
CH/16/018 

132, Green Lane, Rugeley 

Retention of boundary fence 

 

 

Site Visit 
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CH/16/045 

77, Hednesford Road, Rugeley 

Residential development: Erection of a 3 bedroom detached house and 

associated access (Resubmission of CH/15/044, Amended Plans) 

 

Site Visit 
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CH/15/0308 

Norton Homestyle, Walsall Road, Norton Canes, Cannock 

Variation of condition 5 of planning permission CH/92/0073 to allow the 

following hours of business: 07:00hrs to 19:00hrs Monday to Saturday and 

10:00hrs to 16:00hrs on Sundays and public holidays. 

Site Visit 
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CH/15/0308 

Land to rear 43 - 57, Broad Street, Cannock 

Outline application for proposed 5no. 1 bed residential units 

 

 

Site Visit 
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TPO NO. 2015/06 

25b Old Penkridge Road, Cannock 

Proposed Tree Preservation Order 

 

 

Site Visit 

ITEM NO. 6.5



CH/16/018 

132, Green Lane, Rugeley 

Retention of boundary fence 

No objections received 

 

ITEM NO. 6.6



Location Plan 
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Photograph of Fence 

ITEM NO. 6.8



 

Application No:  CH/16/018 

Received: 11-Feb-2016 

 

Location: 132, Green Lane, Rugeley 

Parish: Rugeley 

Ward: Western Springs Ward 

Description: Retention of boundary fence 

 

 

Application Type: Full Planning Application 

 

RECOMMENDATION  Refuse for the following reason:- 

 

 

1. The fence, by virtue of its siting and forward projection of the established building 

line would be a strident and incongruous addition in a prominent corner position.  

Furthermore, the fence has resulted in the loss of an attractive area of green space.  

Consequently, the proposal has had an adverse visual impact upon the established 

street scene and character of the area.  Therefore, the development reflects poor 

design, which conflicts with the aims of Local Plan Policy CP3 and the NPPF. 

 

 

Reason for Committee decision: Applicant has requested to speak in support of the 

development 

 

EXTERNAL CONSULTATIONS 

 

Rugeley Town Council –  No objection  

 

Staffordshire County Council Highways – No objection   

 

RESPONSE TO PUBLICITY 

Near neighbours notified, with no letters of objection received. An application was 

invited following a complaint from a resident.  

 

 

1. SITE AND SURROUNDINGS  

 

1.1. The application site comprises a detached two storey dwelling sited within an 

established residential estate in Rugeley.  The dwelling is located in a prominent 

location within the estate, on the corner of Crabtree Lane and Green Lane.  

 

1.2. The principal elevation of the dwelling faces Green Lane, whilst its secondary 

elevation faces Crabtree Lane, this elevation includes an open sided car port, 

with first floor extension over and a side boundary fence.   
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1.3. This side boundary along Crabtree Lane did previously comprise of an open 

grassed verge with tree planting running along a close boarded fence set back 

from the rear of the highway by between 4 to 5m. 

 

1.4. The application site sits at a lower level than Crabtree Way. 

 

 

 

2. PROPOSAL  

 

2.1. The proposal is for the retention of a boundary fence to the immediate rear of 

the footpath along Crabtree Way. 

 

2.2 The fence comprises of a close board design and has been erected to the side 

boundary at a height of 1.8m.   The length of the fence is approximately 18m.  

 

2.3 The applicant states that the fence was erected to stop the grassed verge from 

being littered and prevent dogs fouling on it.  

 

 

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 national presumption in favour of sustainable development is restated.  

 

3.5. CP3 - Chase Shaping – Design 

High quality design will be a requirement of all development. The policy seeks 

all new development to be well related within the development and to existing 

buildings and their surroundings. It continues that new development should 

compliment and enhance the character and appearance of the local area. 

 

 National Planning Policy Framework  

ITEM NO. 6.10



  

3.6. 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”. 

 

3.7. 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. 

 

3.8. 7. Requiring good design 

 

3.9. 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. 

 

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

quality and inclusive design. 

 

3.11. 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 

 

3.12. 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. 

 

3.13. 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. 

 

 

4. DETERMINING ISSUES 

 

4.1. The determining issues for the application are:- 

• Design and impact on the character of the area 

• Impact upon neighbouring dwellings 
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4.2. Design and impact on the character of the area 

 

Crabtree Lane is a main spine road through the residential estate. Due to the 

landscaping and tree planting the overall character is one that is green and open 

due to its open verges and landscaping.  

 

4.3. Therefore, the distinctive feature within the area is the green and open landscape 

buffers that runs along Crabtree Way. The fence as erected projects out at the 

side of the dwelling bringing built development nearer to Crabtree Lane and has 

removed the landscape buffer for a length of approx.18m immediately adjacent 

the host dwelling. The fence as erected has been constructed to the immediate 

rear of the highway which has introduced a harsh feature which is strident and at 

odds with the rest of the road.  The loss of this area of landscaping has failed to 

enhance the character and appearance of the local area and has resulted in a 

strident and incongruous addition in a prominent location, which detracts from 

the street scene and character of the wider area.  Therefore the proposal is 

contrary to Local Plan Policy CP3 and the NPPF, which seek to secure well 

designed developments, which are in keeping with the wider character of an 

area. 

 

4.4. Impact upon neighbouring dwellings The nearest neighbour to the development 

is located to the rear of the application site. Due to the scale, design and location 

of the fence, it does not result in a detrimental impact to the occupiers of this 

property.  

 

4.5. Highway Implications:  Given the corner position of the application site and the 

siting of the proposed side extension, Staffordshire County Highways were 

consulted on this application and Highway Officers raised no objection to the 

fence in terms of highway safety. 

 

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 refuse accords with the 

policies of the adopted Local Plan and the applicant has the right of appeal 

against this decision.  

 

 

6. CONCLUSION 

 

6.1 The fence by virtue of its siting and forward projection of the established 

building line would be a strident and incongruous addition in a prominent 

location.  Furthermore, the fence has resulted in the loss of an attractive area of 

green space.  Consequently, the proposal has had an adverse visual impact upon 

the established street scene and character of the area.  Therefore, the 
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development reflects poor design, which conflicts with the aims of Local Plan 

Policy CP3 and the NPPF. 
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CH/16/045 

77, Hednesford Road, Rugeley 

Residential development: Erection of a 3 bedroom detached house and 

associated access (Resubmission of CH/15/044, Amended Plans) 

1 letter of objection received 
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Location Plan 
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Site Plan 
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Proposed Ground Floor Plan 
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Proposed First Floor Plan 
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Proposed Elevations 
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Proposed Street Scene 
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Removal of Trees & Hedges 
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Planning Control Committee – 13 April 2016 

 

Application No:  CH/16/045 

Received: 05-Feb-2016 

 

Location: 77, Hednesford Road, Rugeley 

Parish: Rugeley 

Ward: Hagley Ward 

Description: Residential development: Erection of a 3 bedroom detached house and 

associated access (Resubmission of CH/15/044, Amended Plans) 

 

Application Type: Full Planning Application 

 

RECOMMENDATION  Refuse for the following reason:- 

 

 

1. The proposed development would result in a building of a different scale and 

proportion to it's neighbours. This effect is compounded further by the narrowness 

of the resulting plot/dwelling and tight appearance up to neighbouring buildings 

with little relief, unlike neighbouring dwellings which possess more space about 

them. As such the proposal is judged to appear out of keeping with the character 

and setting of the wider area and thus fails to accord with the emphasis of Local 

Plan Policy CP3 and the NPPF Section 7, which is about securing high quality 

design, which is informed by the context of its surroundings. 

 

Reason for Committee decision: Objection from Rugeley Town Council and Applicant 

request to speak  

 

EXTERNAL CONSULTATIONS 

 

Rugeley Town Council  

The Committee felt that there would be an impact on the street view and asked that if 

granted strict control on the materials be required  

 

Staffordshire County Highways   

No objections subject to conditions regarding providing the parking shown on the 

submitted plans and providing adequate driveway width. Comments are offered that 

whilst the turning within the site may not be possible (in common with neighbouring 

properties), the drive does provide for 2 off street spaces.  

 

INTERNAL CONSULTATIONS 

 

Environmental Health - No objections  

 

Housing Strategy - A financial contribution towards affordable housing would be 

required in accordance with the adopted formula set out within the Developer 

Contributions and Housing Choices SPD.  
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RESPONSE TO PUBLICITY 

Site notice displayed and adjacent occupiers notified. 1 No. letter of objection has been 

received in relation to the application as originally submitted and in summary raises the 

following matters:  

• Points out discrepancies within the submitted details and the description of the 

development within the application form 

• Concerns regarding the impact upon the neighbouring dwelling  

• Concerns regarding future extensions to the property and potential impacts 

• The windows to the proposed dwelling will look out onto a brick wall and fence. 

Is this allowed?  

• Concerns regarding the design of the property and the integration with the context 

of the development. The house will be much thinner than existing properties and 

will be 'squashed in.'   

 

Amended details correcting errors in the submissions and clarifying the matters raised 

were subsequently received. The description of the development was also amended by the 

agent to reflect 'three bedrooms' not four as originally stated within the application form. 

Reconsultation letters were sent out on 16 March 2016 informing respondents of an 

additional 14 days for comments on the amended plans. No further comments have been 

received.  

 

 

RELEVANT PLANNING HISTORY 

 

CH/15/0044 - Application for Erection of a 4 bedroom detached house and associated 

access. The application was slightly different than the current proposals in that it sat 

immediately adjacent to the existing house. Application Refused 27 May 2015 for the 

following reasons:  

 

1. The proposed development by virtue of its layout, design and scale would result 

in a near continuous and cramped form of development, which would be out of 

keeping with the established design / character of the wider area.  Consequently, 

the proposed development would have an adverse impact on the street scene and 

visual amenity of the wider area.  As such, the proposal represents poor design 

and conflicts with the aims of Local Plan Policy CP3 and the NPPF, which seek 

to secure high quality design in new developments. 

 

2.  Insufficient information has been submitted with the planning application to 

demonstrate that the proposed development will not have a detrimental impact on 

existing mature trees within the curtilage of the application site.  As such, the 

proposal conflicts with Local Plan Policies CP3, CP12 and the NPPF. 

 

CH/05/0786 - Proposed infill dwelling on land to rear of No. 77 Hednesford Road. 

Refused on the due to its poor siting and relationship to existing residential properties 

surrounding the site.  
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The development results in a cramped appearance and potential overlooking of 

neighbouring properties. Consequently the development causes loss of amenity to 

occupiers of adjacent properties and would be out of keeping with the character 

of the area. Accordingly the proposal is contrary to Polices B8 and H5 of the 

Cannock Chase Local Plan 1997.  

 

The application was subsequently appealed. The appeal was dismissed on 23 October 

2006. Within the Inspector's report it was noted that there was a distinct spacious 

character to properties in this area. It was noted that the proposal would be detrimental to 

character and appearance of the context and the living conditions of neighbouring 

properties through overlooking.  

 

1. SITE AND SURROUNDINGS  

 

1.1 The application site is located off Hednesford Road in Rugeley, close to the 

roundabout serving Lower Birches Way and Cardigan Avenue. The host property 

is approximately a 1940's detached dwelling with a hipped roof in small profile 

rosemary clay tiles and brown brick walls. The appearance of the property is 

similar to dwellings along the row, all of which sit back on a consistent building 

line that is broken up with tree planting and low level boundaries. Most dwellings 

in the row are detached and are relatively large, with a typical plot width between 

9.5 and 17m for those shown on the location plan (excluding the 21.5m width 

application site). Most properties have space about them on one side in excess of 

2.5m and as much as 4m to their boundaries. However there are also a few 

buildings within the row that sit closer together being separated by around 1.5m 

from one another.  

 

1.2 The application site is currently used as domestic curtilage associated with No. 77 

Hednesford Road. The area of land presently contains a flat roof domestic garage 

to the side of the main property. To the front of the site close to the road is a 

Laurel and Leylandii hedge boundary and low boundary wall. This area 

previously functioned as an out to the previous 'In and Out' access associated with 

No. 77 but which is now closed off. To the rear is a spacious garden with a 

number of trees, some of which have been removed or are heavily topped. The 

garden to the rear of the dwelling and accompanying trees are not prominent from 

the public realm as they are screened by the consistent row of buildings fronting 

the Hednesford road.  

 

 

2 PROPOSAL  

 

2.1 The application seeks full planning permission for the erection of 1 No. three 

bedroom property in the space to the side of the existing house in place of the 

existing garage. The proposed dwelling is two storey, has a hipped roof main 

section with a small forward projecting gable and integral garage. The house will 
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be constructed from brick and tiles to Local Planning Authority approval. The plot 

is proposed to be portioned off from the existing house by 1.8m high post and 

panel fencing along the length of the boundary. A parking and turning area 

capable of accommodating 4 cars plus the garage will be available off street.  

 

 

3.0 PLANNING POLICY  

 

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

applications to be determined in accordance with the provisions of the 

Development Plan, unless material considerations indicate otherwise.   

 

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

 

3.3 Other material considerations relevant to assessing current planning applications 

include the National Planning Policy Framework (NPPF) and Supplementary 

Planning Guidance/Documents. 

 

3.4 Cannock Chase Local Plan (2014)  

 

3.5 CP1 - Strategy – the Strategic Approach 

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. The national 

presumption in favour of sustainable development is restated.  

 

3.6 CP2 – Developer Contributions for Infrastructure  

All new housing will be required to contribute towards providing affordable 

housing and the infrastructure necessary for delivery of the Local Plan informed 

viability assessment. 

 

3.7 CP3 - Chase Shaping – Design 

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

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

existing buildings and their surroundings. Development should also successfully 

integrate with existing trees and landscape features and protect the amenity 

enjoyed by existing properties.  

 

3.8 CP6 - Housing Land 

The plan provides for 5,300 new houses within the District between 2006 and 

2028. 1,625 new houses were completed in the first six years. 2,350 new houses 

will be provided in the urban areas of the District, 66% in Cannock, Hednesford 

and Heath Hayes, 29% in Rugeley and Brereton and 5% in Norton Canes 

(identified via the Strategic Housing Land Availability Assessment 2012).  

 

3.9 CP7 - Housing Choice 
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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. 

 

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

provision 15+ 

 

3.10 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.  

 

3.11 National Planning Policy Framework  

  

3.12 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”. 

 

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

case are that planning should:-   

 

1 - be genuinely plan-led, empowering local people to shape their surroundings,  

2 - 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.  

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

all existing and future occupants of land and buildings; 

6 - contribute to conserving and enhancing the natural environment and reducing 

pollution.  

7 - 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; 

 

3.14 Key provisions of the NPPF relevant in this case:  

 

3.15 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. 

 

3.16 6: Delivering a wide choice of high quality homes 
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3.17 Paragraph 49. Housing applications should be considered in the context of the 

presumption in favour of sustainable development 

 

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

planning authorities should plan for a mix of housing. 

 

3.19 7. Requiring good design 

 

3.20 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. 

 

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

quality and inclusive design. 

 

3.22 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 

 

3.23 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. 

 

3.24 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. 

 

3.25 Paragraph 118 states planning permission should be refused for development 

resulting in loss or deterioration of irreplaceable habitats...and the loss of aged or 

veteran trees...unless the benefits of the development clearly outweigh the loss. 

 

Residential Extensions Design Guide  

 

3.26 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 
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• 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.  

 

4 DETERMINING ISSUES 

 

4.1 The determining issues for the application are:- 

• Principle of development 

• Character, Appearance and Landscaping 

• Impact upon neighbouring dwellings 

• Future Occupiers Living Conditions 

• Parking and Highways 

• Affordable housing provision  

• Impact upon the Cannock Chase Special Area of Conservation  

 

4.2 Principle of development   

 

4.3 The proposal seeks to reuse garden land within the urban area to create a single 

domestic property. Officers consider Local Plan Policy CP6 is the most relevant 

to the proposal. This permits limited infill development within established 

settlement boundaries provided the proposals accord with the sustainable 

development principles of the NPPF and the wider aims of the Local Plan 

Policies.  

 

4.4 A further factor in consideration of this application is its status as garden land. 

The NPPF does not include garden land in the definition of ‘Previously 

Developed Land.’ NPPF Para 53 states “Local planning authorities 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”. Although Local Plan Policy CP6 does not make specific reference 

to development of garden land, the policy refers to wider sustainable 

development principles identified in the NPPF and wider relevant policies in the 

Local Plan such as Policy CP3 – Design. These Local Plan policies set criteria 

against which a development should be appraised. These criteria include 

whether a potential proposal is appropriate in terms of its design, whether it 

would successfully integrate with existing landscape features and features of 

amenity value and whether the proposal would impinge upon the residential 
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amenity of neighbouring dwellings. Through consideration of these wider 

policies, it is considered Policy CP6 is consistent with the NPPF. It is also 

considered that the NPPF does not rule out ‘garden development’, provided it is 

concluded to be appropriate in its technical design which would include 

highway safety, residential amenity impacts etc.  

 

4.5 Overall therefore the proposal is judged to be acceptable in principle under 

Local Plan Policy CP6 subject to consideration of the detailed matters as 

discussed below. 

 

4.6 Character and Appearance 

 

4.7 Local Plan Policy CP3 seeks to ensure new development is well related to its 

surroundings in terms of layout, scale and appearance. Officers have no 

concerns with the loss of the garage proposed or the character implications of 

opening up the previously used access point through removing the conifer and 

Laurel. The applicant has already begun to remove (or top) trees within the rear 

garden of the property and overall this is of little consequence for the public 

realm. In addition the design of the individual dwelling, although small in 

comparison to its neighbours, is nevertheless reflective of the form, massing, 

detailing and materials used in neighbouring properties when taken in isolation 

on plan.  

 

4.8 However, Officers main concern is that the proposal will appear cramped in 

relation to neighbouring properties when viewed from Hednesford Road. The 

existing dwellings in the row of properties are broken up by gaps around them at 

first floor around 3m and generally have a plot width of 10m or more. The 

dwelling in this instance will be 1.3m maximum to neighbouring properties and 

has a plot width of 7.5m. As a consequence of this reduced width, in the 

submitted street scene elevation plan the property has an evidently reduced roof 

span/height and a smaller frontage width which gives the appearance of a 

miniaturised version of the neighbouring dwellings flanking it. 

 

4.9 Whilst elements of the design of the dwelling are reflective of neighbouring 

properties and the implications of the tree removals proposed to the front are not 

considered significant (subject to suitable hard and soft landscaping), the 

resulting building with it's differing scale and proportions to it's neighbours, is 

nevertheless judged to be out of keeping. This effect is compounded further still 

by the narrowness of the resulting plot/dwelling and tight appearance up to 

neighbouring buildings with little relief of the proposed dwelling. As such, the 

design proposed fails to accord with the emphasis on ensuring appropriate 

layout, scale and appearance within Local Plan Policy CP3.  

 

4.10 Impact on neighbouring properties 
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4.11 Officers have visited neighbouring properties following the concerns about 

amenity impacts. Officers noted the neighbour at 79 Hednesford Road has had 

a two storey projecting rear extension. Officers consider the amended plans 

reflect this extension accurately and that the splays of vision shown are a fair 

reflection of the siting in reality. The splays of vision shown on the plans 

demonstrate that all main habitable rooms to the properties either side of the 

development will not be affected by the proposal. This is because the proposal 

does not significantly enter a 45 degree splay of vision from main affected 

windows. Where the single storey portion of the development does enter the 

splay, the second 25 degree test is shown by Officers not to be breached. As 

such there is no significant impact in terms of daylight or sense of enclosure.  

 

4.12 No first floor side facing windows are proposed other than those serving 

bathrooms. Conditions could reasonably require these to be obscure glazed to a 

minimum privacy level of 4 such that overlooking is prevented. Given the north 

easterly position of the proposal to the most affected neighbour, no significant 

overshadowing would occur from the proposal over neighbouring properties or 

gardens. Taking these factors into account, it is considered there would not be a 

significant effect on the use of either of the neighbouring properties to the 

development. No other properties are judged to be affected by the proposals 

given the garden lengths and separation apparent. As such the proposal is 

judged compliant with the requirements of Local Plan Policy CP3 and NPPF 

Para 17.  

 

4.13 Future Occupiers Living Conditions 

 

4.14 A query is raised whether the internal living arrangements for the proposed 

dwelling would provide adequate daylight and outlook for a future occupant. 

Setting aside ventilation and other technical matters are a Building Regulation 

matters, the Council does not have a minimum Planning standard for appraising 

daylight within dwellings. However, in appraising the issue via considering the 

submitted plans for the proposed property it is evident that large south east 

facing windows and doors on the rear elevation and side of the 'lounge' would 

provide the majority of the light to the centrally positioned rooms. This light 

would be supplemented by the additional windows to the side elevations. These 

side facing windows are not the sole means of light and outlook to the property. 

As such Officers are satisfied that the proposed dwelling would have suitable 

outlook and an appropriately passively lit living environment from the window 

arrangement proposed.  

 

4.15 Parking and Highways 

 

4.16 The application proposes the re-use of a previously closed access. The 

driveway created would have suitable visibility for vehicles and pedestrians and 

is not subject to any objections from the Highway Authority. Officers note that 

broadly a turning arrangement is shown on the proposed plans for the frontage, 
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but that this is likely undersized and would not permit turning within the site. 

With the support of the Highway Authority, Officers do not consider this is a 

concern. Many neighbouring properties are required to reverse onto the public 

highway in the row of neighbouring dwellings. Therefore subject to conditions 

the parking and highways implications of the proposal are judged acceptable 

and in accordance with Local Plan Policy CP10.  

 

4.17 Impact on Cannock Chase Special Area of Conservation (SAC)   

 

4.18 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. The financial requirement for SAC Mitigation is typically 

£211 per dwelling but is encompassed within the wider CIL charging 

calculation at £40 per square metre.  

 

4.19 Affordable Housing 

 

4.20 Local Plan Policy CP7 requires financial contributions for affordable housing on 

sites of between 1 and 14 dwellings.  As such, an off-site affordable housing 

contribution is required for the proposed dwelling. The formula to be used for 

calculating contributions from sites below 15 dwellings is extracted from the 

Council’s evidence base report ‘Economic Viability Assessment of Future 

Development of Affordable Housing in Cannock Chase’  (2014, Adams 

Integra).  The financial contribution is calculated via the following steps: 

 

a. Gross development value of each house type (GDV). 

 

b. Multiply by the Residual Land Value (RLV) percentage. For Cannock Chase, 

the figure is determined as 18% 

 

c. Add 15% to the result of [a x b] to reflect (as an estimate) site acquisition and 

preparation/servicing costs. 

 

d. Apply to the relevant dwelling numbers and types, and to the equivalent 

affordable housing policy proportion – 20%. 

 

4.21 Community Infrastructure Levy (CIL)  

 

4.22 The Councils CIL Charging Schedule was approved on 15 April 2015 and came 

into effect on the 1
st
 June 2015. The CIL for all new residential development is 

£40 per square metre of floor space and is used to pay for infrastructure.  
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Planning Control Committee – 13 April 2016 

4.22 Human Rights Act 

 

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

Human Rights Act 1998.  The recommendation to refuse accords with the policies 

of the adopted Local Plan and the applicant has the right of appeal against this 

decision.  

 

 

5. CONCLUSION 

 

5.1 The application proposes the removal of an existing garage and the development 

of a single infill dwelling. It is accepted the broad form, detailing and materials 

proposed are reflective of properties in the immediate context. It is also judged 

that no amenity, highway safety or tree matters are of concern. However the 

resulting building in its differing scale and proportions to it's neighbours is 

nevertheless judged to be out of keeping with the context of the wider area. This 

effect is compounded further still by the narrowness of the resulting plot/dwelling 

and tight appearance up to neighbouring buildings with little relief. Given this 

concern, the design proposed is fails to accord with the emphasis on ensuring 

appropriate layout, scale and appearance within Local Plan Policy CP3.  
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CH/15/0308 

Norton Homestyle, Walsall Road, Norton Canes, Cannock 

Variation of condition 5 of planning permission CH/92/0073 to allow the 

following hours of business: 07:00hrs to 19:00hrs Monday to Saturday and 

10:00hrs to 16:00hrs on Sundays and public holidays. 

3 letters of objection received 
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Location Plan 
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Site Plan 
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Application No:  CH/15/0308 

Received: 28-Jul-2015 

 

Location: Norton Homestyle, Cannock Road, Norton Canes, Cannock, WS11 9NS 

Parish: Norton Canes 

Ward: Norton Canes Ward 

Description: Variation of condition 11 of planning permission CH/86/609 to allow 

the following hours of business: 07:00hrs to 19:00hrs Monday to Saturday and 

10:00hrs to 16:00hrs on Sundays and public holidays (amended description) 

 

 

Application Type: Full Planning Application 

 

RECOMMENDATION  Approve Subject to Conditions 

 

Reason for 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 the 

National Planning Policy Framework 

 

1. B2 Standard Time Limit 

2. H11  Hours Restriction 

3. H8   Heavy Goods 

4. Notwithstanding the provisions of the Use Classes Order 1987 (or any Order revoking 

or re-enacting or amending that Order with or without modification). The 

development hereby approved shall only be used for the sale of bathroom, kitchen, 

bedroom furniture and ancillary items. 

 

Reason 

To safegurad the vitality and viability of town centres in accordance with Local Plan 

Policy CP11 and the NPPF. 

5. Approved Plans 

 

 

Reason for Committee Decision – Objection from Parish Council 

 

EXTERNAL CONSULTATIONS 

Norton Canes Parish Council -  Objection due to site being opposite a residential 

area 

 

INTERNAL ADVICE 

Environmental Health - No objection, but, recommend condition controlling HGV 

deliveries on Sundays and Bank holidays 
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RESPONSE TO PUBLICITY 

Site notice posted and adjacent occupiers notified with 3 letters of response received, A 

summary of the responses is set out below: 

 

• Concern that neighbours area already affected by traffic 6 days a week operating 

from the different businesses within the industrial estate; 

• Concern that if permission is granted for Norton Bathrooms that other businesses 

would also apply for extended opening hours; 

• Clarification should be included as to the exact building the proposal relates 

• One neighbour has commented that the applicant has not implemented the 

temporary consent i.e. have not been operating extend hours or operating on 

Sundays.  Also, advise that if permission is granted it should be for Norton 

Bathrooms only. 

 

Officers have noted that the planning permission originally cited in the planning 

application (CH/92/0073) was incorrect.  This has been altered and neighbours have been 

re-consulted.   The consultation period expires on the 12 April 2016.  At the time of 

writing this report no further representations have been received.  However, any further 

representations will be reported to Planning Control Committee. 

 

 

RELEVANT PLANNING HISTORY 

 

CH/14/0203 - Variation of condition 5 of planning permission CH/92/0073 so that 

business can open on Sundays and public holidays.   Approved 5th August 2014, subject 

to one year temporary consent. 

 

 

1.0 SITE AND SURROUNDINGS  

 

1.1 The site is located within the former building merchants site which benefits from 

a frontage onto Walsall Road. The former building merchants yard comprises 4 

separate units. One small unit, two medium units and a larger unit, which benefits 

from part retail use. The larger unit is occupied by Norton Homestyle (formerly 

Norton Bathrooms) and is the subject of this planning application.   

 

1.2 The wider site including the application site formerly known as Norton Canes 

Builders Merchants site currently operates between the hours of 7am and 7pm 

Monday to Friday and 7am – 1pm on Saturday only. 

 

1.3 Vehicle movements within the wider estate are controlled by a one-way system; 

vehicles enter the site via the southern access and exit via the northern access.  

 

1.5 The parking is to the front of the application site and facilitates parking for 

approx. 45 vehicles. Parking to the remaining three units remains unaltered and is 

separate.  
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2.0 PROPOSAL  

2.1 The proposal is for the variation of condition 11 of planning permission 

CH/86/609 to allow the hours of operation to be extended to include Sundays and 

Bank Holidays 10:00hrs to 16:00hrs. 

 

2.2 The original permission allowed the unit to operate between the hours of 07:00hrs 

to 19:00hrs Monday to Friday and 07:00hrs to 13:00hrs on Saturday only. The 

unit was not permitted to open on Sundays or Bank Holidays.  

 

2.3 The business has rationalised its operations in Stafford and is developing the 

application site as a flagship store selling bathroom, kitchen and bedroom 

furniture and associated items.  The extension of the hours to allow trading on a 

Sunday and Bank Holidays would allow the family run business which is 

essentially a furniture retailer trading as Norton Homestyle to compete with other 

businesses within the area, which generally operate Sundays and Bank holidays.  

Furthermore, Sundays and Bank holidays are traditionally popular trading days 

for DIY / Home Improvement type businesses. 

 

2.4 The application relates to Norton Homestyle only. The remainder of the wider site 

remains as per existing planning permissions, which control the site. 

 

 

3.0 PLANNING POLICY 

3.1 Cannock Chase Local Plan, 2014 

CP1 - Strategy - States that when considering development proposals where there 

are no relevant planning policies  then the Council will grant planning permission 

unless material considerations  indicate otherwise  - taking into account whether: 

 

- Any adverse impact would significantly outweigh benefits, when assessed 

against the NPPF; or specific policies in the NPPF  indicate that development 

should be restricted. 

 

CP3 Chase Shaping – Design - 

 

Protect the amenity enjoyed by existing properties including supporting mixed 

uses whilst avoiding incompatible ones and have regard to existing uses with 

potential to generate pollution, which could have an unacceptably detrimental 

effect on proposed development. 

  

3.2 National Planning Policy 

  

National Planning Policy Framework (NPPF)  This sets out the overarching aims 

and framework for planning in England, adopted March 2012 it replaces the 

previous Planning Policy Statements and Guidance notes. 

ITEM NO. 6.39



  

Paragraphs 11-16: The Presumption in Favour of Sustainable Development  The 

general theme of these paragraphs is that where a development is considered 

sustainable and it accords with the development plan it should be approved 

without delay.  Although there is no definition of sustainable development it is 

considered on economic, social and environmental fronts and requires 

development to comply with relevant development plan policies. 

 

Paragraphs 18 – 22: Building a Strong, competitive Economy  The Government 

gives weight to supporting economic growth of local businesses and provide 

policies flexible enough to allow for rapid response to changes in economic 

circumstances.  

 

Paragraph 123.  Planning policies and decisions should aim to: 

- avoid noise from giving rise to significant adverse impacts on health and 

quality of life as a result of new development; 

- mitigate and reduce to a minimum other adverse impacts on health and 

quality of life arising from noise from new development, including through 

the use of conditions; 

-  recognise that development will often create some noise and existing 

businesses wanting to develop in continuance of their business should not 

have unreasonable restrictions put on them because of changes in nearby 

land uses since they were established; and 

- identify and protect areas of tranquillity which have remained relatively 

undisturbed by noise and are prized for their recreational and amenity 

value for this reason. 
 

 

4.0 DETERMINING ISSUES 

The determining issue is whether the variation of condition to allow additional 

opening hours would prejudice the amenity of the occupiers of residential 

properties by virtue of noise caused by vehicles arriving at and departing from the 

premises on Sundays and Bank Holidays 

 

4.1 Local Plan (Part 1) has no specific policy in relation to hours of use for retail uses 

near residential areas. CP1 - advocates a positive approach towards new 

development and to consider such development in the context of the NPPF, where 

the Local Plan is silent.  Both the Local Plan (Policy CP3) and NPPF seek to 

safeguard the amenity of nearby residents.  The nearest residential properties to 

the application site are approx. 60m to the west. The entrance door to the unit is to 

the front of the building fronting Walsall Road which is set back behind a deep 

parking area.  

 

4.2 Members will note from the planning history that a previous application was 

approved to allow the premises to open on Sundays and Bank Holidays.   A 

temporary consent was approved to allow the Council to consider the impact of 

the proposals.  The Council is not aware of any complaints arising from the 
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premises opening on Sundays and bank holidays.  A neighbour has queried 

whether the premises have been opening on Sundays and bank holidays.  The 

applicant has advised that opening has been intermittent due to the availability of 

staff.  A permanent consent would enable the applicant to plan for this and take on 

staff on a permanent basis. 

 

4.3 Walsall Road is a key road on the local highway network which experiences 

higher than normal vehicular movements. The application site itself is located 

adjacent a busy industrial locale and originally formed part of an industrial estate. 

For this reason the hours on the original planning application CH/86/609 were 

restricted.  However Norton Homestyle now operates a retail use and it is not 

uncommon for such uses to operate on Sundays and Bank Holidays.  The majority 

of vehicles visiting the site are small cars /vans and the car park in the main is 

screened by tall trees.  As the proposal relates to Norton Homestyle only and not 

the wider industrial estate, it is considered that the extended opening hours are 

unlikely to have an impact on the amenity of the occupiers of properties by virtue 

of increased noise and disturbance as the traffic generated by the extended hours 

will not be significant in volume or industrial in nature.  Furthermore, the 

additional proposed hours are 10am -4pm when the adjacent road is likely to be 

busy in any case and therefore noise associated with traffic to and from the 

application will have no material impact on amenity. A condition has been 

recommended to ensure no lorries associated with Norton Homestyle are 

operational during the extended hours to protect the amenity of neighbouring 

residents. 

 

4.4 Environmental Health Officers have no objections to the proposal.  

     

 

4.0       HUMAN RIGHTS ACT 

4.1       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. 

 

  

5.0       CONCLUSION 

5.1       The proposal to allow an established retail business extended hours of opening is 

unlikely to cause any loss of amenity to the occupiers of nearby residential 

properties.  As such, the proposal is considered to accord with Local Plan Policy 

CP1, CP3 and the NPPF.   Therefore, officers recommend approval, subject to no 

further objections being received, which have not already been addressed in this 

report. 
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CH/15/0308 

Land to rear 43 - 57, Broad Street, Cannock 

Outline application for proposed 5no. 1 bed residential units 

7 Letters of Objection received and 1 petition containing 24 signatures 
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Location Plan 
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Proposed Plans 
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Application No:  CH/15/0338 

Received: 11-Aug-2015 

 

Location: Land to rear 43 - 57, Broad Street, Cannock 

Parish: Bridgtown 

Ward: Cannock South Ward 

Description: Outline application for proposed 5no. 1 bed residential units 

 

 

Application Type: Outline Planning APP 

 

RECOMMENDATION  S 106, Then Approval with Conditions 

 

 

1. A1 Time Limit - Outline Permission 

2. A2   General Outline Condition 

3. A11  Illustrative Layout 

4. No construction work or deliveries to the site shall be undertaken outside the hours of 

0800 to 1900 Monday - Friday, 0800 to 1300 on Saturdays or at any time on Sundays, 

Bank or Public Holidays. 

 

Reason 

To protect the amenity of neighbouring occupiers 

5. Prior to commencement of the development a Construction Vehicle Management 

Plan including details for the provision for parking of vehicles for site operatives and 

visitors, loading and unloading of plant and materials and storage of plant and 

materials used in constructing the development has been submitted to and approved in 

writing by the Local Planning Authority.  The approved scheme shall thereafter be 

implemented prior to any works commencing on site. 

 

Reason 

In highway interests and in accordance with para.32 of the NPPF 

 

6. The residential flats shall be provided with a sprinkler system installed to British 

Standard BS9251for residential and domestic use.  

 

Reason 

In the interests of ensuring adequate fire protection to the flats hereby permitted given 

the constrained nature of the site access. 

7. The development hereby permitted shall not be brought into use until the parking and 

turning area have been provided in accodance with Dwg.No 15BC/01B. All parking 

spaces shall be clearly delineated in accordance with Dwg.No.15BC/01B and retained 

for the life of the development. 

 

Reason 
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To comply with Cannock Chase Local Plan Policy CP10 and in the interests of 

highway safety 

8. Prior to the first use of the development, secure (and weatherproof) cycle parking 

shall be provided in accordance with details to be first submitted to and approved in 

writing by the Local Planning Authority and shall thereafter be retained and 

maintained for the life of the development. 

 

Reason 

To comply with Cannock Chase Local Plan Policy CP10 and in the interests of 

highway safety 

9. Approved Plans 

 

Note to Applicant 

 

The geotechnical assessment carried out by SP Associates (report No S1460) 

recommends that 150mm of organic topsoil is provided to gardens and areas of soft 

planting due to elevated levels of zinc and copper. 

 

Reason for Committee Decision – Significant local objection and applicants request to 

speak in support of planning application. 

 

EXTERNAL CONSULTATION 

County Highways –    No objection subject to conditions 

 

Bridgtown Parish Council –   No response to date. 

 

INTERNAL COMMENTS 

Environmental Protection – No objection subject to condition requiring clean topsoil be 

provided for the external amenity areas.  

 

Strategic Housing -     Proposal would require a financial contribution toward off site 

affordable housing provision. 

 

RESPONSE TO PUBLICITY 

Adjacent occupiers notified and a site notice posted with 7 letters of objection received 

and one petition containing 24 signatures raising the following issues:  

 

• The access is restrictive being a drive through with the width and height 

restricted, which will impact on construction vehicles accessing the site,  

• Parking is already problematic in Bridgtown, the proposed development will 

worsen this situation as no provision is being made for the existing business uses 

and residents who already use the site,  

• There is already a good degree of noise and disturbance given the mixed nature of 

this location, the hours of construction should be restricted,  

• Plots 5&6 are located very close to the boundary and will therefore cause privacy 

issues to the adjacent residential dwelling. Also, the side access to the first floor 
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flat immediately adjacent the boundary will increase and elevate noise. Therefore, 

could plots 5 & 6 be moved further away?  

• There are already a large number of unoccupied properties in the area (Broad 

Street) Bridgtown does not need anymore,  

• Fire Safety is not to ‘approved document 5’  

• Noise, dust and debris from the construction process will severely impact on 

neighbours,  

• Impact on the local wildlife,  

• Health concerns of neighbours regarding the proposed development and the 

construction process. 

 

The plans were revised in light of some of the concerns raised and 3 further letters of 

objection have been received following consultation on the amended proposal. Additional 

comments received are summarised below: 

 

• The restrictive nature of the access,  

• The existing parking problems, and  

• Control over hours of construction if the proposal is approved.  

 

1. SITE AND SURROUNDINGS  

 

1.1. The application site relates to a piece of land measuring approx 36m by 18m 

located to the rear of numbers 43-57 Broad Street, Bridgtown, which comprises a 

row of commercial uses with accommodation above.  

 

1.2. The site is accessed via an archway off Broad Street and provides a communal 

parking areas for existing uses. The application site comprises of hardstanding 

with a small grassed area adjacent the northern corner of the site. 

 

1.3. The rear boundary is staggered and runs at angle to buildings to the rear. 

Remaining boundaries are delineated with close board fencing. The adjacent unit 

(5 Bennick Trading Estate) forms part of the western boundary of the site.  

 

1.4. To the east, south-east and north are dwellings, to the west Bennick Trading 

Estate and to the south the rear elevations of 43-57 Broad Street which are also 

within the applicant’s ownership.  

 

1.5. The wider area comprises a combination of commercial, light industrial and 

residential uses. The appearance of the buildings within the street scene varies 

from terraced Victorian dwellings to more modern industrial units.   

 

 

2. PROPOSAL  
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2.1. The application is in ‘outline’ with all matters reserved.  Subject to the approval 

of this application details in respect of access, layout, appearance, scale and 

landscaping would form further ‘Reserved Matters’ application(s). As such, this 

planning permission is essentially establishing the principle of developing the site 

for a residential scheme. 

 

2.2. As part of the application the applicant has submitted an illustrative scheme for 

the construction of a two storey continuous, single aspect development block 

stretching approximately 30m (nearly the width of the application site).  This 

would comprise 5 one bedroom units at first floor level over an integrated parking 

area. 

 

2.3. The illustrative elevations show that the development block would be constructed 

to a height of 7.5m to the ridge (5.5m to the eaves). The depth of the proposed 

block would measure 6.9m. 

 

2.4. The illustrative configuration of the development block shows internal access to 

each unit at the rear and all living accommodation to the front. The orientation of 

the proposed building would give views within the site itself.   

 

2.5. The proposed dwellings would be finished in render with Juliet balconies to the 

front elevations.  

 

2.6. The undercroft parking shows10 spaces with a further 12 spaces set out on the 

existing hardstanding. The spaces would be used by the occupiers of the proposed 

development as well as the occupiers within the existing employment uses as well 

as those occupying the first floor flats.  

 

2.7. A small communal amenity area is shown to the rear of the site, which would 

include hard surfacing, grassed /planted areas and seating provision. 

 

 

3. PLANNING POLICY 

 

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

applications to be determined in accordance with the provisions of the 

Development Plan, unless material considerations indicate otherwise.   

 

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

 

3.3 Other material considerations relevant to assessing current planning applications 

include the National Planning Policy Framework (NPPF) and Supplementary 

Planning Guidance/Documents. 

 

3.4 Cannock Chase Local Plan (2014)  
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3.5 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. The national 

presumption in favour of sustainable development is restated. For housing, the  

 

3.6       CP2 - Developer contributions for Infrastructure 

Contributions will be sought from all development to ensure provision of the 

infrastructure needed to support the level of development required over the plan 

period. This will be primarily through a Community Infrastructure Levy to be 

detailed in a Charging Schedule or via Section 106 planning obligations. 

 

3.7       CP3 - Chase Shaping – Design 

High quality design will be a requirement of all development. Development 

should be well related within the development and to existing buildings and their 

surroundings in terms of layout and access.  

3.8       CP6 - Housing Land 

The plan provides for 5,300 new houses within the District between 2006 and 

2028.  

 

3.9       CP7 - Housing Choice 

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

housing development should provide for a mix of housing sizes, types and tenure 

including smaller dwellings suitable for younger people as well as larger 3 and 4 

bedroom homes.  

 

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

provision 15+ 

 

3.10     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.  

 

3.11 National Planning Policy Framework  

  

3.12 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”. 

 

3.13 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. 
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3.14 6: Delivering a wide choice of high quality homes 

 

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

presumption in favour of sustainable development. 

 

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

planning authorities should plan for a mix of housing. 

 

3.17 7. Requiring good design 

 

3.18 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. 

 

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

quality and inclusive design. 

 

3.20 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 

 

3.21 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. 

 

3.22 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. 

 

3.23 11. Conserving and enhancing the natural environment 

 

3.24 Paragraph 109. The planning system should prevent new and existing 

development from contributing or being put at unacceptable risk from, or being 

adversely affected by unacceptable levels of…air…or noise pollution. 

 

3.25 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. 

 

3.26 Residential Extensions Design Guide  
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3.27 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  

• 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. 

 

3.28 Parking Standards, Travel Plans & Developer Contributions for Sustainable 

Transport (SPD)  

  

3.29 This document sets out the maximum number of parking spaces required for new 

development.  Specifically it requires new development to provide 1.5 spaces per 

one bedroom dwelling on a communal basis. Office uses (B1) should have 1 

space per 25m² of useable floorspace.  

 

 

4. DETERMINING ISSUES 

 

4.1. The determining issues are – 

• Principle of residential development 

• Indicative Design and layout 

• Access and parking provision 

• Impact on the Cannock Chase SAC 

• Affordable Housing Provision 

 

4.2 Principle of residential development 

 

4.3 The site is within an area of mixed commercial and residential uses typical of the 

form of development in the core of Bridgtown. Bridgtown is a sustainable 

location with good access to local services and is within one mile of Cannock 

Town Centre connected by a high frequency bus route between Cannock and 

Walsall. The application site relates to a brownfield site in a sustainable location. 

Therefore, the principle of developing the site is acceptable in this instance, 

subject to the considerations below.  

 

4.4 Illustrative design and layout 

As already stated all matters relating to design, layout, scale and landscaping are 

reserved..  Nonetheless, Officers have reviewed the proposal in light of this 
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scheme; to consider whether an acceptable scheme can be provided within the 

application site. 

 

4.5 Layout – The illustrative layout is based on limiting impact of the development on 

the surrounding area, retaining appropriate car parking and providing amenity 

areas for future occupiers. 

 

4.6 Appearance -  

4.7 The frontage to Broad Street in the vicinity of the application site comprises of 

groups of buildings of various time periods and designs. In contrast to the 

adjacent residential dwellings, to the immediate north lies a modern design of 

industrial units (B2 Use).  The proposed development would be of a pitched tiled 

roof design and finished in a light render.  The surrounding units comprise of 

various designs of roofs and panted elevations. As such, the illustrative proposed 

design would not appear at odds with the surrounding buildings.  Furthermore, the 

siting of the proposed development is to the rear of 43-57 Broad Street and 

therefore only glimpses of the proposed development will be possible from within 

the street scene. 

 

4.8 Scale - The applicant has reduced the number of units originally proposed from 6 

to 5.  

 

4.9 Whilst the application is in outline with the scale and appearance reserved 

matters, the plans show the proposed dwellings being of a 2 storey construction 

with parking at ground floor level. The two storey design reflects the surrounding 

area and as such would be in keeping with the existing dwellings. 

 

4.10 Access and parking 

 

4.11 Access is from the existing archway off Broad Street. Staffordshire County 

Highways Officers are satisfied that no alterations to this are needed.  

 

4.12 The development will be built over part of an existing communal parking area.  

However, based on the illustrative scheme the proposal includes 10 parking 

spaces under the footprint of the building.  In total the development proposes 22 

spaces. For five residential units, in this location 5 parking spaces are considered 

acceptable.  As such, 17 spaces would be retained on a communal basis for the 

existing uses.  Although, the applicant has not evidenced impact on existing 

parking requirements/arrangements, the proposed 17 spaces appear to be similar 

to the level of parking available at present.  As such, there would be no overall 

change in parking.  However, this would be considered in detail at reserved 

matters stage, subject to approval of this planning application. 

 

4.13 Impact upon neighbours  

 

4.14 The site is surrounded by residential and light industrial uses (B1)  
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4.15 The light industrial building sited along the boundary has no openings 

overlooking the application site. The industrial estate extends further away from 

the application site.  The unit to the immediate north-east being used to store 

caravans. The original permission relating to the site restricted hours of operation 

to between 7am and 7pm Monday to Friday, 7am to 1pm on Saturdays and not at 

all on Sundays. The proposed development due to its position within the site 

would not result in a detrimental impact to the occupiers of these adjacent units.  

 

4.16 Local Plan Policy CP3, seeks to avoid any adverse effects of loss of amenity to 

adjacent properties.  The applicant has reduced the number of units from 6 to 5 

and moved the overall development away from the shared boundary with No.59 

Broad Street by 5m. Further, the orientation of the proposed development together 

with the indicative internal configuration would give views over the application 

site and therefore would not result in any significant impact on the occupiers of 

No.59. 

 

4.17 The properties to the rear of the application site comprise of residential dwellings 

which back onto the rear boundary. These dwellings are separated from the 

proposed development by 30+m. A high level window is proposed in the rear 

elevation of each residential unit to facilitate light into the individual stairwells.  

These would not result in overlooking or loss of privacy. On balance, the 

proposed height of the units together with the separation distances to the adjacent 

dwellings would ensure there is no significant detrimental impact to the outlook 

of the occupiers of 40 – 50 Union Street. 

 

4.18 The proposed development would be separated from the rear elevation of the 

existing buildings in Broad Street by approx. 14m, this would fall short of the 

Council standards.  However, in Bridgtown traditionally residential development 

comprises of terraced development with similar distances being achieved between 

dwellings.  As such, in this instance the relationship is considered acceptable. 

 

4.19 The single aspect and separation distance of between 13 and 15 metres to 

buildings to the south-west provides a reasonable standard of amenity for the 

existing and future occupiers of the application site. 

 

4.20 Given the number of adjoining residential dwellings nearby a condition has been 

recommended to restrict the hours of construction to reasonable hours to ensure 

the proposal does not prejudice the enjoyment of the adjoining occupiers of their 

properties.  

 

4.21 Landscaping 

 

4.22 Overall, the proposal would result in the increase in landscaping at the site. 

 

4.23 Amenity for future occupiers  
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4.24 The Council does not have any standards for garden sizes at present.  However, 

the Councils emerging Design SPD requires a minimum of 30sq. m per flat for 

communal amenity areas.  In this instance the amenity area equates to about 

29.6sq. m per flat, which is considered acceptable.  The amenity area is private 

and secure, albeit an awkward shape.  Notwithstanding, the fact that the proposal 

is single aspect with views over the car park combined with the proposed amenity 

space; overall the amenity for future occupiers is considered acceptable.   

 

4.25 Impact upon the Cannock Chase Special Area of Conservation (SAC).  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. The financial requirement for SAC Mitigation will be included in the 

calculation for the Community Infrastructure Levy at £221 per dwelling. 

 

4.26 Affordable Housing - Local Plan Policy CP7 requires financial contributions for 

affordable housing on sites of between 1 and 14 dwellings.  As such, this proposal 

would require an off-site affordable housing contribution.  The formula to be used 

for calculating contributions from sites below 15 dwellings is extracted from the 

Council’s evidence base report ‘Economic Viability Assessment of Future 

Development of Affordable Housing in Cannock Chase’  (2014, Adams Integra).  

The financial contribution is calculated using the following formula: 

 

a. Gross development value of each house type (GDV). 

 

b. Multiply by the Residual Land Value (RLV) percentage. For Cannock Chase, 

the figure is determined as 18% 

 

c. Add 15% to the result of [a x b] to reflect (as an estimate) site acquisition and 

preparation/servicing costs. 

 

d. Apply to the relevant dwelling numbers and types, and to the equivalent 

affordable housing policy proportion – 20%. 

4.27 Community Infrastructure Levy (CIL) and S106 requirements: The Councils CIL 

Charging Schedule was approved on 15th April 2015 and came into effect on the 

1st June 2015. The CIL for all new residential development is £40 per square 

metre of floorspace and is used to pay for infrastructure.  

 

4.28 Other issues raised by objection not addressed above. 

 

4.29 The access is restrictive being a drive through with the width and height restricted 

will impact on construction vehicles accessing the site. 
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A construction vehicle management plan has been recommended as a condition to 

enable the Local Planning Authority to assess how the vehicles use the 

application site during the course of the construction period. Staffordshire County 

Highways Officers raised no concerns regarding the entrance into and from the 

site.   

 

4.30 There are already a large number of unoccupied properties in the area (Broad 

Street) Bridgtown doesn’t need anymore. 

This is not a material consideration for the determination of this application. 

 

4.31 Fire Safety is not to ‘Approved Document 5’  

Fire Safety will be considered during the building regulations process. 

Notwithstanding this the applicant is proposing a sprinkler system for the 

development. 

 

4.32 Noise, dust and debris from the construction process will severely impact on 

neighbours. 

Whilst noise, dust and debris may be an issue, the construction stage of 

development is typically for a short period in time only.  The impact of this would 

be further controlled by limiting hours of construction. 

 

4.33 Impact on the local wildlife,   

The site currently has limited wildlife potential as such there would be no impact 

on wildlife. 

 

4.34 Health concerns of neighbours regarding the proposed development and the 

construction process. 

There is no evidence to suggest that the construction process would result in any 

long term impact on the health and well being of neighbours. 

 

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 subject 

to conditions and a planning obligation to secure mitigation of impact on the 

Cannock Chase SAC accords with the adopted policies of the Local Plan which 

aim to secure the proper planning of the area in the public interest. 

 

6. CONCLUSION 

 

6.1 The application site comprises previously developed land in a mixed use 

sustainable location.  As such, the principle of developing the site for residential 

development is supported. 

 

 

6.2 The illustrative layout demonstrates that a building in this location would not 

impact on the character of the wider area. The siting and outlook provide a 
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satisfactory standard of amenity for the proposed residents with no significant loss 

of amenity to existing nearby residents. The parking provision on site for existing 

uses would not be significantly altered.  However, all these matters would be 

considered in detail at reserved matters. 

 

6.3 On balance, the principle of developing part of a car park in a mixed use 

sustainable location for residential development is supported, subject to the 

recommended conditions and completion of a S106 to secure off-site affordable 

housing contributions. 
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TPO NO. 2015/06 

25b Old Penkridge Road, Cannock 

Proposed Tree Preservation Order 

Two Letters of objection received 
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PROPOSED TREE PRESERVATION ORDER at 25b Old Penkridge Road, 

Cannock. 

 TPO NO. 2015/06 

 

1. Purpose of Report 

 

1.1 To seek Members approval to confirm Tree Preservation Order No. 2015/06 

 

2. Background 
 

2.1 Contact was made with the local authority by the owner as they wish to prune 

back the tree to provide clearance. 

 

2.2 A site visit was carried out by the tree officer to assess the situation.  The tree 

is a mature specimen with high amenity and visible from the street scene.  The 

TEMPO assessment is included in appendix A.    

 

2.3 The TPO was produced not to prevent the works but to ensure that any future 

works are carried out to an appropriate standard.    

  

 

3. Objection to TPO 

 

3.1 Two letters of objection have been received from the owner and tenant.  The 

objections are made on the following grounds: 

 

3.2 Objection A – The tree branches overhang the full width of the road.   

 

3.3 Objection B – The branches interfere with the BT cables. 

 

3.4 Objection C – 40% of the trunk is outside of the property boundary.  

 

3.5 Objection D – The trunk blocks a third of the pavement. 

 

3.6 Objection E – The pavement has been cracked and made uneven by the tree.    

 

3.7 Objection F – There is a slope between the property and the road of between 1 

in 6 and 1 in 5. 

 

3.8 Objection G – The tree produces leaf litter which when combined with the 

slope is a health and safety disaster.   

 

3.9  Objection H – The slope also creates issues when it snows. 

 

3.10 Objection I – There are other trees along the street which are in areas where 

the pavement is wider.   

 

3.11 Objection J – Branches overhanging the drive are rotten.   

 

3.12 Objection K – The tree has a tar spot infection.  
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3.13 Objection L – The tree creates issues by dropping honeydew (sap) secretions 

onto cars. 
 

4. Response to objections 

 

 

4.1 Objection A – Highways have been consulted on the production of the order 

by both the council and the objector.  A response from the highways liaison 

officer was received on 12 November 2015 stating that: 

  

a) The footway has been substandard due to the width at this section for 

many years and is like this is many places along Old Penkridge Road, due 

to the nature of this road (and many others in Cannock) having a section 

of substandard footway does not warrant the removal of the tree. 

b) The condition of the footway is deemed as good condition and no 

highways intervention levels have been met at this time. An annual 

inspection is carried out by our safety inspectors and they will raise any 

works in the future if any defects were to appear. 

c) From a highways view we look for the minimum height of the tree over the 

highway to be 5.05m measured in the centre line and the tree is adequately 

above this. 

  

4.2 Objection B – An application could be submitted to thin / reduce branches to 

clear the cables.  Essential works such as these would not be refused.   

 

4.3 Objection C – See 4.1.  

 

4.4 Objection D – See 4.1.  

 

4.5 Objection E – See 4.1. 

  

4.6 Objection F – See 4.1.  This objection is not tree related.   

 

4.7 Objection G – See 4.1.  Also leaf fall is a natural bi-product trees and is easily 

remedied by general maintenance during the autumn.  i.e. sweeping and 

raking.   

 

4.8 Objection H – This objection does not relate to the tree.  

 

4.9 Objection I – Granted, but highways do not consider the clearance along the 

footway to be an issue.  See 4.1.  

 

4.10 Objection J – No evidence has been provided to substantiate the claims that 

the branches are rotten.  If this is an issue then an application could be 

submitted to remove any defect branches.  On the understanding that the 

claims are correct these would be essential works and would not be refused.   

 

4.11 Objection K – Tar spot infections caused by Rhytisma acerinum are cosmetic 

and do not harm or destabilise the tree.  Spores over winter within leaf litter 
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and so the recommended control is to remove leaf litter during the winter to 

reduce the incidence the following summer.   

 

4.12 Objection L – Honeydew is sugar solution released by aphids which live on 

the tree.  It is not harmful and can be easily removed from surfaces with warm 

soapy water.       

 

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 That TPO 2015/06 confirmed without modification. 
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Appendix A – TEMPO Assessment 
 

      Tree Evaluation Method for Preservation Orders

 (TEMPO)

Surveyor:- Date:- Species:-

Location:-

TPO Ref:- 2015/06 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 - 11 = Does not merit TPO

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

TOTAL SCORE:- 18 DECISION:-

4

2

* 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:- Prominent within leafy street 

scene

5

TPO Required

SycamoreChris Garner 26.10.15

25b Old Penkridge Road, Cannock

T1

Notes:- 

Notes:- Owner has requested information as they wish to 'prune 

back'.  TPO required to ensure works are done to the correct 

standard.  

a)   Condition and Suitability for TPO.  

Notes:- Inspection of tree is restricted.

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:- 

3

4
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Appendix B – TPO Plan 
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Appendix C – Street Scene Photos 
 

 

 
 

Source: Google 
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