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Application No:  CH/16/251 

Received: 12-Jul-2016 

 

Location: 3, Pool Meadow Close, Rugeley 

Parish: Rugeley 

Ward: Western Springs Ward 

Description: Proposed extension to side and rear 

 

 

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. D3   Materials to match 

3. C16  Parking Spaces at Dwellings 

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. Approved Plans 

 

 

Reason for Committee decision: Neighbours request to address Planning Control 

Committee. 

 

EXTERNAL CONSULTATIONS 

 

Rugeley Town Council  No response to date 

 

 

RESPONSE TO PUBLICITY 

Adjacent occupiers notified with 3 letters of objection received.  Issues raised regarding:- 

• The proposal will protrude significantly into the rear garden and will disrupt the 

‘staggered’ layout within the road; 
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• The proposal will have a detrimental impact on the view of the pool from the 

properties along Chaseside Drive; 

• Insufficient room for parking vehicles as required by the number of bedrooms 

proposed; 

• Potential for subsidence or damage to adjoining properties; 

• The rear extension is tall and with the rear projection within close proximity to the 

shared boundary would be overbearing on the adjoining garden and result in the 

garden feeling hemmed in; 

• The rear facing windows would increase overlooking of the adjoining properties; 

• Access to the rear garden to construct the extensions is limited and may impact 

the neighbouring properties; 

• The saleability of the neighbouring dwellings; and 

• Loss of Daylight / Sunlight on the adjoining properties. 

 

 

1. SITE AND SURROUNDINGS  

 

1.2 The property consists of a modern detached house along Pool Meadow Close, 

Rugeley with an integral garage and rear conservatory.  

 

1.3 There is a short driveway for two vehicles in front of the garage and a grassed 

area to the front of the house. Access to the rear is via a 1m wide path.  The rear garden 

backs onto the rear gardens of No2. 2 & 4 Overpool Close. The rear boundaries of the 

application site are bound with close board fencing.  

 

1.4 The property is finished in a light red brick with contrasting buff brick band, cills 

and headers.  The roof is tiled. 

 

1.5 The property is located in a residential estate with views down across the adjacent 

rising brook pool located to the south of the estate. Pool Meadow Close comprises of a 

short cul-de-sac which terminates at a turning head. The topography of the cul-de-sac 

slopes down from north to south resulting in No. 1 being on higher ground than the 

application site and No.5 being on lower ground.  

 

1.6 The street scene comprises of a staggered layout fronting the highway. The wider 

street scene comprises of residential properties of a similar design and size, however, 

some benefit from extensions including two storey side extensions.  

 

 

2.0 PROPOSAL  

 

2.1 The proposal is for the erection of a part two storey and part first floor extension 

to the side and rear of No.3 Pool Meadow Close and a single storey rear extension in 

place of the existing conservatory. 
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2.3 The proposed first floor extension would be constructed over the existing garage 

and would extend back the full depth of the dwelling. The proposed first floor extension 

would be constructed to a height of 8.2m to match the host dwelling.  

 

2.4 The proposed two storey extension would be constructed to the rear of the 

existing garage and proposed first floor extension and would project back by 3.7m with a 

width of 5.3m. The proposed height would be constructed to 7.2m to the ridge of the 

hipped roof.  

 

2.4 The single storey extension would be constructed adjacent the proposed two 

storey extension and the shared boundary comprising a width of 3m and a depth of 3.7m. 

A mono-pitched roof would be constructed with roof light to a height of 3.7m (2.3m to 

the eaves). Three feature light panels are proposed in the side elevation of the single 

storey extension adjacent the shared boundary with No.1. These windows would 

comprise of obscure glazing.  

 

2.5 Two windows would be incorporated into the first floor side elevation facing No.5 

however, these would comprise of obscure glazing. 

 

2.6 The proposed extension would be finished with similar bricks to match the host 

property including the contrasting brick band and concrete tiles.  

 

2.7 Parking is currently provided for three vehicles; one within the garage and two to 

the driveway. 

 

 

3.0 PLANNING POLICY  

 

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.   

  

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

 

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)  

 

CP1 - Strategy – the Strategic Approach 

The national presumption in favour of sustainable development is restated.  

 

CP3 - Chase Shaping – Design 

High quality design will be a requirement of all development. Key factors of this policy 

include 
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- New development should enhance the character and appearance of the 

local area and reinforce local distinctiveness, 

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

existing buildings and their surroundings, 

- safeguarding the amenity of neighbours. 

 

 

National Planning Policy Framework  

  

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”. 

 

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.  

 

7. 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 61 considers planning decisions should address connections between people 

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

environment. 

 

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. 
 

Design - Supplementary Planning Document (SPD)  
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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.  It includes the following minimum separation 

distances –  

• 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.    

 

4.0 DETERMINING ISSUES 

 

4.1 The determining issues for the application are:- 

• Principle of development 

• Design  

• Impact upon street scene and character of the area 

• Impact upon neighbouring dwellings 

• Parking implications  

 

4.2 Principle of development    

 

4.3 Both single storey and two storey extensions are common place on domestic 

properties. Therefore, the principle of extending a residential dwelling is acceptable 

subject to the considerations below. 

 

4.4 Design  

 

4.5 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 Council’s 

Design SPD provides design guidance on all development including extensions to 

dwellings.  

 

4.6 The first floor extension is typical of such extensions to detached dwellings.  

There are detached dwellings of a similar form nearby.  The rear two storey extension has 

been sited to the rear of the dwelling adjacent to No.5 Pool Meadow Close as this 

dwelling already projects further back than the host dwelling and consequently the 

proposed rear extension would therefore meet with the councils daylight standards 

relative to No. 5.  Also the rear extension would be lower in height and designed with a 

hipped roof to give it a design which is subordinate and complements the host dwelling. 

The single storey extension is typical of a size, which could be constructed without the 

need for planning permission.   

 

4.7 The materials and details of the proposed extensions would match the host 

dwelling. 

 

4.8 Impact on the streetscene and character of the area 
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4.9 The immediate streetscene comprises detached dwellings of varied designs.  The 

only element of the proposal, which would be visible from the highway is the extension 

over the garage.  The extension is proportionate and results in adding symmetry to the 

dwelling.  As such, the proposed extension complements the existing dwelling and would 

enhance the wider streetscene. 

 

4.10 For the reasons listed above, the proposal is considered to be of good quality 

design according with Policy CP3 of the Local Plan, Design SPD and the NPPF. 

 

 

4.11 mpact upon neighbouring dwellings  

 

4.12 The nearest neighbours to the application site are Nos.1 & 5 Pool Meadow Close.  

 

4.13 The occupiers of No.5  have raised concerns regarding the overbearing impact 

from the proposed two storey extension on the use of their garden. The occupiers of this 

property already have a two storey dwelling (No.7) set significantly further back than 

their dwelling which is constructed along the shared boundary for a distance of 6.5m. 

Concern has been raised that the introduction of the projecting two storey extension (2m 

beyond the rear elevation) and on higher ground would result in an overbearing impact on 

their garden and would result in the garden feeling hemmed in. Whilst the proposed 

extension would project back, the proposed two storey extension does comply with the 

Councils Daylight standard.  Furthermore, it would only be constructed along part of the 

boundary thus not impacting on the openness of the wider garden to this dwelling.  Also, 

the proposed extension incorporates a hipped design and lower roof height than the host 

dwelling to minimise impact on the neighbours.  As such, whilst it is acknowledged that 

the proposed two storey extension would be visible from the garden of No. 5, on balance 

it would not result in a significant overbearing impact.    

 

4.14 Concern was also raised regarding the location of the window in the first floor 

rear elevation of the two storey extension allowing views of the neighbouring garden.  

The proposed rear facing window would afford additional views over neighbouring 

gardens.  However, this is not unusual in a built up environment.  In any case views from 

the proposed window would be no more evasive than the existing windows on the rear 

elevation. 

 

4.15 The property to the north (No.1) is sited on higher ground than the application site 

(approx. 1.5m). The proposed single storey extension would be constructed adjacent to 

this shared boundary in place of the existing conservatory. Currently, the conservatory 

comprises a height of 3.7m and a depth of 3.7m. The difference in levels plus the close 

board fence between the two dwellings would result in approx. 1.1m of the single storey 

extension being visible, this relationship is considered acceptable. The two storey element 

of the proposal would also be visible however; this would be at a distance of 3m from the 

shared boundary. The hipped design of the proposed roof and the intervening extension 

would ensure the impact on the adjoining occupiers is also kept to a minimum.  
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4.16 The Daylight / Outlook Standard as stipulated within the Design SPD seeks to 

avoid any adverse effects of loss of amenity to adjacent properties. When taking the 

25/45-degree splay from the neighbouring principal front and rear facing windows no 

obstruction is caused to Nos. 1 & 5 Pool Meadow Close.  Therefore there would be no 

loss of light as a consequence of the proposal. 

 

4.17 With regard to the properties within Overpool Close which back onto the 

application site; the proposed two storey extension complies with the separation standard 

to the property to the rear retaining a distance of 25m. The Design SPD seeks a distance 

of 21.3m.  

 

4.18 For the above reasons, the proposed extensions comply with the Councils 

Daylight / Outlook Standard and spatial standards as stipulated within the Design SPD 

and  therefore would have no adverse impact on the amenity of adjacent dwellings and 

therefore acceptable.   

 

4.19 Parking implications:  The Councils Supplementary Planning Document (SPD): 

Parking Standards, Travel Plans and Developer Contributions for Sustainable Transport, 

states that residential dwellings with four bedrooms should have three car parking spaces. 

The existing garage will be retained however, it will be reduced in size and therefore be 

of an insufficient size for the parking of a vehicle. As such three spaces will be required 

within the front curtilage.  

 

4.20 Currently there is sufficient room upon the hardstanding for two spaces. However, 

there is adequate room to provide a third space in place of the grassed area.  

 

4.21 The existing grassed area of the front garden would be removed in order to 

accommodate three parking spaces. Considering there are several properties in the locale 

that have full hardstanding to the front of their properties, or have minimal lawned areas, 

the alterations to the front of the host dwelling would have no material impact upon the 

streetscene. Also, the applicant could replace the landscaping with hardstanding under the 

permitted development rights for the dwelling.  

 

4.22 A condition has been attached stating that the driveway should be made of porous 

material or directed towards a permeable or porous area in order to prevent surface water 

run-off onto the highway. 

 

4.23 Other issues raised though the consultation process 

 

4.24 The proposal will have a detrimental impact on the view of the pool from the 

properties along Chaseside Drive;   the view of the pool is currently achieved across third 

party land. Neighbours are not entitled to a view across third party land.  

 

4.25 Potential for subsidence or damage to adjoining properties The issues of damage 

and general disturbance as a result of building works is a civil issue between the relevant 

parties and is not a material planning consideration. 
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4.26 Access to the rear garden to construct the extensions is limited and may impact 

the neighbouring properties: This would be a civil issue between the applicant and the 

neighbours.  

 

4.27 Impact on property values:  This is not a material planning consideration. 

 

 

5.0 HUMAN RIGHTS ACT 

 

5.1 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 The proposal is of good design quality being of an appropriate size and scale for 

its location and 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, The Residential Extensions 

Design Guide and the requirements of the NPPF 
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Application No:  CH/15/0395 

Received: 01-Oct-2015 

 

Location: Land rear of 854 & 856, Pye Green Road, Hednesford 

Parish: Hednesford 

Ward: Hednesford Green Heath Ward 

Description: Proposed erection of 3no. Dwellings with new access road and 

demolition of garage  

 

 

Application Type: Full Planning Application 

 

RECOMMENDATION  Refuse for the following reason:- 

 

 

1. The proposed development by virtue of its detrimental impact on the TPO Sycamore 

Tree is considered unacceptable and contrary to Local Plan Policy CP3, the Design 

SPD and the NPPF, which all seek to safeguard existing trees, which make a valuable 

contribution to the amenity of the area and in the interests of securing high quality 

design in new developments. 

 

 

Reason for Committee decision: Town Council objection and applicants request to 

address Planning Control Committee  

 

EXTERNAL CONSULTATIONS 

 

Staffordshire County Highways - No objection subject to conditions 

 

Hednesford Town Council – Objection - Over intensive development of backland / 

garden.   

 

 

INTERNAL COMMENTS 

 

Environmental Protections – No objections, with advice that the demolition should be 

undertaken in accordance with the Building Act and British Standards 

 

Housing Strategy  - No off site affordable housing contribution required. 

 

Trees, Landscape and Countryside – Objection due to the detrimental impact of the 

proposed access on the TPO tree:- 

 

• The supporting evidence that has been provided does not adequately assess the 

impact of the development on the tree at the front of the site while other trees 
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have not been assessed at all.  Constraints have also been applied inappropriately 

with particular reference made to the Root Protection Areas (RPA) distribution.    

• There is a significant level change to the north of the site which will need to be 

lowered to facilitate the proposed drive thus severing roots within the RPA.  With 

the lack of a suitable engineering solution, such actions will most likely be to the 

detriment of the tree in terms of its physiological health and structural stability 

and may become a safety issue for users of the public highway.   

• The tree to the front of the property is subject to a tree preservation order and is a 

material consideration of the planning process.  At present the application would 

most likely lead to the decline of the tree and its loss would have a significant 

negative impact on the local environment.   

 

 

RESPONSE TO PUBLICITY 

 

Site notice and adjacent occupiers notified with 4 letters of objection received.  Issues 

raised regarding:- 

 

• Loss of privacy to existing properties; 

• Inadequate site access; 

• Inadequate parking due to the mature sycamore tree / already parking problems in 

this location; 

• Over intensification of the land; and 

• Surrounding houses are single storey; houses would be out of character with this. 

 

RELEVANT PLANNING HISTORY  

None relevant 

 

1.0 SITE AND SURROUNDINGS  

 

1.1 The application site relates to the rear gardens of No.854 & 856 Pye Green Road.  

 

1.2 The site is roughly rectangular in shape and measures (68m x 29m) this equates to 

a larger plot than surrounding dwellings.  

 

1.3 The site accommodates two dwellings; one being a bungalow and the other a two 

storey back of pavement house.  

 

1.4 The single storey dwelling (No.854) is of brick and tile construction and benefits 

from an integral garage set behind a generous frontage (14m deep). The driveway 

comprises of an in/out drive with a small grassed area to the front.  

 

1.5 The two storey dwelling (No. 856) is sited to the rear of the highway behind a 

short (3m deep) frontage bound by a 1.5m approx hedgerow. This dwelling 

comprises of facing brickwork to the front elevation and a cream render  finish to 

the sides. The driveway is sited to the side of the main building adjacent the 
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access to the single storey property (separated by a step down and a grassed strip) 

and leads to a detached garage in the rear garden.   

 

1.6 There is a mature Sycamore tree adjacent the site frontage which is subject to 

Tree Preservation Order (TPO) 49/2003. 

 

1.7 Adjacent to the application site to the north are dwellings, to the east bungalows 

and to the south a social club. The land to the west gives way to open fields. The 

topography of the site slopes down from north to south. 

 

 

2.0 PROPOSAL  

 

2.1 The application proposes the partial demolition of the existing bungalow (garage) 

to facilitate vehicle access and the erection of 3 dwellings to the rear of the site.  

 

2.2 The proposed dwellings would be of a dormer bungalows with three bedrooms 

provided in the roof space. Each dwelling would comprise of a footprint of 80m² 

and would be set in individual plots of between approx. 230m² and 272m². Each 

proposed dwelling would benefit from two allocated parking spaces to the front 

and a private rear garden (approx. 100m²).  

 

2.3 The proposed dwellings are of a bespoke design that incorporates two small 

dormers to the front roof slope and two small dormers to the rear roof slope. Brick 

and tile porches are located to the centre of the front elevation and the buildings 

would be finished with brick walls and tile roof.  

 

2.4 The proposed dwellings would be constructed to a height of 6.2m (3m to the 

eaves).  

 

2.5 The new dwellings would be accessed via a shared driveway that runs between 

the existing dwellings (Nos. 856 & 854 Pye Green Road) in the position of the 

existing garage (proposed to be demolished).  

 

2.6 The existing dwellings within the application site will have their parking 

provision altered. The parking for these dwellings would be located on the 

existing driveway (No.854) and on the proposed hardstanding to the rear (No. 

856). The gardens of these two dwellings would also be reduced to 18m and 34m 

respectively.  

 

2.7 The existing Sycamore Tree to the front is to be retained.  

 

 

3.0 PLANNING POLICY  
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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.  

 

3.5 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. 

 

3.6 CP3 - Chase Shaping – Design 

High quality design will be a requirement of all development. The key elements 

of high quality design include: 

 

a) the design of the proposal has been considered in its context, 

complementing and enhancing the character and appearance of the 

local area  

b) be well related within the development and to existing buildings and 

their surroundings in term of layout, density, access, scale, appearance, 

landscaping and materials based upon an understanding of the context 

of the site, 

c) Successfully intergrate with existing trees, hedges and landscape 

features of amenity value and employ measures to enhance 

biodiversity and green the built environment with new planting 

designed to enhance local distinctiveness, 

d) Protect the amenity enjoyed by existing properties. 

 

 

3.7    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 with 66% in Cannock.  

 

Item No. 6.25



Planning Control Committee 12-Oct-2016 

3.8    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.  

 

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

provision 15+ 

 

3.9    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). 

 

3.10 National Planning Policy Framework  

 

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.  

 

3.11   6: Delivering a wide choice of high quality homes 

 

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

presumption in favour of sustainable development. 

 

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

planning authorities should plan for a mix of housing. 

 

3.12    7. 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. 

 

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

quality and inclusive design. 

 

3.14 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 
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- Are visually attractive as a result of good architecture and appropriate 

landscaping 

 

3.15 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. 

 

3.16 11. Conserving and enhancing the natural environment 

  

3.17 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. 

 

3.18 Design SPD    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.  It includes the following 

guidance –  

• 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.  

• 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.  

• Trees are widely recognised to improve the quality of life and add 

character, shape, colour and biodiversity to the street scene as well as 

the local area. TPOs help to ensure that trees of amenity value are 

safeguarded, particularly in conjunction with development proposals.  

 

3.19 Parking Standards, Travel Plans & Developer Contributions for Sustainable 

Transport (SPD)  

  

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.  

 

 

4.0 DETERMINING ISSUES 

 

4.1 The determining issues for the application are:- 

• Principle of development 
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• Character, layout, design and impact on the street scene. 

• Impact upon neighbouring dwellings 

• Access and Parking 

• Impact on trees 

• Affordable housing provision  

• Impact upon the Cannock Chase Special Area of Conservation  

 

4.2 Principle of development   Cannock Chase Local Plan Policy CP1 – supports 

housing in existing urban areas and advocates a presumption in favour of 

sustainable development where the adverse impacts would not significantly and 

demonstrably outweigh the benefits when assessed against local and national 

policies.   Local Plan Policy CP6 identifies sites / areas allocated or suitable for 

housing.  This makes no reference to developing gardens. 

 

4.3 Further guidance set out in the NPPF, also supports the creation of high quality 

housing in sustainable locations.  In respect of garden developments Paragraph 

53, advises that Local planning authorities may 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.   The local planning 

authority has no specific policy relating to development on residential gardens, 

and, each application is considered on its merits in terms of character, 

appearance and impact on amenity of neighbours in accordance with the Design 

SPD.  The application site is located wholly within the urban area of Cannock.  

The application site is located in a sustainable location within an existing urban 

settlement, in close proximity to the town centre and near schools. The area 

surrounding the application site is residential.  As such, the principle of 

developing a garden site is acceptable, subject to the following considerations. 

 

4.4 Design and impact on surrounding area   Local Plan Policy CP3 requires high 

standards of design of buildings and spaces whilst reflecting local identity, 

enhancing the character and appearance of the local area and reinforcing its 

distinctiveness.  It also seeks to safeguard the amenity of neighbours. 

 

4.5 The dwellings fronting Pye Green Road are arranged in a linear form set behind 

generous frontages (with the exception of No.856 which has a very short 

frontage). The dwellings themselves are substantial and set within spacious 

plots with generous frontages and deep rear gardens. The proposed development 

would further sub-divide the two gardens to create three new separate plots to 

the rear.  

 

4.6 There are some existing out buildings within the rear gardens of the application 

site and neighbouring properties, however, these have been constructed within 

close proximity to the host buildings and do not visually intrude upon the open 

character of the rear gardens.  
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4.7 There are no dwellings in the rear gardens in Pye Green Road and to that extent 

the proposal would represent a form of development which would not fit with 

the established ‘urban grain’ pattern of development for the wider area.  

Notwithstanding this, the views of the proposed dwellings from the public 

domain would be minimal (along the proposed access drive only). As such, 

there would be little material harm to either the character or appearance of the 

wider area. 

 

4.8 The Layout    The proposed layout is logical and is based on limiting the impact 

of the development on the surrounding area, retaining appropriate car parking 

and providing amenity areas for future occupiers. 

 

4.9 Scale & Appearance     The scale of the proposed development is for three 

dwellings with associated parking and amenity space. The dormer bungalow 

design up to a height of 6.2m together with the 10m+ deep rear gardens would 

protect the outlook of the adjacent dwellings and would retain the bungalow 

character found within this location.  The revised design of the host properties to 

facilitate the access to the rear is negligible.  

 

4.10 Landscaping  The landscaping proposed is minimal. However, the plans indicate 

landscaping to the rear of the existing dwellings to provide additional screening. 

No other landscaping is proposed however, the site is limited and the rear 

gardens of the individual plots would be planted by the future occupiers.  

 

4.11 Impact upon neighbouring dwellings   The Design SPD, requires a 21.3m 

distance between the principle windows of existing and proposed dwellings.  In 

this instance, this standard is met in relation to all surrounding dwellings.    

 

4.12 Due to the siting and orientation of the proposed development and the existing 

dwellings within Fisher Street, the proposed dwellings would meet the Councils 

‘space about dwelling’ standard, and therefore have no adverse impact on the 

existing dwellings in terms of loss of daylight, overbearing impact or loss of 

privacy.  

 

4.13 The proposed dwellings would introduce 1 ½ storey development 0.6m from the 

shared boundary with No. 856a.  As such, the nearest dwelling to the shared 

boundary (plot 3) would have a 1
st
 floor window within close proximity to the 

shared boundary. In this instance, the nearest first floor window would be to a 

bathroom and therefore comprise of obscure glazing. This would prevent any 

issues of overlooking and would be conditioned to be fixed and obscure glazing.  

 

4.14 The proposed side elevation of plot 1 would face the rear elevation of the 

properties sited within Tudor Road. The general character of the area from the 

rear gardens is fairly open with low level fencing and minimal landscaping 

which allows views across several rear gardens through to Tudor Road. The site 

also rises up from Tudor Road to the application site. Notwithstanding this, the 
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proposed development would be at a distance of 34m which is in excess of the 

13.7m required within the Design SPD.  

 

4.15 Impact on host dwellings    The proposal would result in the removal of the 

existing integral garage to No.854 in order to facilitate the access to the new 

dwellings.  However, there is adequate hardstanding to the front of this dwelling 

to provide the required number of parking spaces for this property. The rear 

garden would remain 17m deep which is well above the requirement in the 

Design SPD.  

 

4.16 The existing access that runs adjacent No.856 will be replaced and extended in 

width to facilitate the private drive to the proposed dwellings. As such, the 

parking for this dwelling would be removed. The proposed plans indicate a new 

parking area behind this dwelling incorporating the existing garage accessed off 

the proposed private drive. This would provide parking for the two required 

vehicles. 

 

4.17 Access and Parking   The proposed access would be 4.2m wide between 

Nos.856 and 854.  

 

4.18 The access  would extend along the side of No.854 and terminate in the parking 

and turning area for the proposed dwellings to the rear. Two parking spaces are 

proposed per new dwelling. As such, the proposal accords with Parking 

Standards, Travel Plans & Developer Contributions for Sustainable Transport 

(SPD). 

 

4.19 Staffordshire County Highways Officers have assessed the application and 

raised no concern in terms of highway safety.  

 

4.20 Impact upon TPO Sycamore Tree  The proposed access would be in close 

proximity to a large TPO’d sycamore tree to the front of No.854.  This tree is an 

attractive feature and adds to the appearance of the street scene.  The access 

would be sited within the root protection area of this tree.  The applicant has 

submitted a tree survey and included measures for protection and retention the 

tree however these are not considered sufficient by the Council’s Tree Officer 

and as such it is considered that the proposal would have an adverse impact 

upon the protected tree.   

 

4.21 It is the opinion of the Councils Tree Officer that the installation of the drive on 

the existing block paved area would raise the levels of the drive significantly 

causing issues with meeting the highway unless the new drive is dug into the 

ground which would damage the tree roots and compromise the tree.   

 

4.22 Further, it is unclear how the drive can be widened onto No.856 without digging 

down to get the levels of the two sides to match.  It is likely that the roots of the 

TPO tree will come up in this area as roots proliferate into areas which are 
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suitable for growth and with this being a soft landscape strip there is no reason 

why they will not be found there.   

 

4.23 For the reasons above, the proposed development by virtue of its detrimental 

impact on the TPO Sycamore Tree is considered unacceptable and contrary to 

Local Plan Policy CP3, the Design SPD and the NPPF, which seeks to 

safeguard existing landscaping in the interests of the amenity of the wider area. 

 

4.24 Amenity for future occupiers of the new dwellings:  The proposal would 

provide good quality homes in a sustainable location with good quality and 

generous living / amenity space and sufficient parking to meet the needs of the 

development. As such, the proposed dwellings would incorporate a good 

standard of amenity for future occupiers.  In accordance with Local Plan Policy 

CP3 and the Design SPD. 

 

4.25 Impact upon the Special Area of Conservation   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. 

 

4.26 Community Infrastructure Levy (CIL)    The Councils CIL Charging Schedule 

was approved on 19
th

 February 2015 and came into effect on the 1
st
 June 2015. 

The CIL for all new residential development is £40 (index linked) per square 

metre of floorspace and is used to pay for infrastructure. 

 

4.27 Affordable Housing Provision 

Notwithstanding the provisions of Policy CP2, it is noted that the Planning 

Practice Guidance has been updated in light of decisions handed down by the 

Court of Appeal in the case of West Reading and Berkshire. As such, this 

Council is no longer pursuing S106 contributions for housing schemes of 10 or 

less units.  

 

5.0 HUMAN RIGHTS ACT 

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

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

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

against this decision.  

 

6.0 Conclusion 

The proposed development by virtue of its detrimental impact on the TPO 

Sycamore Tree is considered unacceptable and contrary to Local Plan Policy 
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CP3, the Design SPD and the NPPF, which all seek to safeguard existing trees, 

which make a valuable contribution to the amenity of the area and in the 

interests of securing high quality design in new developments. 
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CH/13/0020 

71, Burntwood Road, Norton Canes 

Outline planning permission for erection of 65 no. houses and associated 

works (outline: access and layout) and retention of 71 Burntwood Road. 

15 objections received and  1 petition with 13 signatures. 

 

Item No. 6.33



Location Plan 

Item No. 6.34



Site Plan 

Item No. 6.35



Planning Control Committee 12-Oct-2016 

 

Application No:  CH/13/0020 

Received: 14-Jan-2013 

 

Location: 71, Burntwood Road, Norton Canes 

Parish: Norton Canes 

Ward: NORTON CANES 

Description: Outline planning permission for erection of 65 no. houses and 

associated works (outline: access and layout) and retention of 71 Burntwood Road. 

 

Application Type: Outline Planning Major 

 

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. A1   Time Limit -Outline Permission 

2. A2   General Outline Condition 

3. No clearance of vegetation or any other site preparation works shall be carried out on 

any part of the application site without the prior approval of the Local Planning 

Authority. 

 

Reason 

To safegaurd the nature conservation value of the site in accordance with the NPPF. 

4. The development hereby approved shall not commence until drainage plans for the 

disposal of surface water and foul sewage have been submitted to and approved by 

the Local Planning Authority. The scheme shall be implemented in accordance with 

the approved details before the development is first brought into use. 

 

Reason 

To ensure that the development is provided with a satisfactory means of drainage as 

well as to reduce the risk of creating or exacerbating a flooding problem and to 

minimse the risk of pollution.  In accordance with the NPPF. 

5. A12  Layout and Maintenace of Balancing pond, . 

6. Before the development hereby approved commences details of a package for future 

occupiers advising them about local open space provision shall be submitted to and 

agreed in writing with the Local Planning Authority.  Thereafter the information 

package shall be provided to each new occupier(s) of all proposed dwellings within 

the application site. 
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Reason 

In the interests of safeguarding the Cannock Chase Special Area of Conservation 

(SAC).  In accordance with Policy CP13 of the Cannock Chase Local Plan (Part 1) 

and the National Planning Policy Framework.   

 

7. E1   Tree & Hedge Retention 

8. E6   Arboricultural Work 

9. No construction works shall be undertaken in association with the development 

hereby approved between the hours of 19:00hrs  and 07:00hrs Monday to Friday, 

13:00hrs  and 07:00hrs on Saturdays and at no time on Sundays, Bank or Public 

Holidays, unless otherwise agreed in writing with the Local Planning Authority. 

 

Reason 

In the interests of the amenity of nearby neighbours.  In accordance with Policy CP3 

of the Cannock Chase Local Plan (Part 1). 

10. No development shall take place until a Construction Method Statement has been 

submitted to, and approved in writing by, the local planning authority. The approved 

Statement shall be adhered to throughout the construction period. The Statement shall 

provide for: 

 

i.the access / parking of vehicles of site operatives,visitors and deliveries.  Particularly 

the management of deliveries to avoid school peak times; 

ii.loading and unloading of plant and materials 

iii.storage of plant and materials used in constructing the development 

iv.the erection and maintenance of security fencing 

v.wheel washing facilities 

vi.measures to control the emission of dust and dirt during construction 

vii.a scheme for recycling/disposing of waste resulting from demolition and 

construction works 

viii. Traffic Management Plan 

 

Reason 

In the interests of the amenity of the area and neihghbours in accordance with Policy 

CP3 of the Cannock Chase Local Plan (Part 1) . 

11. No development shall commence until a Waste Management Plan, in relation to the 

proposed development has been submitted to and agreed in writing with the Local 

Planning Authority.  Thereafter the development shall be carried out in accordance 

with the approved Waste Management Plan. 

 

Reason 

To ensure that the development is undertaken in a sustainable manner and to ensure 

that materials are disposed or recycled effectively. 

12. No development shall commence until an Air Quality Assessment has been prepared 

and submitted to the Local Planning Authority.  The Air Quality Assessment shall 

include an assessment of changes to air quality as a consequence of the development 

and its construction phase.  Any recommendations and mitigation measures identified 
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in the report shall also be implemented in accoprdance with the requirements of the 

assessment, prior to the occupation of the development hereby approved. 

 

Reason 

To manage air quality and safeguard the amenity of nearby residents in accordance 

with the NPPF. 

13. Notwithstanding the approved plan in accordance with the Council’s Parking 

Supplementary Planning Document (SPD) the following parking provision shall be 

provided: for 2 & 3 bed dwellings - 2 spaces per dwelling; for 4 or more bed 

dwellings -3 spaces per dwelling.  In addition, all garages shall have minimum 

internal dimensions of 6m x 3m. 

 

Reason 

In the interests of proper planning and highway safety in accordance with the 

Cannock Chase Local Plan (Part 1) and the NPPF. 

14. The development hereby permitted by this planning permission shall only be carried 

out in accordance with the approved Flood Risk Assessment (FRA) ’71 Burntwood 

Road, Norton Canes, Flood Risk Assessment, May 2012, Version 4.0, Ref:  RAB272’ 

and the following mitigation measures detailed within the FRA: 

 

1.  Limiting the surface water run-off from the site to the equivalent unit QBAR 

Greenfield Runoff rate of 4.9l/s/Ha (as detailed in section 5.1.2 of the FRA). 

 

2.  Finished floor levels are set no lower than 600 mm above the 1% annual 

probability (1 in 100 year) with climate change flood level (as detailed in section 4.5 

of the FRA). 

 

3.  A standard 8 m easement would be provided adjacent to the watercourse, taken 

from top of bank (as detailed in section 4.7 of the FRA). 

 

4.  During the construction phase the need for a trash/security screen should be 

assessed to bring a flood risk reduction to the local area.  The assessment and screen 

design should be undertaken in accordance with the Environment Agency/Defra 

Document Trash and Security Guide 2009 (as detailed in section 4.3 of the FRA). 

 

5.  The proposed surface water drainage scheme will include the provision of an 

above ground surface water attenuation pond to accommodate the surface water run 

off generated from the 100 year (with a 30% increase in peak rainfall intensity to 

account for the impact of climate change) critical rainfall event and the pond will 

include a freeboard of 300 mm in accordance with CIRIA recommendations (as 

detailed in section 5.1.2 of the FRA). 

 

The mitigation measures shall be fully implemented prior to occupation and 

subsequently in accordance with the timing/phasing arrangements embodied within 

the scheme, or within any other period as may subsequently be agreed, in writing, by 

the local planning authority. 
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Reasons: 

1.  To prevent flooding by ensuring the satisfactory storage of/disposal of surface 

water from the site. 

 

2.  To reduce the risk of flooding from blockages to the existing culvert(s). 

 

3.  To reduce the risk of flooding to the proposed development and future occupants. 

 

15. Condition 

No development shall take place until a surface water drainage scheme for the site, 

based on sustainable drainage principles and an assessment of the hydrological and 

hydro-geological context of the development, has been submitted to and approved in 

writing by the local planning authority.  The drainage strategy should demonstrate the 

surface water run off generated up to and including the 1 in 100 year (within a 30% 

increase in peak rainfall intensity to account for the effects of climate change) critical 

storm is limited to the equivalent unit QBAR Greenfield Runoff rate (i.e. 4.9l/s/Ha).  

The scheme shall subsequently be implemented in accordance with the approved 

details before the development is completed. 

 

The scheme shall be fully implemented and subsequently maintained, in accordance 

with the timing arrangements embodied within the scheme, or within any other period 

as may subsequently be agreed, in writing, by the local planning authority. 

 

Reason: 

1.  To prevent the increased risk of flooding, both on and off site. 

 

16. K2   Site Investigation Required 

17. No development shall commence until a 'reptile mitigation strategy' and 'biodiversity 

management plan' have been submitted to and agreed in writing with the Local 

Planning Authority.  The scope and contents of these documents shall be agreed with 

the Local Planning Authority prior to submission.  The 'reptile mitigation strategy' 

and 'biodiversity amnagement plan' shall be implemented in accordance with the 

approved details, unless otherwise agreed in writing with the Local Planning 

Authority. 

 

Reason 

In the interests of preserving and promoting biodiversity, in accordance with Local 

Plan Policy CP12 and the NPPF. 

18. The dwellings identified as bungalows on the approved plan (Plots 43, 53, 

54,55,56,57) shall be single storey only. 

 

Reason 

 

In the interests of the amenity of existing residents in accordance with Policy CP3 of 

Cannock Chase Local Plan (Part 1). 
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19. The development hereby permitted shall not be commenced until full details of the 

accesses and off-site highway works (including footway widening and bus stop 

works) as broadly indicated on Drawing Number 30300 01 REV. L have been 

submitted to and approved in writing by the Local Planning Authority. The 

accesses/off-site highway works shall thereafter be constructed in accordance with the 

approved details prior to the commencement of development. 

 

Reason 

In order to comply with NPPF paragraph 32. 

20. The development hereby permitted shall not be brought into use until the visibility 

splays shown on Drawing Number 30300 01 Rev. K have been provided. The 

visibility splays shall thereafter be kept free of all obstructions to visibility over a 

height of 600 mm above the adjacent carriageway level. 

 

Reason 

In order to comply with NPPF paragraph 32. 

21. Important Notes To Applicant 

 

County Highways 

 

This consent will require approval under Section 7 of the Staffordshire Act 1983 and 

will require a Section 38 of the Highways Act 1980. Please contact Staffordshire 

County Council to ensure that approvals and agreements are secured before 

commencement of works. 

 

22. Approved Plans 

 

 

Reason for Committee decision: Changes to S106 Agreement requirements. 

 

BACKGROUND  

 

This planning application was considered and recommended for approval, subject 

to the completion of a S106 Agreement and conditions by Planning Control 

Committee at its meeting on the 30
th

 July 2014, with an additional condition in 

respect of ‘reptile mitigation strategy’ / biodiversity plan and any other conditions 

and informatives as recommended by Staffordshire County Council Highways.  The 

S106 Agreement requirements were as follows: 

 

- 20% affordable housing; 

- Primary education contribution to be used in Norton of £154,434; 

- Cannock Chase Special Area of Conservation (SAC) mitigation contribution 

of £450 per dwelling; 

- Off site sport and recreation, indoor and outdoor contribution using the 

same formula per dwelling as the other two Norton Canes developments 

(Bloor/Persimmon and Taylor Wimpey) amounting to £93,888; 
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- Financial contribution to health facilities based on the formula in the now 

superseded Supplementary Planning Document 

- Provision of on-site open space, cycleway, reptile habitat and arrangements 

for future maintenance. 

 

The S106 agreement has not been progressed.   Whilst there have been no 

significant changes to the site and its surroundings. There have been changes in 

national and local planning policy.  At a national level the National Planning Policy 

Guidance has been introduced and at a local level the Council has introduced new 

Supplementary Planning Documents, which include: Design – Supplementary 

Planning Document (SPD) July 2015 and Developer Contributions and Housing 

Choices – Supplementary Planning Document (SPD) April 2016.   The Council has 

also adopted a Community Infrastructure Levy (CIL).   The latter two are of most 

significance to this planning application. Therefore, this planning application is 

before Planning Control Committee again, with an updated report to consider the 

proposal in light of the above changes, which mainly relate to the S106 Agreement 

requirements. 

 

 

EXTERNAL CONSULTATIONS 

 

Environment Agency- No objection, subject to recommended conditions and 

informatives. 

 

Network Rail - No Objection 

 

Natural England – Have provided the following advice: 

 

Conservation of Habitats and Species Regulations 2010 (as amended)  

Wildlife and Countryside Act 1981 (as amended)   

 

Natura 2000 sites – Further information required  

 

Cannock Extension Canal Special Area of Conservation (SAC)  

 

The application site lies within 2km of Cannock Extension Canal Special Area of 

Conservation (SAC). 

 

Cannock Chase Special Area of Conservation (SAC)  

 

The application site lies within 6km of the Cannock Chase Special Area of Conservation 

(SAC) and therefore lies within the 15 km zone of influence identified around the SAC.  

 

Further information required – No Habitats Regulations Assessment  

 

The consultation documents provided by your authority do not include any information to 
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demonstrate that the requirements of Regulations 61 and 62 of the Habitats Regulations 

have been considered, i.e. your authority has not recorded your assessment and 

conclusions with regard to the various steps within a Habitats Regulations Assessment.  

 

It is Natural England’s advice that, as the proposal is not necessary for European site 

management, your authority should determine whether the proposal is likely to have a 

significant effect on any European site. If your authority is not able to rule out the 

likelihood of significant effects, there are uncertainties, or information to clarify areas of 

concern cannot be easily requested by your authority to form part of the formal proposal, 

you should undertake an Appropriate Assessment, in accordance with Regulation 61 of 

the Habitats Regulations, including consultation with Natural England.  

 

Natural England would be happy to assist further as your assessment is undertaken. 

Natural England is a statutory consultee at the appropriate assessment stage. On the 

basis of the information provided, Natural England is able to advise the following to 

assist you with your Habitats Regulations Assessment. Decisions at each step in the 

Habitats Regulations Assessment process should be recorded and justified.  

Cannock Extension Canal - Natural England considers it unlikely that the proposal will 

have a significant effect upon this SAC. Nonetheless, when considering avoidance and 

mitigation measures for the Cannock Chase SAC your HRA should consider potential 

‘knock on’ effects upon the Cannock Extension Canal SAC.  

Cannock Chase SAC - Your interim planning policy paper guides the Council on the 

approach to be taken in deciding whether or not the development proposal is likely to 

have a significant effect upon the Cannock Chase SAC in terms of additional recreation 

pressure.  

Please consult us again when you have considered your approach to HRA for this 

development proposal.  

 
Designated Sites  

The application site lies within 5km of the following Sites of Special Scientific Interest 

(SSSI):  

1. Chasewater and South Staffordshire Coalfield Heaths (Within 500m)  

2. Gentleshaw Common (2km)  

3. Clayhanger (4km)  

4. Stowe Pool and Walkmill Claypit (Walkmill Claypit component = 4.7km)  

 

Given the nature and scale of this proposal, Natural England is satisfied that there is not 

likely to be an adverse effect on these sites as a result of the proposal being carried out in 

strict accordance with the details of the application as submitted and taking account of 

the planning condition material below. We therefore advise your authority that this SSSI 

does not represent a constraint in determining this application. Should the details of this 

application change, Natural England draws your attention to Section 28(I) of the Wildlife 

and Countryside Act 1981 (as amended), requiring your authority to re-consult Natural 

England.  

 

Conditions  
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A holistic approach to managing recreation demand arising from the development should 

be adopted. Careful consideration should be given to ensure that mitigation measures to 

address additional recreation pressure on the Cannock Chase SAC do not lead to 

unsustainable additional pressure upon local designated sites. Proactive measures such 

as a resident’s information pack including details of local open space resources is one 

option to encourage new homeowners to enjoy these local assets while also making them 

aware of their sensitivities.  

 

This condition material is required to ensure that the development, as submitted, will not 

impact upon the features of special interest for which the listed SSSIs are notified.  

 

Protected Species  

We note the Planning Supporting Statement’s reference to an ‘extended Phase One 

Habitat Survey and initial bat survey’ together with a Habitat Suitability Index (HSI) 

assessment for great crested newt habitat. At the time of writing we were unable to locate 

these documents on the Council’s web-based planning pages.  

Given the passage of time since the original submission of these documents (with 

reference to our advice letter dated 30 January 2013) the council should satisfy itself that 

these assessments remain sufficiently up to date to determine the amended application.  

 

Other advice  

We would expect the Local Planning Authority (LPA) to assess and consider the other 

possible impacts resulting from this proposal on the following when determining this 

application:  

• local sites (biodiversity and geodiversity)  

• local or national biodiversity priority habitats and species.  
 

Norton Canes Parish Council  

- Requested that Planning Committee undertake a site visit as site is not big enough to 

accommodate proposed development.   

- Concern about access and egress given that the development is close to high school; 

- Health and safety concerns in relation to balancing pond; 

- Concern over impact on dwellings in Legion Close; 

- Bungalows should be considered to the rear of Legion Close; 

- Noise impact on neighbours in bungalows; 

- Whether S106 monies can be used to create car parking for school as Burntwood 

Road already congested because of existing school related traffic; 

- Flooding arising from existing brook, this issue needs resolving before proposed 

development proceeds. 

 

Staffordshire County Council (Education)  

Advise that the proposed development will increase demand for school places within the 

vicinity of the application site and therefore require a financial contribution towards the 

provision of education to meet the needs of future occupiers.  Education contribution of 

£154,434, based on a requirement for 14 primary school places, 10 high school places 

and 2 sixth form places. 
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Staffordshire County Council (Highways)  No objection subject to conditions and 

informatives. 

 

Severn Trent Water  

No objection, subject to condition in respect of drainage. 

 

Police Crime Design Prevention Officer – Has advised in respect of ‘Secure by Design’.   

 

 

INTERNAL COMMENTS 

 

Council Ecologist – The removal of the proposal to incorporate the existing water course 

into the rear gardens makes this application more acceptable. The separation of the 

water course from the gardens significantly reduces the potential impact of the 

development proposals on the nearby SSSI.  

 

Given the more acceptable nature of the current proposals I am prepared to remove my 

previous objection.   

 

Environmental Health and Public Protection – No objection subject to an Air Quality 

Assessment and Site Investigation in respect of ground gases. 

 

Housing Strategy Officer – 20% (13 units) would be required for affordable housing 

based on a proposal for 65 units.  The affordable housing should meet the Homes and 

Community Agency Design and Quality Standards and Level 3 of the Code for 

Sustainable Homes.  The recommended tenure split would be 80% social rent and 20% 

shared ownership.  The recommended dwelling size as identified in the 2012 Housing 

Needs Study is 63% - 2 beds and 13% - 4 beds.  As there are no 2 bed units proposed on 

the site, combining the 2 & 3 bed need as identified above would give a proposed mix of 

11 x 3 bed houses and 2 x 4 bed houses. 

 

Landscaping – Originally objected but comments on amended scheme as follows: 

 

-  Generally seems to work, most of hedge to Burntwood Road is retained as 

required.  

 

- One central area feature acts as focal point on entrance road. Potential space to 

have avenue effect on entrance road to the ‘feature’. 

 

- Habitat area potentials ok given properties fronting onto it. Will need some 

fencing off. 

 

- There will still be issues with trees adjacent the site boundary in terms of Root 

Protection Areas (RPA’s) construction requirements and more importantly 

shading and future use of garden areas effects on properties – eg plot 31 and 
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especially in terms of access road constructions to plots 42-47. 

 

-  Treatment of stream course is better with properties fronting onto it and the 8.0m 

easement makes sense but the major point not included is the footpath cycleway 

requirement along the side of the stream as stressed previously. Needs to link up 

from the mineral line to Burnthill Road so providing safe access for school users 

as well as general public. Tarmac surface 2.5m wide max would suffice. 

 

- Given the habitat area, stream course and central area – what about future 

maintenance – who by. S106 etc. How are you dealing with the open space 

requirement that the development area /No. of units requires as clearly no 

provision on site. 

 

 

RESPONSE TO PUBLICITY 

 

Site notices were displayed outside the application site and an advert posted in the local 

press.  Adjacent occupiers were also notified by letter and 15 representations have been 

received and a petition with 13 signatures. 

 

A summary of the representations is set out below: 

 

-  Concerns over traffic and highway safety given that there are two schools nearby 

and the area already suffers from parking issues and congestion.  Bus stops nearby 

consequently concern over traffic impact; 

- Flooding problems associated with existing brook along site boundary; 

- Appropriate infrastructure to deal with sewage from development; 

- Will scheme provide affordable housing for local people; 

- Do existing doctors / health facilities, schools have sufficient capacity; 

- Right of way along brook; 

- Impact on existing wildlife; 

- Noise from construction activities; 

- Adverse impact on existing dwellings in terms of overlooking, loss of privacy and 

general loss of amenity; 

- Impact on existing utility provision, gas water and electric; 

- Safety of children. 

- Proposed bungalows should be moved away from existing dwellings. 

 

The petition is from residents in Legion Close who have expressed concerns over: 

-  Loss of privacy; 

- Overlooking 

-  Impact from noise (families) 

-  Loss of amenity 

 

 

RELEVANT PLANNING HISTORY  
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None 

 

1.0 SITE AND SURROUNDINGS  

 

1.1 The application site (as edged red) comprises an irregular shaped land which 

measures 3.57 hectares.  The site is located on the north-western side of 

Burntwood Road.  The application site comprises 71 Burntwood Road and land to 

the north, south and west of it.  The site has a frontage of approximately 18.5m 

along the Burntwood Road, which comprises a tall overgrown hedge. 

 

1.2 The site comprises a detached ‘L’shaped bungalow towards the front and centre 

of the site, set within a mature garden surrounded by mature trees with a number 

of dilapidated out buildings.    The land which forms part of the application site 

beyond the bungalow comprises a series of generally gently undulating fields with 

hedge and tree planted; panel fencing and post and wire boundaries. 

 

1.3 To the north of the site is located Norton Canes High School with Norton Canes 

Primary School to the south east.  Immediately to the west and southwest of the 

site is residential development.  To the south east of the application site runs 

Burntwood Roads and associated dwellings. 

 

1.4 Legion Close and bungalows along this form the south west boundary of the site. 

 

1.5 The site is within walking distance of Norton Canes Local Centre and on a public 

transport route. 

 

1.6 An un-named brook runs along the eastern boundary of the site (details). 

 

 

2.0 PROPOSAL  

 

2.1 The application is in ‘outline’ with all matters reserved except for (access and 

layout), for the development of 65 dwellings with accesses off Burntwood Road.  

Whilst scale and appearance do not form part of this application based on the 

submitted information the development would entirely comprise of single and two 

storey detached and semi-detached dwellings. 

 

2.2 Since the planning application was originally submitted the layout has been 

amended from having four separate balancing ponds around the site to a single 

larger pond at the centre of the development. 

 

2.3 The existing bungalow is to be retained along with its access.  New access points 

are proposed along Burntwood Road.  The main access to the development would 

be approximately 110m north of the entrance to Legion Close.   A secondary 

access, which would serve five dwellings fronting Burntwood Road, would be 
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located opposite No. 58 Burntwood Road. 

 

2.4 The layout centres around a central access and balancing pond feature at the heart 

of the site.  The layout shows 65 mainly detached dwellings with a smaller 

number of semi-detached houses.  A rectangular piece of land in the north-west 

corner of the site would be retained as a reptile habitat. 

 

2.5 The majority of the landscaping along the boundaries would be retained with the 

exception of the hedge along the frontage, which would have sections removed 

and reduced to facilitate the proposed accesses and appropriate visibility splays. 

 

2.6 The application is supported with the following documents:   

 

Design and Access Statement 

Transport Assessment; 

Planning Statement; 

Reptile Mitigation Strategy; 

Extended Phase 1 Habitat and Bat Surveys 

Great Crested Newt Habitat; 

Reptile Survey; 

Flood Risk Assessment. 

 

 

3.0 PLANNING POLICY  

 

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.   

  

3.1 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), National Planning 

Policy Guidance (NPPG) and Supplementary Planning Guidance/Documents. 

 

Cannock Chase Local Plan (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. 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. 

 

CP2 - Developer contributions for Infrastructure 
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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. 

 

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.  The policy also seeks to safeguard 

the amenity of neighbours. 

 

CP5 – Social Inclusion and Healthy Living 

States that the council will work with public, private and other third sector 

partners to ensure that appropriate levels of infrastructure are provided to support 

social inclusion and healthy living in the district.  This includes health, education 

and open space sports and recreation infrastructure amongst others.  These would 

be delivered via a combination of Community Infrastructure Levy monies, as well 

as on and off site direct provision (via Section 106 agreements and good urban 

design). 

 

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).  

 

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.  

 

20% affordable housing being provided by commercial housebuilders on 

developments of 15 or more units. 

 

CP10 - Sustainable Transport 

Improving bus services, continuing the Chase rail line improvements and 

improved walking and cycling opportunity are all identified as key areas in 

support of sustainable transport solutions. 

 

CP12 - Biodiversity and Geodiversity 
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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.  

 

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). 

 

CP16 - Climate Change and Sustainable Resource Use 

In order to help address the challenges presented by climate change positive 

consideration will be given to development proposals that perform well in relation 

to accessibility of services and transport networks, that utilise land assets 

sustainably and which contribute to renewable and low carbon energy generation 

in the District. The highest-risk flood areas will largely be safeguarded and 

positive consideration will be given to appropriate large-scale renewable energy, 

minerals extraction, recycling and waste reduction development proposals. 

 

Design – Supplementary Planning Document (SPD) July 2015.  Sets out design 

advice in respect of new built development.  As this application is in outline with 

all matters reserved except for access and layout; this SPD will be more relevant 

at ‘reserved matters’ subject to the approval of this planning application.   

 

Developer Contributions and Housing Choices – Supplementary Planning 

Document  (SPD) April 2016.  The implications of this SPD have been taken into 

consideration in reviewing the revised S106 requirements. 

 

 National Planning Policy Framework  

  

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”. 

 

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

case are that planning should:-   
 

2 - 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 
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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; 

 

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. Allocations of land for development should prefer land 

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

Framework; 

 

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; 

 

10 - actively manage patterns of growth to make the fullest possible use of 

public transport, walking and cycling, and focus significant development in 

locations which are or can be made sustainable; 

 

Key provisions of the NPPF relevant in this case:  

 

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.  
 

4. Promoting Sustainable Transport 

 

Paragraph 32. All developments that generate significant amounts of movement 

should be supported by a Transport Statement or Assessment and account 

should be taken of the opportunities for sustainable transport modes 

 

Paragraph 35. Developments should be located and designed where practical 

to:- 

- give priority to pedestrian and cycle movements, and have access to high 

quality public transport facilities; 

- create safe and secure layouts which minimise conflicts between traffic and 

cyclists or pedestrians, avoiding street clutter and where appropriate 

establishing home zones; 

- incorporate facilities for charging plug-in and other ultra-low emission 

vehicles; and 

- consider the needs of people with disabilities by all modes of transport. 

 

Item No. 6.50



Planning Control Committee 12-Oct-2016 

6: Delivering a wide choice of high quality homes 

 

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

presumption in favour of sustainable development. 

 

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

planning authorities should plan for a mix of housing. 

 

7. 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 61 considers planning decisions should address connections between 

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

and historic environment. 

 

11. Conserving and enhancing the natural environment 

  

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. 

 

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. 

 

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. 
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Paragraph 120 seeks to prevent unacceptable risks from pollution and land 

stability. 

 

Paragraph 123 aims to mitigate and minimise adverse impacts on health and 

quality of life from noise. 

 

 

4.0 DETERMINING ISSUES 

 

4.1 As already stated this application is in ‘outline’ with all matters reserved except 

for access and layout.  Subject to the approval of this application details in respect 

of appearance, scale and landscaping would be the subject of further ‘Reserved 

Matters’ application(s). Accordingly, the determining issues at this stage are 

detailed below. 

 

4.2 The determining issues for the application are:- 

• Principle of proposed development 

• Layout 

• Access and traffic impact 

• Parking 

• Impact on wildlife and ecology 

• Impact on neighbours 

• Landscaping 

• Impact on existing infrastructure 

• Quality of environment for future occupiers 

• Affordable housing 

• Open space provision 

• Flood risk management 

• Impact on Special Areas of Conservation 

• Other matters raised by neighbours and consultees. 

• S106 Requirements 

 

4.3 Principle of the proposed development 

 

4.4 Whilst the site does in part comprise open fields (Greenfield) it does not benefit 

from any specific designation.  However, part of the site (bungalow and curtilage) 

constitutes previously developed land.  Furthermore, the areas surrounding the 

site are generally developed and the site is within walking distance of Norton 

Canes Local Centre, schools and other services and facilities.  In addition, the site 

is on a regular bus route into Cannock. As such, it is in a sustainable location. 

 

4.5 The wider site was previously used for grazing donkeys and it is understood that 

the previous owner did not wish to sell the land for development, hence it being 

the last allocated residential development site in the Cannock Chase Local Plan 

1997, which had not been subject of a planning application or development to 

Item No. 6.52



Planning Control Committee 12-Oct-2016 

date. 

 

4.6 The application site was covered by saved Local Plan HP1.14, Cannock Chase 

Local Plan 1997.  The site was identified as being 3.6ha in area with a potential 

capacity for 90 dwellings.  It was originally located for development, in the 

Norton Canes Local Plan 1984. 

 

4.7 The site is also identified for potential development in the 2014 Strategic Housing 

Land Availability Assessment  

 

4.8 The most recent planning policy advice as set out in the NPPF, which emphasises 

the need for Councils to ensure that an adequate supply of housing land is readily 

deliverable.  

 

4.9 Therefore, the principle of allocating the site for housing still stands, and 

developing the site for housing is also acceptable, subject to the further 

considerations, set out below. 

 

4.10 Layout – The layout is bespoke to the site due to the variations in development 

surrounding the site and its particular constraints.  As such, it would largely 

function as a separate, stand alone estate.  The layout is based around a central 

access point and the balancing pond at the centre of the site. The main estate road 

would circle the pond with secondary private roads leading off this creating an 

intimate form of development.  In the main dwellings would front, existing 

highway (Burntwood Road), proposed roads, the balancing pond, the reptile 

habitat area or the watercourse.  This allows for strong street scenes along the 

roads and views onto green infrastructure and the watercourse which would 

provide an attractive outlook for future occupiers.  The proposed layout also 

results in rear gardens backing onto each other, in general, which improves 

security.   Based on the layout most of the dwellings would have regular shaped 

and reasonable sized gardens for family dwellings. 

 

4.11 Proposed parking would be in the form of garages to the side and parking spaces 

to the front and sides.   

 

4.12 Whilst scale and appearance would be reserved matters, subject to this application 

being approved.  The applicant has indicated that the majority of the dwellings 

would be two storey, with the exception of dwellings to the rear of numbers 2-16 

Legion Close, which would be bungalows.  This has been conditioned. 

 

4.13 Overall, it is concluded that the proposed layout is logical given the site 

constraints and surrounding area.  As such, in terms of layout the proposals accord 

with the Local Plan and the NPPF. 

 

4.14 Access and Traffic Impact – The application is supported with a Transport 

Assessment, which concludes that:  
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- The site is in an accessible location with a reasonable choice of travel modes 

within walking distance; 

 -  The proposed access adequately achieves the required visibility requirements; 

-  The development generated traffic will result in a minimum increase of 3.3% 

and 3.1% of total traffic flow at the junction of Burntwood Road/Brownhills Road 

for the AM and PM peak hour periods; 

 - The review of the accident data has indicated that there is not a problem with the 

existing road layout of the local highway network and mitigation measures are not 

warranted as part of the development. 

 

4.15 Parking – The Council’s Parking Supplementary Planning Document (SPD) sets 

out maximum requirements for parking, as follows: for 2 & 3 bed dwellings (2 

spaces per dwelling); 4 or more bed dwellings (3 spaces per dwelling). 

 

4.16 The submitted scheme does not show specific information in respect of individual 

dwellings and parking.  However, based on the layout there would appear to be 

sufficient space to accommodate maximum parking levels.  Given that there are 

schools nearby and neighbours have expressed concerns about parking problems 

in the local vicinity; a condition has been recommended, which would require 

maximum parking spaces per dwelling and a requirement that all garages are 6m x 

3m. 

 

4.17 Impact on wildlife and ecology 

The applicant has commissioned surveys to quantify the ecological value of the 

site.   In summary these surveys have concluded that: 

 

4.18 Protected Species  

Bats – Due to the potential of bats in the existing bungalow it is recommend that 

if this is demolished nocturnal emergence surveys be taken prior to any such 

works being undertaken.  (As part of this application the bungalow is to be 

retained); 

- Trees suitable for bats should also be subject to further investigations; 

- Where feasible significant site boundaries should be retained to provide 

commuting and foraging corridors and that these boundaries should not be subject 

to excessive illumination. 

 

4.19 Great Crested Newts – Survey work undertaken on behalf of the applicant 

suggests that as there are no permanent and suitable water bodies on the 

application site and no further survey was required.  

 

4.20 Nesting Birds – The survey recommends that any vegetation clearance should be 

outside bird nesting seasons and that bird boxes are incorporated in the new 

development. 
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4.21 Reptiles – Further to the Phase 1 survey the applicant commissioned a reptile 

survey, which identified that the site could provide suitable habitat for four of the 

most common type of British reptile.  Also, common lizard were identified on 

site.   As a consequence of the findings a Reptile Mitigation Strategy has been 

prepared, which includes the proposed designated reptile habitat in the north west 

corner of the site. 

 

4.22 West European Hedgehog – Any hedgehogs found during construction phase 

should be translocated to suitable habitats. 

 

4.23 Habitats – With respects to habitats the report has identified the following habitats 

as being worthy of retention: 

 

4.24 Dry Heath Habitat – This is located along the north western corner of the site and 

is being retained in the layout and would be utilised as the reptile habitat area. 

 

4.24 Watercourse – The surveys recommend that this is retained along with the 

vegetation on the boundaries.  The watercourse is also being retained and would 

become a feature in the proposed development.  However, it should be managed 

and improved so that it becomes a wildlife corridor 

 

4.25 Trees and hedges - The surveys also require that trees and hedges, which are to be 

retained, are afforded appropriate protection during any development phase. 

 

4.26 Designated Sites 

 

4.27 The report identifies that the only statutorily protected nature conservation site 

within 1km of the application is Chasewater and The Southern Staffordshire 

Coalfield Heath Site of Special Scientific Importance (SSS1).  In addition, Natural 

England have identified other SSSI’s, within the vicinity of the site.  However, 

they conclude that the proposal would have no adverse impact on these sites. 

 

4.28 Having regard for the above, subject to proposed mitigation and conditions the 

proposed development would have no significant impact on valued habitats, 

protected species or Designated Sites as such the proposals accord with Local 

Plan Policy CP12 and the NPPF, which seek to safeguard biodiversity, protected 

species and designated sites. 

 

4.29 Impact on neighbours 

Impact in terms of overlooking and loss of privacy to existing neighbours would 

be considered in detail at ‘Reserved Matters’ stage.  Notwithstanding this a 

proposed layout has been submitted and based on this the impact has been part 

assessed with regards to overlooking, privacy and overbearing of the proposed 

dwellings in relation to the existing dwellings.  The relevant standards are set out 

in the Design (SPD). 
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4.30 The proposed dwellings would meet with privacy, overlooking and overbrearing 

standards in respect of existing dwellings along Burntwood Road, which face the 

application site.   

 

4.31 Bungalows in Legion Close would back onto the development site.  Whilst scale 

is a ‘reserved matter’ the applicant has stated that the dwellings to the rear of 

bungalows 2 to 16 would also be bungalows.  As such, subject to details of scale 

and appearance these dwellings would not result in overlooking or loss of privacy 

to the dwellings in Legion Close. 

 

4.32 With respects to overbearing impact, there are instances where the proposed 

dwellings would be close to existing dwellings and these have been considered 

below:   The council’s Design SPD requires that where the side of one dwelling 

faces the rear of a neighbouring property, as a guideline a minimum distance 

between the two-storey parts of each dwelling should be 13.7m to avoid any 

overbearing effect of one dwelling upon the other.  This distance will need to be 

greater if the proposed development would be on higher ground and 

correspondingly could be reduced if it is on lower ground or only extends partially 

across the facing windows of the rear property.  A minimum distance of 12.2m 

should be achieved.  The minimum distance for a single storey extension is 

10.7m.   

 

4.33 In the submitted layout Plot 53 (bungalow) would side onto the rear gardens of 12 

and 14 Legion Close at a distance of 14m, which meets the Councils standards.  

 

4.34 The dwelling at Plot 43, also a bungalow would be angled away from no 16 

Legion Close at a distance ranging between 12 and 17m.  As the proposed 

dwelling would not directly face No16, this relationship is considered acceptable.   

 

4.35 No 55 Burntwood Road is also a bungalow.  Plot 65 would be sited 2m from the 

side boundary of No.55 and also project forward.  However, as the proposed two 

storey dwelling would be adjacent to the side gable of number 55 and does not 

contravene the 45 degree rule, this relationship is acceptable and the proposed 

dwelling would have no significant impact on the amenity of the neighbours. 

 

4.36 Concern has also been expressed over impacts from noise from occupiers of the 

proposed development.  However, the proposed arrangements are not uncommon 

in urban areas and therefore it is considered that noise generated from occupiers 

would not have any material adverse impact on the amenity of existing 

neighbours. 

 

4.37 In addition, concern has been raised in respect of noise and disturbance associated 

with construction.   This is inevitable with any development.  However, a 

condition is recommended in respect of construction hours and a requirement for 

a Construction Method Statement to safeguard the amenity of nearby residents. 
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4.38 For the above reasons it is concluded that the proposed development based on the 

submitted layout would have no significant impact on the amenity of nearby 

residents in accordance with CP3, Design(SPD) and the NPPF. 

 

4.39 Landscaping 

Landscaping within the site comprises mainly open fields, some mature trees 

within the site, which are mainly located near to the bungalow and hedges along 

some of the boundaries interspersed with trees. 

 

4.40 Matters relating to landscaping would be dealt with at ‘Reserved Matters’ stage, 

subject to this application being approved.   

 

4.41 Subject to outline permission being granted it would be expected that any 

proposed landscaping at ‘reserved matters’ stage is of the highest quality to 

enhance and compliment the existing landscape characteristics of the site and 

wider area.   

 

4.42 Notwithstanding the above, most of the existing trees would be retained along 

with the existing hedges with the exception of the removal and reduction of part 

of the hedge along the front boundary of the site to create the proposed access 

points.  

 

4.43 Impact on existing infrastructure 

Concerns have been expressed that the local area does not have the infrastructure 

in terms of schools and health facilities to cope with the increase in residents.  

 

4.44 Education – At the time this application was previously considered County 

Highways requested a financial contribution of £154,434, based on a requirement 

for 14 primary school places, 10 high school places and 2 sixth form places. 

 

4.45 Under the now superseded ‘Developer Contributions - Supplementary Planning 

Document’ November 2008.  Planning Obligations were considered for 

developments of 7 dwellings or on a site greater than 0.2ha, in line with the 

County Council Policy Document. However, under the current Developer 

Contributions and Housing Choices – Supplementary Planning Document (SPD) 

April 2016; it is envisaged that education Planning Obligations will be reserved 

for use in relation to medium-large scale sites.  Community Infrastructure Levy 

(CIL) funds will generally be used to addressing the cumulative impacts of small-

medium developments planned in the district.  The District and County Councils 

have worked together to produce the CIL Regulation 123 List, which identifies a 

number of education infrastructure items. However, based on the current 

Regulation 123 List no education infrastructure needs have been identified in the 

vicinity of the application site. Also Planning Obligations need to meet 3 specific 

tests, which are:  

1. Necessary  to make the development acceptable in planning terms; 

2. Directly related to the development; and 
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3. Fairly and reasonably related in scale and kind to the development. 

 

4.46 In light of the above as County Council have not identified any specific schools or 

projects to where the financial contribution would be spent the Local Planning 

Authority is unable to secure such a financial contribution.  Further clarification is 

being sought from the County Council and will be reported verbally to Planning 

Control Committee. 

 

4.47 Health 

Previously, the development had qualified for a financial contribution towards 

health facilities based on the formula in the now superseded Supplementary 

Planning Document.  However based on the current Developer Contributions and 

Housing Choices – Supplementary Planning Document (SPD) April 2016, such 

infrastructure would be identified and delivered via the Regulation 123 List or 

based on any site specific requirements. The Council has prepared the Regulation 

123 List in consultation with health partners and no such infrastructure need has 

been identified within the vicinity of the application site.  Neither is the Local 

Planning Authority aware of any information evidencing the shortcomings with 

respects to existing health facilities. As such, no financial contribution is being 

sought for health facilities. 

 

4.48 Open Space, Sport and Recreation (OSSR) 

The scheme does include some incidental open space, which includes a 

requirement for a path / cycle link along the unnamed watercourse, and large area 

of open space surrounding the attenuation pond.   The reptile habitat would also 

provide some visual amenity value.  Previously, the proposed development had 

triggered the need for financial contributions towards open space, sport and 

recreation and indoor sports facilities.   However, in light of the current Developer 

Contributions and Housing Choices Supplementary Planning Document (SPD), 

these requirements have changed. 

 

4.49 Policy CP5 of the Local Plan (Part 1) states that developer contributions will be 

sought towards the provision of OSSR in line with the standards set out in the 

Developer Contributions and Housing Choices Supplementary Planning 

Document (SPD).  Appendix 2 of the SPD sets out those standards.  In accordance 

with the SPD, unless there are any site specific requirements or the proposal is for 

large scale development 100+ then off-site OSSR requirements would generally 

be funded via CIL.  As such, the proposed development for 65 dwellings 

generates no specific requirement for any S106 contribution towards off-site 

OSSR.  However, specific to this scheme the proposals do include the provision 

of on-site open space, cycleway, reptile habitat.  The provision and maintenance 

of these would be secured by way of a S106 Agreement. 

 

4.50 Affordable Housing 
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In accordance with Local Plan Policy CP7 this development would need to prove 

20% affordable (13 dwellings based on a total of 65).  The on-site affordable 

housing would be secured by way of S106 Agreement. 

 

4.51 Quality of environment for future occupiers  

In general, based on the layout, the development would be attractive, easily 

accessible and each dwelling would have adequate private and secure amenity 

space.  Furthermore, the application site would benefit from incidental open space 

provision, which would offer additional recreation opportunities for future and 

existing residents. Proposed garden sizes generally accord with standards set out 

in the design SPD.   However, the quality of the development would be 

considered in detail at ‘Reserved Matters’ stage.  A very limited number of plots 

within the site do not meet the minimum separation distance between dwellings.  

However, as this would only impact on dwellings within the site a relaxation of 

these standards is acceptable.  Overall, subject to future determination of 

‘reserved matters’ the proposal would result in a high quality development for 

future occupiers and therefore would accord with Local Plan CP3, the Design 

SPD and the NPPF. 

 

4.52 Flood Risk Management 

In accordance with the NPPF sequential approach, the proposed scheme seeks to 

provide housing in an area of lowest flood risk as defined by the Environment 

Agency’s flood risk mapping and a more detailed site specific assessment.  The 

proposed scheme incorporates the use of Sustainable Urban Drainage Systems 

(SUDS) in this instance the balancing pond. These have been designed to ensure 

that the developed site’s runoff is managed such that there are no adverse impacts 

on neighbouring land. The on site storage and slow release of run-off will ensure 

that the site continues to discharge at greenfield rates as at present. 
 

4.53 The SUDS are incorporated within the design of the open space area of the 

scheme. They serve not only to reduce flood risk but also to enhance biodiversity 

and the amenity of residents and users. Arrangements will be made for the SUDS 

to be adopted by the appropriate statutory body to ensure future maintenance is 

undertaken and that the SUDS continue to function as designed. 

  

4.54 Concerns have been raised regarding existing flooding problems associated with 

the un named brook, which runs along the north-eastern boundary of this site.  

The applicant is aware of the issues relating to this but advises that the proposed 

development would cater for its own run off and therefore will not result in 

flooding elsewhere.  Notwithstanding this the applicant has stated that an existing 

make shift trash screen along the culverted section of the watercourse has been 

collecting silt such that it is 50% blocked.  Consequently, the applicant will 

undertake a trash / security screen assessment for the culvert inlet in accordance 

with Environment Agency / DEFRA guidance.  

 

4.55    Impact on Special Areas of Conservation (Appropriate Assessment) 
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Council Directive 92/43/EEC of 21st May 1992 on the conservation of natural 

habitats and of wild fauna and flora [“The Habitats Directive”] is primarily 

transposed into statutory law in England by the Conservation of Habitats and 

Species Regulations 2010 [“The Conservation Regulations”]  

 

4.56 Under the Habitats Directive there is a requirement for defined competent 

authorities to decide whether or not a plan or project is likely to have a significant 

effect on an interest feature of a European Site. European Sites which collectively 

form the UK contribution to the “Natura 2000” network are special areas of 

conservation (SACs); special protection areas (SPAs), sites of Community 

importance (SCIs) and candidate SACs. As a matter of UK Government policy, 

potential SPAs and Ramsar sites are also treated as European Sites. Competent 

Authorities must: 

a) Determine whether a plan or project may have a significant effect on the 

integrity of the interest features of a European Site; 

b) If required undertake an “Appropriate Assessment” of the plan or project; 

c)  Decide whether there may be an adverse effect on the integrity of the 

European Site in the light of the appropriate assessment. 
 

4.57 As part of this planning application the local planning authority consulted Natural 

England.  Natural England have identified the following sites as being in close 

proximity of the application site:  Cannock Chase Canal Extension (SAC) and 

Cannock Chase Special Area of Conservation (SAC)    

 

4.58 Your Officers have undertaken an assessment and concluded for the reasons set 

out below that the proposed development would have no impact on the Canal 

Extension Special Area of Conservation (SAC) and whilst it would have a ‘in 

combination’ impact on the Cannock Chase Special Area of Conservation (SAC); 

appropriate mitigation would be provided to offset any such impact. 

 

4.59 Impact on Canal Extension Special Area of Conservation (SAC) 

The application site lies within 2km of Cannock Extension Canal Special Area of 

Conservation (SAC).  The qualifying feature of this SAC is that its population of 

floating water plantation.  The factors which could have the most adverse impact 

on this are: Boat traffic – (too much or too little); silt removal or dredging and 

direct loss of habitat.  A list of moderate and less important factors have also been 

reviewed and on the basis of this it was concluded that given the location and 

nature of the proposed development there would be no significant impact from the 

proposed development on Canal Extension Special Area of Conservation (SAC) 

 

4.60 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 
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internationally protected status under the Regulations for its unique heathland 

habitat. 

 

4.61 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 are subject to a financial contribution for mitigation of the 

impact of the development on the SAC of £221 per dwelling, which is usually 

secured through the Community Infrastructure Levy. 

 

4.62 In addition, the scheme would provide some on-site open space in the form of the 

balancing pond and walkway along the unnamed brook.  Along with the above a 

condition has been specified requiring the applicant to prepare a resident’s 

information pack including details of local open space resources to encourage new 

homeowners to enjoy these local assets while also making them aware of their 

sensitivities.  

 

4.63 Comments on representations received from neighbour consultation and other 

consultees not already addressed in report. –  

 

- Health and safety concerns in relation to balancing pond - The design of the 

pond including safety would be addressed by a condition. 

 

- Whether S106 monies can be used to create car parking for school as 

Burntwood:  Providing the development provides the maximum parking as 

required by the Council’s standards there would be no further reason to 

request S106 for existing parking issues associated with the schools; 

 

- Appropriate infrastructure to deal with sewage from development: This would 

be the responsibility of the developer and would have to be dealt with at Building 

Regulations stage; 

 

- Impact on existing utility provision, gas water and electric – The developer 

would be responsible for ensuring that the new development has appropriate 

utility provision. 

 

4.64 Section 106 Contributions 

The type and size of development proposed necessitates the need for a Section 

106 Agreement to secure the following: 

 

a) Affordable Housing:  A 20% affordable housing element. The recommended 

tenure split would be 80% social rent and 20% shared ownership.  The 
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recommended dwelling size as identified in the 2012 Housing Needs Study is 

63% - 2 beds and 13% - 4 beds.  As there are no 2 bed units proposed on the 

site, combining the 2 & 3 bed need as identified above would give a proposed 

mix of 11 x 3 bed houses and 2 x 4 bed houses. 

 

b) Provision of and the maintenance of proposed pedestrian / cycle paths, public 

open space (including balancing pond) and the reptile habitat – Arrangements 

and on-going maintenance costs to be agreed between the Local Planning 

Authority and the applicant. 

 

 

5.0 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.  

 

 

6.0 CONCLUSION 

 

6.1 The proposal is in outline for residential development of 65 dwellings including 

informal open spaces (balancing pond and reptile area); all matters are reserved 

except for access and layout.   

 

6.2 The site in part comprises open fields (Greenfield) but does not benefit from any 

specific designation.  However, part of the site (bungalow and curtilage) 

constitutes previously developed land.  Furthermore, the areas surrounding the 

site are generally developed and the site is within walking distance of Norton 

Canes Local Centre, schools and other services and facilities.  In addition, the site 

is on a regular bus route into Cannock. As such, it is in a sustainable location 

adjacent to the urban area of Norton Canes. 

 

6.3 The application site was covered by saved Local Plan HP1.14, Cannock Chase 

Local Plan 1997.  The site was identified as being 3.6ha in area with a potential 

capacity for 90 dwellings.  It was originally located for development, in the 

Norton Canes Local Plan 1984.  The site is also identified for potential 

development in the 2014 Strategic Housing Land Availability Assessment.  For 

the above reasons the principle of developing the site for residential is supported 

by local and national planning policy. 

 

6.4. The layout demonstrates that the proposed scheme can accommodate 65 homes.  

A mix of homes will be provided, including affordable homes.  All homes will 

benefit from appropriate private amenity space and parking.  
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6.5 The layout is bespoke to the site due to the variations in development surrounding 

the site and its particular constraints.  In the main dwellings would front, existing 

highway (Burntwood Road), proposed roads, the balancing pond, the reptile 

habitat area or the watercourse.  This allows for strong street scenes along the 

roads and views onto green infrastructure and the watercourse which would 

provide an attractive outlook for future occupiers.  The proposed layout also 

results in rear gardens backing onto each other, in general, which improves 

security.    

 

6.6 The layout will ensure that the amenities of those residential properties which 

adjoin the site are also maintained. 

 

6.7 The vehicular access is proposed off Burntwood Road.  In general the access 

arrangements are acceptable. 

 
6.8 The principle of the proposal and layout / access have also been considered in 

light of impact on wildlife and ecology; impact on existing infrastructure; flood 

risk management and impact on Special Areas of Conservation.  Based on the 

details set out in this report the proposals are acceptable subject to the proposed 

conditions and S106 requirements. 

 

6.9 Overall the proposal will deliver an attractive new residential development which 

will add to the range of accommodation available in the areas as well as 

delivering 65 new homes.   

 

6.10 As such, approval is recommended subject to the completion of a S106 

Agreement and the proposed conditions. 
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