. Recommendation 

 

6.1 TPO 2014/02 should be confirmed without modification. 
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Appendix 1 – Plan 

 
 

 

 

.  
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Appendix 2 – view from street scene 
 

 

 
 

Photo taken of trees from the public highway.  The arrows show the position of each of the trees.  

The tree surgeons assessment sates that T4 and T5 have limited view only and therefore score 3  

points for visibility.  These trees are clearly visible to the public as can be seen and should  

therefore score 4 points.      
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Appendix 3 – TEMPO assessment form 

 
      Tree Evaluation Method for Preservation Orders

 (TEMPO)

Surveyor:- Date:- Species:-

Location:-

TPO Ref:- Tree/Group No:- Owner:-

Part 1:-  Amenity Assessment

   5)  Good - Highly Suitable

   3)  Fair - Suitable 

   1)  Poor - Unlikely to be Suitable

   0)  Dead, Dying or Dangerous - Unsuitable *

   5)  100+  Highly Suitable

   4)  40 - 100  Very Suitable  

   2)  20 - 40  Suitable  

   1)  10 - 20  Just Suitable 

   0)  <10 *  Unsuitable  

   5)  Very large trees with some visibility, or prominent trees

   4)  Large trees, or medium trees clearly visible to the public

   3)  Medium trees, or large trees with limited view only

   2)  Young, small, or medium/large trees visible only with difficulty   

   1)  Trees not visible to the public regardless of size

d)   Other Factors.  Must have accrued 7 points or more (with no zeros) to qualify

   5)  Principle components of arboricultural features, or veteran trees

   4)  Tree groups, or members of groups important for their cohesion

   3)  Trees with identifiable historic, commemorative or habitat importance

   2)  Tree of particularly good form, especially if rare or unusual  

   1)  Trees with none of the above redeeming features (inc. those with indifferent form)

Part 2:-  Expediency Assessment   (Must have accrued 9 points or more to qualify)

   5)  Immediate threat to tree

   3)  Foreseeable threat to tree  

   2)  Perceived threat to tree

   1)  Precautionary only

Part 3:-  Decision Guide 

Any 0 scores - do not apply TPO 1 - 6 = TPO indefensible 7 - 10 = Does not merit TPO

12 - 15 = TPO defensible 16+ = Definitely merits TPO

TOTAL SCORE:- 0 DECISION:-

* Relates to existing context and is intended to apply to severe irremediable defects only

c)   Relative Public Visibility and Suitability for TPO.  Consider realistic potential for future visibility with changed land     

Notes:-

Notes:-

b)   Retention Span (in years) and Suitability for TPO.   

*  Includes trees which are existing or are near future nuisance, including those clearly outgrowing 

their context, or are significantly negating the potential of other trees of better quality  

Notes:- 

Notes:- 

Notes:-

a)   Condition and Suitability for TPO.  
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