Please ask for:

Mrs. W. Rowe

Extension No:

4584

E-Mail:

wendyrowe@cannockchasedc.gov.uk

18 May, 2020
Dear Councillor,
PLANNING CONTROL COMMITTEE
3:00 PM, WEDNESDAY 27 MAY, 2020
MEETING TO BE HELD REMOTELY
You are invited to attend this remote meeting for consideration of the matters itemised in the
following Agenda. The meeting will commence at 3.00pm via Zoom.
Instructions on how the public can access the meeting will be posted on the Council’s
website along with the agenda.
Yours sincerely,

T. McGovern
Managing Director

To Councillors:Cartwright, Mrs. S.M. (Chairman)
Allen, F.W.C. (Vice-Chairman)
Crabtree, S.K.
Dudson, A.
Fisher, P.A.
Fitzgerald, Mrs. A.A.
Jones, Mrs. V.
Layton, Mrs. A.
Pearson, A.R.

Smith, C.D.
Startin, P.D.
Stretton, Mrs. P.Z.
Thompson, Mrs. S.L.
Todd, Mrs. D.M.
Woodhead, P.E.

Civic Centre, PO Box 28, Beecroft Road, Cannock, Staffordshire WS11 1BG
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AGENDA
PART 1
1.

Apologies

2.

Declarations of Interests of Members in Contracts and Other Matters and
Restriction on Voting by Members
To declare any personal, pecuniary or disclosable pecuniary interests in accordance
with the Code of Conduct and any possible contraventions under Section 106 of the
Local Government Finance Act 1992.

3.

Disclosure of details of lobbying of Members

4.

Minutes
To approve the Minutes of the meeting held on 13 May, 2020 (enclosed).

5.

Members’ Requests for Site Visits

6.

Report of the Development Control Manager
Members wishing to obtain information on applications for planning approval prior to
the commencement of the meeting are asked to contact the Development Control
Manager.
Finding information about an application from the website
 On the home page click on planning applications, listed under the ‘Planning &
Building’ tab.
 This takes you to a page headed "view planning applications and make
comments". Towards the bottom of this page click on the text View planning
applications. By clicking on the link I agree to the terms, disclaimer and important
notice above.
 The next page is headed "Web APAS Land & Property". Click on ‘search for a
planning application’.
 On the following page insert the reference number of the application you're
interested in e.g. CH/11/0001 and then click search in the bottom left hand corner.
 This takes you to a screen with a basic description - click on the reference number.
 Halfway down the next page there are six text boxes - click on the third one - view
documents.
 This takes you to a list of all documents associated with the application - click on
the ones you wish to read and they will be displayed.
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PLANNING APPLICATIONS
Application
Number

Application Location and Description

Item
Number

1.

CH/20/026

21 Stafford Road, Cannock, WS11 4AF: Site 6.1 – 6.39
redevelopment to provide 18 Room House of Multiple
Occupancy.

2.

CH/20/029

Land off Colliery Road, Brereton, Rugeley: Erection of a 6.40 – 6.58
stable building and hardstanding.

3.

CH/15/0497

Blackfords Working Mens Club, Cannock Road, 6.59 – 6.74
Cannock: Variation of Section 106 Agreement to Alter
the Provision of Affordable Housing from On-Site
Provision to a Commuted Sum in respect to Planning
Permission CH/15/0497 for Residential Development:
Proposed erection of 4 x two storey apartment buildings
to form 26 apartments and associated car parking.

INFORMATION REPORT
4.

Implications of the Written Ministerial Statement on 6.75 - 6.77
Planning and Construction Working Hours
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CANNOCK CHASE COUNCIL
MINUTES OF THE MEETING OF THE
PLANNING CONTROL COMMITTEE
WEDNESDAY 13 MAY 2020 AT 3:00 P.M.
MEETING HELD REMOTELY
PART 1
PRESENT: Councillors

Cartwright, Mrs. S.M. (Chairman)
Buttery, M. (Sub)
Crabtree, S.K.
Fisher, P.A.
Fitzgerald, Mrs. A.A.
Jones, Mrs. V.
Layton, Mrs. A.

Pearson, A.R.
Smith, C.D.
Startin, P.D.
Todd, Mrs. D.M.
Woodhead, P.E.

(This meeting was not able to be held at the Civic Centre due to the Coronavirus
(Covid-19) pandemic. It was therefore held remotely).
131.

Apologies
Apologies for absence were submitted for Councillors F.W.C. Allen (ViceChairman), Mrs. P.Z. Stretton and Mrs. S. Thompson.
(Notification had been received that Councillor M. Buttery would be acting as
substitute for Councillor Mrs. S. Thompson).

132.

Declarations of Interests of Members in Contracts and Other Matters and
Restriction on Voting by Members
None declared.

133.

Disclosure of Lobbying of Members
Nothing declared.

134.

Minutes
RESOLVED:
That the Minutes of the meeting held on 15 April, 2020 be approved as a correct
record.

135.

Members’ Requests for Site Visits
Councillor A. Pearson asked that detailed information and plans be provided in
respect of Application CH/20/128, Ex-Service Men’s Club, 23 Walsall Road,
76
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Cannock – 12 apartments in car park, when the application came before the
Committee. The Principal Solicitor confirmed that as site visits were impractical
during this time more detailed plans and additional photographs would be
presented to the Committee.
136.

Application CH/20/090, Land off Hailing Way, Cannock WS11 0FB - Full
application for a 4m high heatshield fence to replace existing 2m high
wooden acoustic fence along the boundary of Hailing Way/Axil Integrated
Services and removal of 2 no parking spaces
Consideration was given to the report of the Development Control Manager (Item
6.1 – 6.73 of the Official Minutes of the Council).
The Development Control Manager provided the following update, which had been
previously circulated to Members. He shared this on the screen for the benefit of
those present:“Subsequent to the production of the Officer Committee Report comments have
been received from the applicant in respect of the report produced by Tenos on
behalf of the Council.
The Council has commissioned Tenos to appraise the comments made by the
applicant and respond on each point. In looking at the issues raised it should be
borne in mind that Tenos’s sole role was to provide a view as to whether the
heatshield fence would exacerbate fires at the Axil premises which was an issue
raised by Axil Integrated Services. Tenos was not requested to look at the
effectiveness of the heatshield fence in respect to the protection of property and life
on Haling Way.
It is noted that it is common ground between the applicant and Tenos that
(i)
(ii)

the heatshield will not have a negative impact on the safety of Axil,
and
Tenos has not evaluated the safety of the occupants at the
unexposed side, and access for the fire service.

It should also be noted that the purpose of the heatshield fence is to allow for
egress of occupants at the unexposed side of fence and allow emergency services
to safely access the area.
A full copy of the response from Tenos in the form of a technical paper was
circulated to Members and appended to the update.
Officers would conclude that the response from the applicant and the subsequent
technical note from Tenos do not alter the recommendation contained within the
officer report and approval is recommended”.
Prior to consideration of the application representations were made by Mr. C.
O’Donoghue, who was speaking against the application.
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RESOLVED:
That the application be approved subject to the conditions contained in the report
for the reasons stated therein.
137.

Application CH/20/063, Common Farm De Lux and land, 427 Pye Green Road,
Cannock, WS12 4HS – Application under Section 73 of the 1990 Town and
Country Planning Act to develop land without complying with Condition 10
(service strip/pavements) and variation of Condition 22 (amended plans)
pursuant to Planning Permission CH/18/121
Consideration was given to the report of the Development Control Manager (Item
6.74 – 6.92 of the Official Minutes of the Council).
The Development Control Manager advised that Waste and Engineering had
confirmed they had no objections to the application.
He further advised that, should Members be minded to approve the application, the
Officer recommendation contained in the report should be amended to read as
follows:“Approve subject to conditions and subject to a deed of variation to the existing
Section 106 Agreement”.
RESOLVED:
That the application be approved subject to the conditions contained in the report
for the reasons stated therein and completion of a Deed of Variation to the existing
agreement under Section 106 of the Town and Country Act 1990 ( as amended)”

138.

Urgent Item – Proposed Tree Preservation Order at 329 Longford Road,
Cannock, WS11 1NF – TPO No. 2019/08
Consideration was given to the urgent report of the Development Control Manager
(Item 5.1 – 5.4 plus attachments of the Official Minutes of the Council).
The reason this application needed to be considered urgently was that the TPO
would expire if not confirmed before the next meeting was due to be held.
Chris Garner, the Tree and Landscape Protection Officer, was present and led
Members through the report.
RESOLVED:
That TPO No. 2019/08 be confirmed with the following modification:The plan should read 2019/08 not 2019/02.

________________
CHAIRMAN
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Application No: CH/20/026
Location:
21 Stafford Road, Cannock, WS11 4AF
Proposal:
Site redevelopment to provide 18 room House of Multiple
Occupancy

Item no. 6.1

Item no. 6.2

Location Plan

Item no. 6.3

Block Plan

Item no. 6.4

Existing Plans and Elevations

Item no. 6.5

Proposed Plans and Elevations

Item no. 6.6

Contact Officer:
Telephone No:

Audrey Lewis
01543 464 528

PLANNING CONTROL COMMITTEE
27 MAY 2020

Application No:

CH/20/026

Received:

21-Jan-2020

Location:

21 Stafford Road, Cannock, WS11 4AF

Parish:

Non Parish Area

Description:

Site redevelopment to provide 18 Room House of Multiple
Occupancy

Application Type: Full Planning Application

RECOMMENDATION:
S106, Then Approval with Conditions

Reason(s) for Recommendation:
Reason for Grant of Permission
In accordance with paragraph 38 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.

Conditions (and Reasons for Conditions):
1. The development to which this permission relates must be begun not later than
the expiration of three years beginning with the date on which this permission is
granted.
Reason
To comply with the requirements of Section 91 of the Town & Country Planning
Act 1990.
2. No materials shall be used for the external surfaces of the development other
than those specified on the application.
Reason

Item no. 6.7

In the interests of visual amenity and to ensure compliance with Local Plan
Policies CP3, CP15, CP16, RTC3 (where applicable) and the NPPF.
3. The development shall not begin until a scheme for protecting the occupiers of
the house in multiple occupation (HMO) from noise has been submitted to and
approved in writing by the Local Planning Authority. All works which form part of
the scheme shall be completed before any of the rooms in the proposed HMO are
occupied. The maximum internal noise levels within habitable rooms (with
windows shut and alternative ventilation provided) shall be protected to ensure
that:
Day time - Habitable rooms; 30dB LAeq 16 hours 07.00 - 23.00 hrs
Night time — Bedroom; 30dB LAeq; 8 hours 23.00 - 07.00 hrs and 45LA max
23.00 - 07.00 hrs.
Guidance can be taken from BS8233:1999 and the WHO Guidelines for
Community Noise.
Reason
In the interests of residential amenity and to ensure compliance with Local Plan
Policy CP3 and the NPPF.
4. No development shall commence until a report detailing (i) a survey of vibration
levels and (ii) any mitigation in respect to vibration to reduce regular exposure to
vibration levels, which exceed the limits set down in British Standard BS 6472,
has been submitted to and approved in writing by the Local Planning Authority.
Thereafter the develomnet shall not be brought into use until the works
comprising the vibration mitigation measures have been implemented.
Reason
In the interests of residential amenity and to ensure compliance with Local Plan
Policy CP3 and the NPPF.
5. Details of the refuse storage facilities, including the number of bins provided and
the provision for removal of waste, shall be approved in writing by the Local
Planning Authority before the use commences. The development shall not be
brought into use until the works comprising the approved scheme have been
implemented.
Reason
To provide a necessary facility, in accordance with Local Plan Policies CP3 &
CP16 and the NPPF.
6. Before the use commences a scheme for a suitable extract ventilation system to
remove odour and moisture from the development shall be submitted to and
approved in writing by the Local Planning Authority. The scheme shall include full
technical specification by a suitably qualified technical person, specifying the
position of ventilation inlets and outlets and any noise attenuation measures. The
works comprising the approved scheme shall be implemented before the
development is brought into use and shall thereafter be operated throughout the
life of the development.

Item no. 6.8

Reason
In the interests of residential amenity and to ensure compliance with Local Plan
Policy CP3 and the NPPF.
7. The house in multiple occupancy hereby approved shall not be occupied until a
scheme for the provision of a bat roost, bird boxes and sparrow terrace has been
submitted to and approved in writing by the Local Planning Authority and
implemented in full. The roost, bird boxes and sparrow terrace shall thereafter be
retained for the lifetime of the development, unless otherwise approved in writing
by the Local Planning Authority.
Reason:
To compensate against the loss of bat roosting habitat as a result of the
development in accordance with Policy CP12 of the Cannock Chase Local Plan.
8. No phase of the development shall take place, including any demolition works,
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:
- A site compound with associated temporary buildings
- The parking of vehicles of site operatives and visitors
- Times of deliveries including details of loading and unloading of plant and
materials
- Storage of plant and materials used in construoting the development
- Duration of works
- Wheel wash facilities
Reason:
To comply with paragraph 108-110 of the NPPF and in the interest of Highway
Safety.
9. Notwithstanding any details shown on the approved plans no development shall
be commenced until revised access details indicating the following have been
submitted to and approved in writing by the Local Planning Authority:
- revised plan showing the current vehicle access crossing made redundant as a
consequence of the Pedestrian /cycle access being put back to line and level.
Reason:
To comply with paragraphs 108-110 of the NPPF and in the interest of Highway
Safety.
10. Before the development is brought into use, the existing site access made
redundant as a consequence of the development shall be permanently closed
and the access crossing reinstated as footway with full height kerbs.
Reason:
To comply with paragraphs 108-110 of the NPPF and in the interest of Highway
Safety.

Item no. 6.9

11. Prior to first occupation of the development, secure and weatherproof cycle
parking shall be provided and shall thereafter be retained and maintained for the
life of the development.
Reason:
To comply with paragraphs 108-110 of the NPPF and in the interest of Highway
Safety.
12. The smoking area/cycle store building shall be protected with a 2m high wall and
gates opening inwards only for pedestrians/cyclists. The gates shall not be wide
enough to allow vehicular Access, i.e. less than 1.5m wide and maintained as
such for the lifetime of the development.
Reason:
In order to comply with Local Plan Policy CP16 and paragraphs 108-110 of the
NPPF and in the interest of Highway Safety.
13. The development hereby permitted shall not be commenced until details of the
foundation construction and reinstatement of the footway around the building
have first been submitted to and approved in writing by the Local Planning
Authority, which shall thereafter be constructed in accordance with the approved
plans.
Reason: To comply with Paragraphs 108-110 of the NPPF and in the interest of
Highway Safety.
14. The development hereby permitted shall be carried out in accordance with the
following approved plans:
Design & Access Statement
Heritage Statement (March 2020)
Heritage Assessment (April 2020)
Acoustic Design Statement
Management Plan (March 2020)
Location Plan
Site Block Plan
Drg. No.s 10683-01 & 10683-010 Rev A.
Reason: For the avoidance of doubt and in the interests of proper planning.

Notes to the Developer:
Informative
The works required within condition 10 will require the relevant permit from our
Network Management Section. The existing crossing to the site snail be reinstated to
footway. Please note that prior to the reinstatement works taking place you require a
Permit to Dig. Please contact Staffordshire County Council at Network Management
Unit, Staffordshire Place 1, Wedgwood Building, Tipping Street, STAFFORD,
Staffordshire, ST16 2DH. (or email to nrnu@staffordsnire.gov.uk)
INFORMATIVE
All housing developments must comply with national housing standards, such as the

Item no. 6.10

Decent Homes Standard, and must be free from Category 1 hazards when assessed
in accordance with the Housing Health and Safety Rating System (HHSRS) (sections
1 and 2 of the Housing Act 2004). The Councils Environmental Health Housing
section also apply specific space and amenity standards to premises defined as
Houses in Multiple Occupation (HMO’s). Premises may include:
i. Houses divided into flats or bedsits where some amenities are shared.
ii. Houses occupied on a shared basis where occupiers have rooms of their own.
iii. Lodging accommodation where resident landlords let rooms.
iv. Hostels, lodging houses and bed and breakfast hotels.
v. Registered residential hotels.
INFORMATIVE
A full survey of the building to determine any presence of asbestos containing
materials will be necessary prior to the commencement of any demolition works.
Demolition should be undertaken in accordance with Building Act provisions and BS
6187:2011 Code of Practice for full & partial demolition.
Attach SBD Information
INFORMATIVE
The proposed development lies within a coal mining area which may contain
unrecorded coal mining related hazards. If any coal mining feature is encountered
during development, this should be reported immediately to the Coal Authority on
0345 762 6848.
Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority

Consultations and Publicity
External Consultations
Fire Safety Office
No comments received
Crime Prevention Officer
Recommendations made for the scheme to acquire Secure By Design Accreditation.
Internal Consultations
CIL Officer
The above application would not be liable to pay CIL.
However, given that a net increase in dwellings is proposed the development needs to
mitigate its impacts upon the Cannock Chase SAC (Local Plan Part 1 Policy CP13). As
the development is exempt from paying CIL, a Unilateral Undertaking would be
required to address impacts upon the Cannock Chase SAC in accordance with the
Councils policy/ guidance. This should be based on 6 HMO bedrooms equating to 1no.
dwelling, therefore 18 rooms would contribute a SAC payment which would equate to
3no. dwellings.

Item no. 6.11

Environmental Health
No objection, subject to conditions and informatives.
Private Sector Housing
Supportive of the proposed development and advise that the room sizes, as described
within the amended layout plan of the premises, would be considered acceptable.
Conservation Planning Officer
Further to your consultation and receipt of the Heritage Assessment dated 9th April
2020 and produced by Mel Morris Conservation I can confirm that the information
contained within the heritage assessment provides a reasonable basis for
understanding the historic development of this part of Cannock and of the building on
the site.
I agree with the assessment in the report that the evidence points to the building being
originally of late C19th in origin and that it has subsequently been much modified. In
addition the immediate surrounding area has also been much modified with the
redevelopment of the road system and the bus station.
I therefore agree with the assessment that the building has negligible historic and
architectural interest either in itself or in the contribution it makes to the significance of
the nearby Cannock Town Conservation Area and its listed buildings.
I therefore have no objections to the demolition of the existing building.
Strategic Housing
No comments received
Planning Policy Manager
The scheme proposes a House in Multiple Occupation (HMO) on the site of a former
social club which has been vacant for an extended period of time. The site is located
within Cannock Town Centre boundary and opposite Cannock Town Centre
Conservation Area on the Local Plan Policies Map.
The Cannock Chase Local Plan (Part 1) 2014 does not include any specific policy
provisions for HMO developments. However, Local Plan (Part 1) Policy CP3 and the
Design SPD provide guidance on overall expectations for standards of good quality and
amenity for all developments which should be considered. There are no set standards
for bedroom sizes within local policy/ guidance. Guidance could be sought from the
Council’s Environmental Health/ Private Sector Housing Team with regards to the
detailed proposals in this regard (as the licensing authority for HMOs).
Policy CP11 sets out the strategy for the town centres including that other uses will be
acceptable where they do not detract from the primary retail function of the town centre.
Policy CP15 outlines the protection of the historic environment including the
requirement to be sensitive to the setting and using development around existing
historic urban areas as an opportunity.
The National Planning Policy Framework sets out the national planning policy context
including Chapter 7 which aims to ensure the viability of town centres by permitting a
mix of uses including housing.
As the proposal is a sui generis use, there is no CIL liability arising.
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The case officer will need to consider whether the scale of the project would require
mitigation measures for residential development on the Cannock Chase SAC, and the
process for dealing with this accordingly. The advice of Natural England should be
sought, as set out in the Frequently Asked Questions sheet which has been jointly
produced by Natural England and the Cannock Chase SAC Partnership
https://www.cannockchasedc.gov.uk/sites/default/files/cc_sac_-_faq_may_2018_0.pdf
County Highways
The proposal is for the redevelopment of the former Cannock Royal British Legion into
an 18 room house of multiple occupancy. The site is located on the corner of Stafford
Road and Park Road which is within Cannock Town Centre (as deﬁned by Cannock
Chase District Council) and provides excellent access to public transport due to the
town’s main bus station being opposite. The site is also within walking/ cycling distance
of the town‘s main railway station. Stafford Road is an unclassiﬁed road which joins the
main A classified Stafford Road. Park Road is a busy B classiﬁed road with a 30mph
speed limit. There is no parking allocation with the site.
Current records show there have been no personal injury collisions 50m either side of
the site access within the last 5 years.
The 18 rooms will be accessed via a pedestrian/ cycle gate off Park Road. There is to
be no vehicular access to the site, so the existing access on Park Road is to be
reinstated as footway with full height kerbs.
No objections, subject to attached conditions.
Waste and Engineering Services
No comments received.
County Archaeologist
No comments received.Members wil be updated at Committee should a resonse be
received.
Response to Publicity
The application has been advertised by advert, site notice and neighbour letter. Four
letters of representation (including from a local member of the community) have been
received, raising the following issues:
 The previous application was rejected by Cannock Council and the Planning
Inspectorate.
 The Planning Committee rejected the application on the grounds of
overdevelopment and no parking.
 Objection to the type of resident that this building is designed to attract; the
unemployed and undesirables.
 Designed to minimum space standards to maximise rooms.
 Not convinced that the measures based upon Secure By Design would be followed
other than provision of CCTV, which has proven not to stop crime, but merely
capture images of problems.
 Residents are currently faced outside of the property with major antisocial
behaviour.
 Neighbours have had to install CCTV to front and rear of properties to discourage
antisocial behaviour.
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Drug abusers sit on the walls drinking alcohol outside and await their drug drop
every day at all times of the day. As a result litter is left every day comprising
broken bottles, cans, etc.
There is a misuse centre and chemist nearby where drug abusers obtain daily
methadone treatment.
The Podge & Tin are also nearby and constantly have to move the drug abusers
on.
There is also a problem with the drug abusers congregating on the lawn opposite
the chapel and outside the HMBC bank.
The Council’s own report of the housing committee states that HMO’s tend to
attract the more vulnerable members of society and consequently the prevalence of
alcohol, smoking, crime and drug use is higher in such tenancies than those in
single occupancy.
The applicant states that they only take specific tenants, but this would not be the
case as empty places are a loss of income.
Lack of parking is a concern and the building is not intended to accommodate
professional personnel, who generally do have vehicles.
The building would be almost touching the neighbouring building and may possibly
increase noise levels, to the adjacent residents.
The Applicant has been running HMO’s for a short period of time and does not
appreciate the lengthy, legal procedures associated with evicting problem tenants.
The proposal would not address the refusal reasons stated by the Planning
Inspectorate, as it would still appear overbearing particularly at the back of the
footpath.
The scale and design of the proposed building would not be compatible with the
other buildings in Park Road, as they are set back from the road with frontages,
landscaping and railings. The proposed building would fill the plot with no frontage
or landscaping, which does not relate to the character of the area. The proposed
building should be reduced in size to accommodate this.
No outdoor space for residents.
The site has high historic value and heritage (see Appendix 1).
The building would be out of character with the town and its history, as it would
form a very large building opposite a Grade II Listed building and on the edge of a
conservation area.
The conservation officer report is not available to view.
Devaluation of property.

Relevant Planning History
Relevant planning history to the site is as follows: CH/18/247: -

Demolition of existing building and erection of 24 bedroom House of
Multiple Occupancy (HMO) and associated works refused on 5
December 2018 on the following grounds:
(i)

The site is located at the northern edge of Cannock town centre at
a transition between the main town centre to the south of the
B5012 Park Road and the predominantly residential areas to the
north which are more domestic in scale and character and which
front onto Park Road and Stafford Road. The proposed building,
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by virtue of its size, scale and three-storey design would not be
well-related to existing buildings along the northern side of Park
Road and Stafford Road to the detriment of the character of the
area contrary to Policy CP3 of the Cannock Chase Local Plan and
paragraph 127(c) of the National Planning Policy Framework.
(ii) The proposal would introduce a 24 bedroom house in multiple
occupation, with no parking provision for the occupants into an
area with little or no public parking or on-street parking provision
within the immediate vicinity that would be suitable for parking by
residents. This would lead to increased conflicts between existing
and future residents over the limited parking within the vicinity of
the HMO to the detriment of social cohesion and therefore increase
the potential for crime and the fear of crime contrary to paragraph
127(f) of the National Planning Policy Framework.
Following refusal of the above proposal there was an appeal submission,
which was dismissed by The Planning Inspector and summarised on the
following grounds:
The front elevation where the narrow two storey element adjacent to 23
Stafford Road would fail to respond to the roof form of No. 23, and at the
rear where the awkward and competing lines of the recessed three storey
element and the substantial rear gable would create an awkward and
visually intrusive feature into the Park Road streetscene. The position of
such a dominant flank immediately at the back edge of the footpath would
be an imposing and visually overpowering feature at a point where the
pedestrian environment is constrained by the restricted width of the
pavement and pedestrian crossing.
As such it would fail to secure the high quality design sought by CCLP
policy CP3. (For the full appeal decision – See Appendix 3).
CH/13/0086: -Residential development: Demolition of rear ground floor and first floor
elements and proposed 2 storey extension to create 4No. 2 bed flats approved subject to conditions on 3 May 2013.
CH/12/0336:- Change of use of first floor into 2 flats; ground floor change of use from
British Legion Club (sui generis) to drinking establishment (A4); and new
porch, rear extension and external alterations withdrawn 30 November
2012.
1

Site and Surroundings

1.1

The application site comprises a large detached building formally occupied by
the British Legion. The building comprises part two storey and part single storey
elements and has a mixture of flat and pitched roofs with a rendered finish. The
building has remained vacant for several years and has fallen into a state of
disrepair and is in need of renovation. The building is of no significant
architectural merit.

Item no. 6.15

1.2

The application site is located within a prominent corner position adjacent to the
cul-de-sac end of Stafford Road and Park Road, within the Cannock Town
centre boundary as defined in the Local Plan. The site lies opposite the Cannock
Town Centre Conservation Area and is within close proximity to Grade II Listed
Buildings. It is also within a Mineral Safeguarding Area.

1.3

The building makes a neutral contribution to the setting of the Conservation
Area, as Park Road provides separation between them.

1.4

On the Park Road frontage, there is an existing dropped kerb, which is located
adjacent to the edge of the application site building. The existing vehicular
access serves side access to the application site and is set behind black iron
railing 2m high double gates.

1.5

The side boundary of a semi-detached house at No.23 Stafford Road adjoins the
rear boundary of the application property. No. 23 has a two storey side and rear
extension, which is located approximately 0.5m from the rear wall of the
application property. The rear of the extensions are approximately level with the
west side elevation of the application property.

2

Proposal

2.1

The application seeks site redevelopment to provide 18 No. single bedroom
House of Multiple Occupancy and associated works.

2.2

The ground floor of the new building would occupy most of the same footprint as
the existing ground floor building. However it would be reduced in footprint from
the existing footprint, as it would be squared off on the front elevation (a
reduction of 0.6m).

2.3

The height of the new building would comprise a two storey design, instead of
the previous 3 storey design. The roof has been designed with a double front
facing gable end design, which reflects that of traditional two storey dwelling
houses.

2.4

The design and materials of the proposed building would comprise a traditional
design that has changed from the previous contemporary finished scheme.

2.5

2.6

The room sizes are in accordance with the Environmental Protection Officer
requirements and were previously agreed as being acceptable and suitable for
licencing. The scheme has been amended to provide additional kitchen facilities.
The applicant has stated that bin store is sized to accommodate the
requirements of the Waste Services Engineering Services of Cannock Council
and based on 18 residential units. Access to the bin store would be off the
service road access from Stafford Road.

2.7

The proposal is accompanied with:




Design & Access Statement
Heritage Statement (March 2020)
Heritage Assessment (April 2020)
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Acoustic Design Statement
Management Plan (March 2020)
The Agent’s Conservation Expert Comments in respect to historic
information provided by the local member of the community (Appendix 2)

3

Planning Policy

3.1

Section 38 of the Planning and Compulsory Purchase Act 2004 requires
planning applications to be determined in accordance with the provisions of the
Development Plan, unless material considerations indicate otherwise.

3.2

The Development Plan currently comprises the Cannock Chase Local Plan
(2014) and the Minerals Local Plan for Staffordshire (2015-2030).

3.3

Relevant Policies within the Local Plan Include:
CP1 - Strategy – the Strategic Approach
CP3 - Chase Shaping – Design
CP6 - Housing Land
CP7 - Housing Choice
CP13- Cannock Chase Special Area of Conservation (SAC)
CP15 - Historic Environment

3.5

National Planning Policy Framework

3.6

The NPPF (2019) 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 states that there should bee
'presumption in favour of sustainable development' and sets out what this means
for decision taking.

3.7

The NPPF (2019) confirms the plan-led approach to the planning system and
that decisions must be made in accordance with the Development Plan unless
material considerations indicate otherwise.

3.8

Relevant paragraphs within the NPPF include paragraphs: 8:
11-14:

Three dimensions of Sustainable Development
The Presumption in favour of Sustainable
Development
47-50:
Determining Applications
108-110
Sustainable Transport
124, 127, 128, 130: Achieving Well-Designed Places
184-202
Conserving and Enhancing the Historic Environment
212, 213
Implementation
3.9

Other relevant documents include: Design Supplementary Planning Document, April 2016.
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Cannock Chase Local Development Framework Parking Standards,
Travel Plans and Developer Contributions for Sustainable Transport.
Manual for Streets.
4

Determining Issues

4.1

The determining issues for the proposed development include:i)
ii)
iii)
iv)
v)
vi)
vii)
viii)
ix)
x)

4.2

Principle of development
Heritage assets and conservation
Design and impact on the character and form of the area
Impact on residential amenity.
Impact on highway safety.
Impact on nature conservation
Affordable housing
Drainage and flood risk
Waste and recycling facilities
Crime and fear of crime

Principle of the Development

4.2.1 Both the NPPF and Cannock Chase Local Plan 2014 Policy CP1 advocate a
presumption in favour of sustainable development unless material
considerations indicate otherwise. The site comprises a previously developed
site located within the urban area of Cannock. It is a ‘windfall site’ having not
been previously identified within the Strategic Housing Land Availability
Assessment (SHLAA) or in the Local Plan as a potential housing site.
4.2.2 Although the Local Plan has a housing policy, it is silent in respect of its
approach to windfall sites on both greenfield and previously developed land. As
such in accordance with Policy CP1 of the Local Plan the proposal falls to be
considered within the presumption in favour of sustainable development,
outlined in paragraph 11 of the NPPF. However, paragraph 177 of the NPPF
makes it clear "the presumption in favour of sustainable development does not
apply where development requiring appropriate assessment (under habitat
Regulations) because of its potential impact on a habitats site is being planned
or determined."
4.2.3 Policy CP13 of the Local Plan recognises that any project involving net new
dwelling will have an impact on the SAC and as such should be subject to an
appropriate assessment under the Habitat Regulations. This appropriate
assessment has been carried out at the plan making stage which underpinned
the formulation of policy CP13. This being the case it can only be concluded that
the presumption in favour of sustainable development does not apply to the
current application and that the proposal should be considered having regard to
the development plan and other material considerations.
4.2.4 Local Plan (Part 1) Policy CP1 identifies that the urban areas of the District,
will be the focus for the majority of new residential development. It also
identifies that a ‘positive approach that reflects the presumption in favour of

Item no. 6.18

sustainable development’ will be taken when considering development
proposals. The site is not located within either Flood Zone 2 or 3. The site and is
not designated as a statutory or non-statutory site for nature conservation, nor is
it located within a Conservation Area, or listed as a designated or non
designated heritage asset.
4.2.5 The proposed use would be in the main urban area, in a sustainable location
and would be compatible with surrounding land uses. As such it would be
acceptable in principle at this location. Although a proposal may be considered
to be acceptable in principle it is still required to meet the provisions within the
development plan in respect to matters of detail. The next part of this report will
go to consider the proposal in this respect.
4.3

Heritage Assets and Building Conservation

4.3.1 There have been representations made relating to the historic value of the
building and the site and these are provided in detail in Appendix 1 and hence
are not reiterated here.
4.3.2 Policy in respect to heritage assets and building conservation is provided by
Policy CP15 "Historic Environment" of the Local Plan and Section 16 of the
NPPF.
4.3.3 Policy CP15 sets out that the Districts historic environment will be protected and
enhanced via (amongst other things); (1) the safeguarding of all historic sites,
buildings, areas archaeological remains, their settings and their historic
landscape and townscape context according to their national or local status from
development harmful to their significance in order to sustain character, local
distinctiveness and sense of place and (2) maintaining an appropriate balance
between conservation, re-use, sympathetic adaptation and new development via
recourse to national policy.
4.3.4 Paragraph 184 of the NPPF states heritage assets range from sites and
buildings of local historic value to those of the highest significance, such as
World Heritage Sites which are internationally recognised to be of Outstanding
Universal Value61. These assets are an irreplaceable resource, and should be
conserved in a manner appropriate to their significance, so that they can be
enjoyed for their contribution to the quality of life of existing and future
generations.
4.3.5 Paragraph 189 of the NPPF goes on to state
"In determining applications, local planning authorities should require an
applicant to describe the significance of any heritage assets affected,
including any contribution made by their setting. The level of detail should
be proportionate to the assets’ importance and no more than is sufficient
to understand the potential impact of the proposal on their significance.
As a minimum the relevant historic environment record should have been
consulted and the heritage assets assessed using appropriate expertise
where necessary. Where a site on which development is proposed
includes, or has the potential to include, heritage assets with
archaeological interest, local planning authorities should require
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developers to submit an appropriate desk-based assessment and, where
necessary, a field evaluation."
4.3.6 Given the above and for the sake of clarity it should be noted that the existing
building is not listed, and is not located within a conservation area or is subject to
any formal or informal heritage designation. However, the issue remains as to
whether the building constitutes an undesignated heritage asset of significant
conservation value.
4.3.7 Paragraph: 039 Reference ID: 18a-039-20190723 of the Planning Practice
Guidance states
"Non-designated heritage assets are buildings, monuments, sites, places,
areas or landscapes identified by plan-making bodies as having a degree
of heritage significance meriting consideration in planning decisions but
which do not meet the criteria for designated heritage assets.
A substantial majority of buildings have little or no heritage significance
and thus do not constitute heritage assets. Only a minority have enough
heritage significance to merit identification as non-designated heritage
assets."
4.3.8 However the Planning Practice Guidance goes on to state
"There are a number of processes through which non-designated heritage
assets may be identified, including the local and neighbourhood planmaking processes and conservation area appraisals and reviews.
Irrespective of how they are identified, it is important that the decisions to
identify them as non-designated heritage assets are based on sound
evidence."
4.3.9 Representations have been received stating that the building on the application
site has some heritage value and have also included a bundle of evidence in
support of this assertion. These comments and the accompanying documents
have been assessed by the applicant's conservation expert who has used
standard techniques of map regression to analyse the development of the site.
The applicant's heritage statement and additional note is provided in Appendix 2
of this report.
4.3.10 In respect to the issue as to whether an archaeological dig should be
conditioned the applicant's agent's view is that there is no evidence to justify the
imposition of such a condition. This stance is supported by the Council's
Conservation Officer. The County Archaeologist has been consulted and has
not responded at the time of writing the report. However, an officer update will
be provided if a response is received by the time of the Committee meeting.
4.3.11 The Council's Conservation Officer has been consulted on the proposed
demolition of the building and redevelopment of the site and confirms the
information contained within the heritage assessment provides a reasonable
basis for understanding the historic development of this part of Cannock and of
the building on the site.
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4.3.12 The Conservation Officer agrees with the assessment in the report that the
evidence points to the building being originally of late C19th in origin and that it
has subsequently been much modified. In addition the immediate surrounding
area has also been much modified with the redevelopment of the road system
and the bus station.
4.3.13 He is therefore in agreement with the assessment that the building has
negligible historic and architectural interest either in itself, or in the contribution it
makes to the significance of the nearby Cannock Town Conservation Area and
its listed buildings.
4.3.14 As such, there is no objection to the demolition of the existing building on
conservation grounds and there is no requirement for a condition to be imposed
for archaeological recording on site during redevelopment of the site.
4.3.15 The conservation merits of the proposed replacement building will be
considered in the next section.
4.4

Design and the Impact on the Character and Form of the Area

4.4.1 In respect to issues in relation to design Policy CP3 of the Local Plan requires
that, amongst other things, developments should be: (i)

well-related to existing buildings and their surroundings in terms of
layout, density, access, scale appearance, landscaping and materials;
and
successfully integrate 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 reinforce local distinctiveness.

(ii)

4.4.2 Relevant policies within the NPPF in respect to design and achieving welldesigned places include paragraphs 124, 127, 128 and 130. Paragraph 124
makes it clear that the creation of high quality buildings and places is
fundamental to what the planning and development process should achieve.
4.4.3 Paragraph 127 of the NPPF, in so much as it relates to impacts on the character
of an area goes on to state: Planning policies and decisions should ensure that developments:
a)

will function well and add to the overall quality of the area, not just
for the short term but over the lifetime of the development;

b)

are visually attractive as a result of good architecture, layout and
appropriate and effective landscaping;

c)

are sympathetic to local character and history, including the
surrounding built environment and landscape setting, while not
preventing or discouraging appropriate innovation or change (such
as increased densities);
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d)

establish or maintain a strong sense of place, using the
arrangement of streets, spaces, building types and materials to
create attractive, welcoming and distinctive places to live, work and
visit;

4.4.4 Finally Paragraph 130 states planning 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, taking
into account any local design standards or style guides in plans or
supplementary planning documents. Conversely, where the design of a
development accords with clear expectations in plan policies, design should not
be used by the decision taker as a valid reason to object to development.
4.4.5 In this respect it is noted that Appendix B of the Design SPD sets out clear
expectations and guidance in respect to the design of residential development
as well as specific guidance for Cannock Town Centre and historic suburbs.
Relevant points are; preserve and enhance the character and appearance of
historic areas and their settings, including views in and out, and support the local
preference for non-intrusive traditional architecture with good quality
contemporary schemes where appropriate.
4.4.6 In addition to the above it should also be taken into account that the application
site is located such that the proposed building would affect the setting of the
nearby conservation area and its listed buildings. In this respect regard should
be had to Section 66 (1) of the Town and Country Planning (Listed Buildings
and Conservation Areas) Act 1990 which places a general duty as respects
listed buildings and which states: “In considering whether to grant planning permission for development
which affects a listed building or its setting, the local planning authority or,
as the case may be, the Secretary of State shall have special regard to
the desirability of preserving the building or its setting or any features of
special architectural or historic interest which it possesses."
4.4.7 In addition paragraphs 193 and 194 of the NPPF state: 193.

"When considering the impact of a proposed development on the
significance of a designated heritage asset, great weight should be
given to the asset’s conservation (and the more important the
asset, the greater the weight should be). This is irrespective of
whether any potential harm amounts to substantial harm, total loss
or less than substantial harm to its significance.

194.

Any harm to, or loss of, the significance of a designated heritage
asset (from its alteration or destruction, or from development within
its setting), should require clear and convincing justification."

4.4.8 Having had regard to the above it is noted that the proposed building would be
slightly smaller than that of the ground floor footprint of the existing building and
would be 8m in height (a reduction of 2m from the building considered by the
past refusal and the same height as the existing building). Within the locality
there are a mixture of building uses, age, design, height, and footprint.
The
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proposal would have a similar building to plot ratio to that of the existing building
and would provide two front facing gable end features on the Park Road
elevation.
The general form of the building would therefore be in direct
correlation to the original building. Furthermore, it would be comparable in scale
and massing, to that of the surrounding buildings within close proximity to the
application site. The building would include a traditional design, comprising
good quality materials and detailing to include a plinth in Staffordshire Blue brick
and the main facades in an orange/red mix brick with pre-cast stone cills to the
windows and stone course banding to the first floor. Windows in size and
proportions to reflect the proportions of the windows within the Town Centre
Heritage area and are sash style in appearance rather than vertical casement.
The roof is to be a slate effect tile over a pitched roof, with windows facing both
streets, providing interest to the street scene. As such, it is considered that the
design would appear sympathetic to the streetscene and would not harm the
character and significance of the setting of the nearby Conservation Area, or the
setting of the Listed Building.
4.4.9 Therefore, having had regard to Policies CP3 & CP15 of the Local Plan and the
above mentioned paragraphs of the NPPF it is considered that the proposal
would be well-related to existing buildings and their surroundings, successfully
integrate with existing features of amenity value, maintain a strong sense of
place and visually attractive such that it would be acceptable in respect to its
impact on the character and form of the area, and would have a neutral impact
on the setting of the nearby Conservation Area and Grade II Listed Building.
4.5

Impact on Residential Amenity

4.5.1 Policy CP3 of the Local Plan states that the following key requirements of
quality design will need to addressed in development proposals and goes onto
include [amongst other things] the protection of the 'amenity enjoyed by existing
properties'. This is supported by the guidance as outlined in Appendix B of the
Design SPD which sets out guidance in respect to space about dwellings and
garden sizes.
4.5.2 Paragraph 127(f) of the NPPF states that planning policies and decisions should
ensure that developments [amongst other things] create places with a high
standard of amenity for existing and future users.
4.5.3 The side access located on Park Road adjacent to the western elevation
separates the proposed building from the business premises at the Co-op Retail
unit.
4.5.4 The building has been reduced in height and footprint from the frontage building
line in Park Road. The overall height relative to No.23 Stafford Road has been
reduced by 2m, to ensure there would be no greater impact than the current
building. The extension to No. 23 Stafford Road extends the same distance as
the current and proposed building on plan, so it is considered that there would
be no significant loss of light to the habitable room windows of the neighbouring
property.
4.5.5 The proposed building would not face any residential properties on the front
elevation. No rear windows are proposed and the side windows would not
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directly face any residential properties. It is therefore considered that the
proposal would not cause a detriment impact on privacy to any residential
neighbouring properties.
4.5.6 Furthermore the Environmental Protection Officer has no objection to the
proposal, subject to the imposition of suitable conditions.
4.5.7 It is therefore considered that the proposal would adequately protect the amenity
of existing residents and would result in a good standard of amenity for both
future occupiers and the nearby neighbouring residents. As such the proposal
would comply with policy requirements of CP3 and the NPPF.
4.6

Impact on Highway Safety

4.6.1 Paragraph 109 of NPPF states that development should only be prevented or
refused on highway grounds if there would be an unacceptable impact on
highway safety, or the residual cumulative impacts on the road network would be
severe.
4.6.2 The comments of the applicant in respect to the proposed occupiers are likely to
have a low level of car ownership and they would have good access to public
transport are accepted.
4.6.3 The County Highways have no objections to the proposals with no parking
provision for the residents of the proposed HMO, subject to the imposition of
suitable conditions for the following:
 a Construction Management Plan,
 foundation construction and reinstatement of the footway,
 cycle parking provision
4.6.4 It is therefore considered that the proposal would not have an adverse impact
upon highway safety, and that the level of parking is acceptable at this town
centre location.
4.7
Impact on Nature Conservation Interests
4.7.1 The application site is not subject to any formal or informal nature conservation
designation and is not known to support any species that is given special
protection or which is of particular conservation interest. As such the site has no
significant ecological value and therefore the proposal would not result in any
direct harm to nature conservation interests.
4.7.2 Under Policy CP13 development will not be permitted where it would be likely to
lead directly or indirectly to an adverse effect upon the integrity of the European
Site network and the effects cannot be mitigated. Furthermore, in order to retain
the integrity of the Cannock Chase Special Area of Conservation (SAC) all
development within Cannock Chase District that leads to a net increase in
dwellings will be required to mitigate adverse impacts. The proposal would lead
to a net increase in dwellings and therefore is required to mitigate its adverse
impact on the SAC. Such mitigation would be in the form of a contribution
towards the cost of works on the SAC and this is provided by a S106 agreement,
which should collect SAC contributions based upon 6 HMO bedrooms equating
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to 1 No. dwelling. Therefore 18 rooms would contribute a SAC payment which
would be equivalent to 3 No. dwellings. An appropriate Habitats Regulation
Assessment has been undertaken as part of the due process.
4.7.3 Given the above it is considered that the proposal, would not have a significant
adverse impact on nature conservation interests either on, or off, the site. In this
respect the proposal would not be contrary to Policies CP3, CP12 and CP13 of
the Local Plan and the NPPF.
4.8

Affordable Housing and other Developer Contributions

4.8.1 Under Policy CP2 the proposal would be required to provide a contribution
towards affordable housing. However, given the order of the Court of Appeal,
dated 13 May 2016, which give legal effect to the policy set out in the Written
Ministerial Statement of 28 November 2014, and the subsequent revision of the
PPG it is considered on balance that the proposal is acceptable without a
contribution towards affordable housing.
4.9

Drainage and Flood Risk.

4.9.1 The site is located in a Flood Zone 1 which is at least threat from flooding.
Although the applicant has not indicated the means of drainage it is noted that
the site immediately abuts a main road and is within a predominantly built up
area. As such it is in close proximity to drainage infrastructure that serves the
surrounding area and is considered acceptable.
4.10

Waste and Recycling Facilities

4.10.1 The Council's Waste and Recycling Officer has been consulted on the proposal,
but has not responded at the time of compiling the report. However, if
comments are provided by the time of the Committee Meeting, an Officer Update
Sheet will be provided for Members.
4.10.2 The proposal indicates internal accommodation for bin storage facilities within
the building. The scheme has been designed along similar lines to the past
proposal to accord with the Council's waste and recycling requirements, which
was previously agreed under application CH/18/247. In addition, a suitable
condition can be imposed to ensure adequate provision.
4.10.3 As such, it is considered that the proposal would conform with Local Plan Policy
CP16 and the NPPF.
4.11 Crime and the Fear of Crime
4.11.1 There have been a number of concerns raised relating to the proposal being
perceived as leading to an increase in anti-social behaviour and crime.
4.11.2 The Design & Access Statement states that the building would be specified to
incorporate many measures to design out crime and anti-social behaviour based
upon Secure By Design (SBD) standards to include the access control
restrictions, CCTV within the property and secure doors and windows in
accordance with the SBD requirements.
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4.11.3 In addition, the Crime Prevention Officer has no objection to the proposal and
makes recommendations for the scheme to achieve SBD Accreditation. These
will be attached as an informative to any permission granted bringing to the
applicant's attention the advice of the crime prevention officer.
4.12.1 Other Issues Raised by Objectors
4.12.2 The issue relating to the status of the potential occupants of the proposed HMO
is not a material planning consideration. However, the agent has provided
evidence to indicate that the landlord/ applicant would maintain tight control and
restriction on the operation of the proposed HMO, with evidence supported
within the management plan provided and also extends an invitation to Members
to visit the applicant's other establishments, in order to allay any reservations
towards the operation of the proposed HMO.
4.12.3 The devaluation of property is not a material consideration. The merits of the
application must be considered against the relevant local plan policies and
paragraphs of the NPPF, whereby there is a presumption in favour of
development, unless the proposal conflicts with the relevant policies.
5

Human Rights Act 1998 and Equalities Act 2010
Human Rights Act 1998

5.1

The proposals set out in the 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.
Equalities Act 2010

5.2

It is acknowledged that age, disability, gender reassignment, pregnancy and
maternity, religion or belief, sex and sexual orientation are protected
characteristics under the Equality Act 2010.

5.3

By virtue of Section 149 of that Act in exercising its planning functions the
Council must have due regard to the need to:
Eliminate discrimination, harassment, victimisation and any other conduct that
is prohibited;
Advance equality of opportunity between persons who share a relevant
protected characteristic and persons who do not share it;
Foster good relations between persons who share a relevant protected
characteristic and persons who do not share it

5.4

It is therefore acknowledged that the Council needs to have due regard to the
effect of its decision on persons with protected characteristics mentioned.
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5.5

Such consideration has been balanced along with other material planning
considerations and it is considered that the proposal is acceptable in respect to
the requirements of the Act. Having had regard to the particulars of this case
officers consider that the proposal would make a neutral contribution towards the
aim of the Equalities Act.

6

Conclusion

6.1

In respect to all matters of acknowledged interest and policy tests it is
considered that the proposal, subject to the attached conditions, would not result
in any significant harm to acknowledged interests and is therefore considered to
be in accordance with the Development Plan.

6.2

It is therefore recommended that the application be approved subject to a S106
for SAC contributions and the attached conditions.

Item no. 6.27

Appendix 1
Representations Made By A Member of the Local Community
21 Stafford Road- Application number CH/2020/026
Simm Barn- Documentary evidence-Existence of Simm Barn
1. Cannock Park and Cannock Park golf course and the application site were all
part of an open field system within Cannock Manor which had been enclosed
piecemeal from the late 16th Century onwards (reference Cannock Park and golf
course HUCA 9 ).
2. Park Road was previously known as Simm Lane (the name was changed following
the opening of Cannock Park in 1932).
3. Records dated 1736 which refer to Simm Barn and adjoining fields are at the
Stafford Record Office and are described in the index, I have one of these records
in the form of an Indenture dated 1756 between Edward Wilson and Alice
Locker/Cocker ( SRO D260/M/T/4/106) which includes Simm Barn with a
description ‘All that barn commonly called Simm Barn with the Beast House thereto
adjoining together with the tons of sand where the said barn stands and commonly
called Simm Barn the document also goes on to describe various fields (amongst
others) which are located in Cannock Park and golf course, Little Meadow, Brickiln
Meadow, Long Meadow (HUCA 9 confirms the existence of post medieval field
boundaries in Cannock Park) It is a large document and it was necessary to be
copied in four parts, I will provide you with a complete copy if required. I have
also included the index from the National Archives which gives information on
other documents, in detail ( 1), and scanned extracts of the date and references
to Simm Barn from the document (2- the two pieces need to be viewed side by
side).
4. The Historic Assessment refers to the fact that there are no buildings identified on
an 1816 Ordinance Survey map and concluded that the land had not been
previously developed. (having researched local history for years this not
uncommon maps differ). The Indenture dated 1756 contradicts this assumption,
in addition the Marques of Anglesey Estate map dated 1819-24 (SRO D1821/5)
does show additional detail with identifiable structures in Simm Lane (3).
5. Named field plan (2a) for reference only to identify field names on the Indenture
and Abstract of the Title (see the Barn Piece).
I believe there is conclusive evidence that Simm Barn was located in Simm Lane in
the 18th Century, and as such should the building be demolished an archaeological
survey should be carried out.
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Information on age of buildings
1. In 1859, the land was enfranchised to George John Stubbs (Old Fallow Farm) by
the Marques of Anglesey and you will see from the Abstract of the Title that it
included all land which comprises the whole of Cannock Park, the golf course (and
other frontage land now built upon). 454B (the application site) was conveyed to
Mathew Anderson in 1862. (4 -Abstract of the Title pages 3/4).
2. In 1871 William Cotton purchased around seventeen and half acres of land which
is now the formal area of Cannock park from George Stubbs, and in 1874 he
acquired 454B from Mathew Anderson including its dwelling house which was his
residence at the time of his death ( page 4 Abstract Title ). William Cotton was a
Farmer and a champion pig breeder. He was a dedicated member of the United
Reform Church (opposite his house) and he and his wife are buried in the
Churchyard.
3. Following the death of Mr Cotton and his wife in 1876 the property was put up for
auction which was advertised extensively (6). The advertisement describes a
recently built Freehold Dwelling House with stabling range of workshops and other
buildings, large and productive gardens and it also refers to an adjoining cottage.
Page 6 of the Abstract of the Title refers to Dwelling houses, could the cottage be
the rear wing of the application property, as the advertisement says half of the
adjoining cottage is ‘in hand’?. Perhaps not an agricultural building, but the
property details make no reference to ‘Commercial Premises’. The age of the rear
wing of the building remains unclear, what was that building and how old is it?
4. The land and buildings (around 18 acres) were purchased by William Bishton in
1876, he already had purchased all the land belonging to Old Fallow Farm
(including most of the land frontages) to Old Penkridge Road/Simm Lane /Stafford
Road) forming what is known as The Bishton Estate.
5. 21 Stafford Road was sold by the Bishton Estate in 1881 to John Welsh it was
subject to a number of restrictive covenants designed to protect neighbouring
properties which were part of the Bishton Estate. Typical of Bishton, the covenants
included not to build within 6 feet of Simm Lane or Stafford Road, or to cause a
nuisance to neighbours, and not to use the building for the sale of alcohol.
6. I do not know what happened to the buildings from this time it may have been
converted into shop premises. By 1891 the property was being used as a lodging
house run by William and Mary Burke, but is believed it was relocated following
complaints of unruly behaviour.
7. In 1896 the property was purchased by Mr Alfred Haycock, and was run as a
Lodging house for over 40 years. The Haycocks were a well-known Cannock
family, June Haycock his granddaughter (sadly no longer with us) lived in the
adjoining property to the application site (7). Aerial view 1926 (8)
8. The property was sold for the Royal British Legion around 1946.
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Appendix 2
Applicant’s Heritage Assessment and Rebuttal
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Appendix 3
Appeal Decision
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Application No: CH/20/029
Location:
Land Off Colliery Road, Brereton, Rugeley
Proposal:
Erection of a stable building and hardstanding
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Location Plan
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Site Plan
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Proposed Elevations
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Contact Officer:
Telephone No:
Application No:

CH/20/029

Received:

23-Jan-2020

Claire Faulkner
01543 464337

PLANNING CONTROL COMMITTEE
Location:

Land Off Colliery Road, Brereton, Rugeley

Parish:

Brereton and Ravenhill

Description:

Erection of a stable building and hardstanding

Application Type: Full Planning Application

RECOMMENDATION:
Approve Subject to Conditions
Reason(s) for Recommendation:
In accordance with paragraph 38 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.

Conditions (and Reasons for Conditions):
1. The development to which this permission relates must be begun not later
than the expiration of three years beginning with the date on which this
permission is granted.
Reason
To comply with the requirements of Section 91 of the Town & Country
Planning Act 1990.
2. No materials shall be used for the external surfaces of the development other
than those specified on the application.
Reason
In the interests of visual amenity and to ensure compliance with Local Plan
Policies CP3, CP15, CP16, RTC3 (where applicable) and the NPPF.
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3. No part of the development hereby approved shall be brought into use until a
scheme detailing the new fencing and a tree and hedgerow planting scheme,
has been submitted to and approved by the Local Planning Authority. The
details shall be in the form as specified in Annex C of the Supplementary
Planning Guidance 'Trees, Landscape and Development'.
The approved landscape and fencing works shall thereafter be carried out in
the first planting and seeding season following the completion of the stable
building. The landscaping and fencing scheme shall thereafter be retained for
the lifetime of the development.
Reason
In the interest of visual amenity of the area and in accrdance with Local Plan
Policies CP3, CP12, CP14 and the NPPF.
4. No means of external illumination shall be brought into use lighting within the
application site, until details of the proposed lighting, including the proposed
location, type of cowling and lighting intensity, has been submitted to and
approved in writing by the Local Planning Authority.
Thereafter the agreed lighting scheme shall be implemented in accordance
with the approved details.
Reason
To ensure that the brightness of any lighting erected does not have an
adverse impact on protected species, highway safety and the night time
character of the area in line with Local Plan Policy CP3.
5. The development hereby permitted shall be carried out in accordance with the
following approved plans:
Site Layout Plan (as amended, received 3/4/2020)
Proposed Stable Elevations
Proposed Stable Floor Plan
Arboricultural Impact Assessment and Tree Protection Plan
Reason
For the avoidance of doubt and in the interests of proper planning.
6. Without the express consent of the Local Planning Authority, there shall be no
human habitation on or over the application site. Specifically no caravans,
tents or temporary accommodation shall be positioned on or over the site at
any time and no storage other than that ancillary to the use of the stables
hereby permitted shall be carried out on the land.
Reason
In the interests of protecting the character and appearance of the Cannock
Chase Area of Outstanding Natural Beauty in accordance with Policies CP3
and CP14 of the Cannock Chase Local Plan (Part 1) and paragraph 172 of
the National Planning Policy Framework.
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Consultations and Publicity
EXTERNAL CONSULTATION
Brereton & Ravenhill Parish Council
Objection
The development is grossly excessive in an area of Green Belt and within the Area
of Outstanding Natural Beauty.
The amount of land shown for the development is ambiguous as it could represent
most of the site. The inference given from the documentation is that the land shown
could support a caravan or mobile home.
This proposal is an attempt to create residential accommodation contrary to Green
Belt Policy and harmful to the AONB. It would become an intensively developed
area.
The Parish Councils conclusion is reinforced by the nature of the fencing erected on
site which is harmful to the AONB.
The following comments were submitted following the consultation of the amended
plans:The Parish Council wish to confirm its original objection to this planning application
and add the following:1. We share the concerns of Cannock Chase AONB partnership.
2. The area of hardstanding shown is much greater than needed for stables.
3. The proposal would be overdevelopment on land that is both Green Belt and
Area of Outstanding Natural Beauty.
4. The likelihood is that this is a precursor to an application for a caravan or a
mobile home to "look after" the horses.
5. The proposal will not preserve the openness of the Green Belt.
6. The proposal is not sensitive to the distinctive character of the landscape in its
vicinity.
AONB Unit
No objection.
The amended application is for a moderate sized single storey stable faced in timber,
and area of hardstanding (gravel) for access. The proposed all-weather exercise
arena has been deleted from the application, and area of hardstanding slightly
reduced. The amended plan also indicates removal of close boarded fence along the
road frontage to the south of the access gate with tree and shrub planting behind.
I also refer to your email dated 15th April indicating that the applicant has confirmed
that they will remove the fencing and replace it with a low fence, possibly post and
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rail (verbal suggestion from the applicant) with hedgerow planting for additional
security.
The amendments are welcomed and the AONB Partnership removes its objection.
INTERNAL COMMENTS
Parks & Open Spaces
No response to date
Environmental Health
The site is immediately adjacent to a former infill site, which may have the potential
to generate landfill gas. I would assume that the stable building will be well ventilated
thereby potentially precluding the necessity for dedicated ground gas protection
measures. However, I would ask that the level of ventilation is confirmed by the
applicant in order that I may be satisfied that this is the case.
The applicant has stated that it is not known whether lighting will be required. Should
eternal lighting form part of the proposal, details should be supplied and approved
prior to approval.
Planning Policy The National Planning Policy Framework (NPPF Paragraph 11) states that
development proposals that accord with an up-to-date development plan should be
approved without delay. Where there are no relevant plan policies, or the policies
which are most important for determining the application are out of date, planning
permission should be granted, unless policies in the Framework that protect areas or
assets of particular importance (e.g. Green Belt, AONB, habitats sites) provides a
clear reason for refusal, or any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the policies in the
Framework taken as a whole.
The Local Plan (Part 1) was adopted more than five years ago; it is now the subject
of a review. This review is at an early stage in the process with consultation on
‘Issues and Options’ being undertaken recently (May-July 2019). Therefore limited
weight can be afforded to it. The starting point for the determination of planning
applications remains the adopted Development Plan (Local Plan (Part 1).
The site lies within the Green Belt, outside of the urban areas and defined village
settlement boundaries as per Local Plan (Part 1) Policy CP1. The proposed
development area lies within the AONB boundary and the proposed stable and
hardstanding would be sited adjacent to existing tree and shrub planting and would
be set back from the Colliery Road by way of the existing access.
Local Plan (Part 1) Policy CP1 identifies that development proposals at locations
within the Green Belt will be assessed against the NPPF and Policy CP14.
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The NPPF (Para 145) identifies exceptions to the construction of new buildings as
inappropriate in the Green Belt. These exceptions include provision of appropriate
facilities (in connection with the existing use of land or change of use) for outdoor
recreation as long as they preserve the openness of the Green Belt and do not
conflict with the purposes of including land within it.
The NPPF (Para 172) also states that great weight should be given to conserving
and enhancing landscape and scenic beauty in AONBs, which have the highest
status of protection in relation to these issues.
Policy CP14 of the Local Plan sets out that landscape character will be considered in
all development proposals in order to protect and conserve locally distinctive
qualities, rural openness and sense of place. Proposals in the AONB which are
compatible with its management objectives will be supported; inclusive of good
management of horse pasture including field boundary treatments and ‘gapping up’
of hedgerows to maintain habitats. It is also considered that development proposals,
including those for appropriate development within the Green Belt, and land
management practices within the AONB, must be sensitive to the distinctive
landscape character and ensure they do not have an adverse impact upon their
setting through design, layout or intensity.
Local Plan Policy CP3 requires high standards of design of buildings and spaces that
successfully integrate with the extant environment and demonstrates appropriate
designs that preserve and enhance the landscape, scenic beauty and character of
the AONB and the Green Belt.
The Council’s Design SPD 2016 provides design guidance relating to equestrian
development; whilst most small scale equestrian related development can usually be
assimilated into its surroundings with careful siting and management, some aspects
can have a significant visual impact. A key issue is larger stable buildings with
potential for future conversion to other uses and ‘Maneges’ (surfaced riding areas)
becoming more common with potential impacts upon sensitive landscape areas.
Freestanding stables need to be sensitively located in order to minimise their effect
on their surroundings and where possible they should be sited so that they closely
relate to existing natural screening. Additional screening may be required in
appropriate circumstances. Within the AONB conservation of the natural beauty is
the primary objective, having full regard to the economic and social wellbeing of the
area, so the effects of a proposal on the landscape and environment will be a major
factor to be taken into account.
Stables need to be of a size that is comfortable for their purpose but not large
enough to enable easy conversion to other uses. In general each loose box within a
stable block will need to be approximately 10-15sqm in floor area. The height need
not exceed 2.3m to the eaves, but all stables should have a pitched roof in the
interest of visual amenity.
Materials used in the construction of stables should reflect the nature and purpose of
the building and be sensitive to the countryside location.
Erection of fencing to enclose a paddock and removal of an existing hedgerow can
have a detrimental effect on landscape quality which is of particular importance in
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the AONB. Extensive areas of hardstanding should be avoided and permeable
surfaces used instead.
Applications for stable buildings should include details of drainage and the
storage/disposal of bedding/manure.
Consideration should be given in full to the Design SPD guidance provided on
Equestrian Development.
RESPONSE TO PUBLICITY
Adjacent occupiers notified and a site notice posted with no letters of representation
received.
1.0

RELEVANT PLANNING HISTORY

CH/18/354

(i)

Retention of hard surface area and proposed stable block. Refused for
the following reasons:The site is located within the West Midlands Green Belt, wherein there
is a presumption against inappropriate development, which should only
be approved in ‘very special circumstances’. Paragraph 144 of the
NPPF states that local planning authorities should ensure substantial
weight is given to any harm to the Green Belt by reason of
inappropriateness and any other harm resulting from the proposal is
clearly outweighed by other considerations.
The proposed stable and associated area of hardstanding would entail
the introduction of built form in the countryside, the effect of which
would be exacerbated by the positioning of the stable block in an area
of open land, the materials used and the extent of the area of
associated hardstanding which would fail to preserve the openness of
the Green Belt; and conflict with the purposes of including land within
the Green Belt. The proposal would therefore constitute inappropriate
development in the Green Belt.
Furthermore, the harm by reason of inappropriateness and the harm to
the character of the Cannock Chase Area of Outstanding Natural
Beauty would not be clearly outweighed by the benefits of fire and
crime prevention put forward by the applicant such that very special
circumstances would exist to support approval of the proposal.

(ii)

The proposed stable and associated area of hardstanding, the
proposed materials, and the lack of appropriate screening would
detract from the rural, semi-natural character of this part of the
Cannock Chase Area of Outstanding Natural Beauty contrary to
Policies CP3 and CP14 of the Local Plan and section 172 of the NPPF.

The applicant subsequently appealed the decision but the case was
dismissed on 20th September 2019.
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CH/98/0352 Change of use of the land to the keeping of horses and the retention of
the field shelter. Approved.
Site and Surroundings
2.1

The application site comprises part of a 1.82 hectare site situated on Colliery
Road which is used for the grazing of horses and which also partly forms a
gateway into the attractive woodland, health and small fields landscape of the
AONB to the south – west of the built up area of Rugeley. #

2.2

There are some dwellings along Colliery Road with several pieces of land
used for horse grazing and stabling. The landscape is undulating but remains
predominately open.

2.3

The site is situated within the West Midlands Green Belt and Area of
Outstanding Natural Beauty (AONB). According to the Review of the AONB
Landscape Character Framework for Cannock Chase AONB (2017) the site
lies at the transition between Settled Heathland (north of Colliery Road),
Sandstone Hills and Heaths, to the east of the site and Forest heathlands.
The main character of the valley is Settled Heathland characterised by
pastoral farmland and paddocks; small to medium sized hedged fields;
dispersed roadside dwellings. The valley and valley sides rise into the
unenclosed landscapes occupied by heathland and woodland.

2.4

There are a number of mature and semi-mature trees around the boundary of
the wider site which are covered with a TPO (29/2003).

3.0

Proposal

3.1.

The application seeks consent for the erection of a stable block and
associated hardstanding.

3.2

The proposed stable block would be constructed of timber clad walls on a
brick plinth and, corrugated metal sheets on the roof. The building would
accommodate 2 separate horse boxes together with a tack / feed store.

3.3

The proposed stable building would comprise an area of 53.8m² and would be
constructed with a hipped roof to a height of 4m (2.5m to the eaves).

3.4

For clarity it should be noted that the original application included the
'construction of a horse exercise arena'. This element has been removed
from the application.

3.5

The applicant has stated that the existing hardstanding would be removed
and reincorporated back into the grassed field and that the existing
closeboarded fence that runs along the boundary of the site would be
replaced with a low post and rail fence with a hedgerow planted for additional
security
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4

Supporting Information

4.1

The applicant has stated that stabling and keeping of horses is an appropriate
use of land within the countryside, including within the Green belt. The
keeping of horses for recreational use is not inappropriate in the Green Belt
and this includes the provision of small scale buildings and developments
which facilitate such a use.

4.2

The British Horse Society consider that stables are essential for the keeping
of horses in this country; to provide shelter during periods of inclement
weather, when horses are ill or when they are being treated by a vet. They
also provide opportunity for the paddocks to be rested.

4.3

The applicant has also stated that the close board fencing around the site
would be removed and replaced with a low level post and rail fence and
hedgerow planting. The applicants states that some of the fencing to the east
of the site is not on his land and has been erected by a third party.

5

Planning Policy

5.1

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.

5.2

The Development Plan currently comprises the Cannock Chase Local Plan
(2014). Relevant policies within the Local Plan include

5.3

Cannock Chase Local Plan (2014):
CP1 CP3 CP14-

Strategy – the Strategic Approach
Chase Shaping – Design
Landscape Character and Cannock Chase Area of
Outstanding Natural Beauty (AONB)

5.4
5.5

National Planning Policy Framework
The NPPF (2019) 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
states that there should be “presumption in favour of sustainable
development” and sets out what this means for decision taking.

5.6

The NPPF (2019) confirms the plan-led approach to the planning system and
that decisions must be made in accordance with the Development Plan unless
material considerations indicate otherwise.

5.7

Relevant paragraphs within the NPPF include paragraphs: 8:
11-14:

Three dimensions of Sustainable Development
The Presumption in favour of Sustainable
Development
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47-50:
124, 127, 128, 130:
143 – 145
172
212, 213
5.8

Determining Applications
Achieving Well-Designed Places
Proposals affecting the Green Belt
Conserving
and
Enhancing
Environment
Implementation

Natural

Other Relevant Documents
•


Design Supplementary Planning Document, April 2016.
Cannock Chase AONB Management Plan 2019-2024

6

Determining Issues

6.1

The determining issues for the application are;
•
•
•

6.2

the

Principle of the development in the Green Belt;
Impact on the character and form of the area and AONB
Weighing Exercise to Determine Whether Very Special
Circumstances Exist

Principle of the Development

6.2.1 The site is located within the West Midlands Green Belt, wherein there is a
presumption against inappropriate development, which should only be
approved in ‘very special circumstances’. Paragraph 144 of the NPPF states
that local planning authorities should ensure substantial weight is given to any
harm to the Green Belt by reason of inappropriateness and any other harm
resulting from the proposal is clearly outweighed by other considerations.
6.2.2 The stages in taking decisions on applications within the Green Belt are as
follows.
a)

In the first instance a decision has to be taken as to whether the
proposal constitutes appropriate or inappropriate development.

b)

If the proposal constitutes inappropriate development then it should not
be allowed unless the applicant has demonstrated that ‘very special
circumstances’ exist which would justify approval.

c)

If the proposal is determined to constitute appropriate development
then it should be approved unless it results in significant harm to
acknowledged interests.

6.2.3 Local Plan Policy CP1 & CP3 require that development proposals at locations
within the Green Belt to be considered against the NPPF and Local Plan
Policy CP14. Local Plan Policy CP14 relates to landscape character and the
AONB rather than to whether a proposal constitutes appropriate or
inappropriate development.
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6.2.4 Whether a proposal constitutes inappropriate development is set out in
Paragraphs 145 & 146 of the NPPF. Paragraph 145 relates to new buildings
and Paragraph 146 to other forms of development including engineering
operations. The lists contained within these paragraphs are closed and
therefore are fixed.
6.2.5 Paragraph 145 of the NPPF states that local planning authorities should
regard the construction of new buildings as inappropriate in the Green Belt'
adding exceptions to this are' and goes onto include 'the provision of
appropriate facilities for outdoor sport and recreation [etc] as long as the
facilities preserve the openness of the Green Belt and do not conflict with the
purposes of including land within it.
6.2.6 Paragraph 146 of the NPPF considers engineering operations, such as the
proposed hardstanding. The paragraph continues that such development
would not be inappropriate providing it would preserve the openness of the
Green Belt and would not conflict with the purposes of including land within it.
6.2.7 Having regard to the above it is noted that the provision of small stable blocks
for personal use are normally accepted as an example of an appropriate
facility for outdoor sport and recreation. The purpose of the proposal to
accommodate two stables with an integral tack/ store room would fall within
what is considered as a small stable.

6.2.8 Notwithstanding the above it is noted that in order for the stable and
hardstanding to be not inappropriate in the Green Belt they must preserve the
openness of the Green Belt and not conflict with the purposes of including
land within it. Turning to the first issue it is well worth considering issues
surrounding the concept of openness as it applies to the determination of
planning applications.
6.2.9 Openness is the absence of built form and as such any new building would
have the potential to impact on openness as all buildings have a volume and
therefore a mass. Whether a building materially detracts from openness will
therefore not only depend on its size and scale but equally on the openness of
the locality and its relationship with other built or natural structures such as
woodland hedges, field corners and against high hedges.
6.2.10 Guidance is provided for stable developments within the Design SPD. This
seeks new development to be sensitively located in order to minimise their
effect on their surroundings and where possible should be sited so that they
closely relate to existing natural screening. Isolated positions within open
fields where they would be conspicuous would be unacceptable. The
guidance continues that the stables should be of an appropriate size and
materials used in the construction of the stables should reflect the nature and
purpose of the building and be sensitive to the countryside location. The
guidance further states that extensive areas of hardstanding should be
avoided and permeable surfaces used instead.
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6.2.11 In this instance, the proposed stable block would replace an existing stable
block and separate building used in association with the stable. One of the
existing buildings was damaged beyond repair by a fire.
6.2.12 It is noted that the proposed stable block building would have a footprint of
53.8m², be constructed to a maximum height of 4m and would be constructed
adjacent existing trees and proposed planting. Further, your Officers note that
when considering the previous planning application (same size, scale and
design of stable as the current application), the Planning Inspector stated that
"the proposal would result in a relatively small single storey building". As such,
it is considered that the design and scale of stable block accords with the
requirements set out within the Design SPD.
6.2.13 The proposed stable building would be sited on existing hardstanding to the
east of the entrance. This hardstanding is bound to the north, south and east
by a 2m high close board fence and the stable located at its western end,
would form an enclosed stable yard. It is proposed that this would create a
stable yard that would facilitate the turning and loading / unloading of a
motorised horse box. Officers acknowledge that some form of hardstanding
already exists in this location. The applicant has stated that this hardstanding
is required to allow a horse vehicle to turn and load / unload on land within the
applicant's ownership. The general turning space for such vehicles is approx.
13m which would also allow sufficient space for the parking of vehicles. It is
also noted that the hardstanding in this location already exists and has been
in situ for over 4 years and is therefore not liable for enforcement action.
6.2.14 Taking the above into consideration along with the siting of the stables at the
field edge against the background of trees that the proposal would preserve
the openness of the Green Belt

6.2.15 The purposes of including land in the Green Belt are set out in Paragraph 134
of the NPPF and include: a)
b)
c)
d)
e)

to check the unrestricted sprawl of large built-up areas;
to prevent neighbouring towns merging into one another;
to assist in safeguarding the countryside from encroachment;
to preserve the setting and special character of historic towns;
and
to assist in urban regeneration, by encouraging the recycling of
derelict and other urban land.

It is considered that the proposal, by virtue of its isolated location, small scale
and that it would include existing lawful hardstanding, would not conflict with
the purposes of including land within the Green Belt
6.2.16 Given the above it is concluded that the proposal would preserve the
openness of the Green Belt and would not conflict with the purposes of
including land within it; and as such would not constitute inappropriate
development in the Green Belt.
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6.2.17 The applicant has acknowledged that the additional hardstanding to the
south-west of the entrance is unlawful and has stated this would be removed
and reincorporated into the field.
6.2.18 The applicant has also stated that the existing close board fencing would be
removed and replaced with more appropriate post and rail fencing with
additional boundary hedging planted to provide any security. However, the
removal of the additional unlawful hardstanding and close boarded fencing
does not form part of the current application and therefore are not material to
the determination of the application before members. Their removal therefore
should be considered separately and be given no weight in the determination
of the application.
6.3

Design and impact on the Character and Form of the Area and AONB

6.3.1 The site is located within the Cannock Chase Area of Outstanding Natural
Beauty. Paragraph 172 of the NPPF sets out that great weight should be
given to conserving the landscape and scenic beauty of an AONB. This is
continued in Local Plan Policy CP14 which states:
“Development proposals including those for appropriate development
within the Green Belt … must be sensitive to the distinctive landscape
character and ensure they do not have an adverse impact on their
setting through design, layout or intensity.”
6.3.2 In respect to issues in relation to design Policy CP3 of the Local Plan requires
that, amongst other things, developments should be: (i)

well-related to existing buildings and their surroundings in terms
of layout, density, access, scale appearance, landscaping and
materials; and

(ii)

successfully integrate 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 reinforce local distinctiveness.

6.3.3 Relevant policies within the NPPF in respect to design and achieving welldesigned places include paragraphs 124, 127, 128 and 130. Paragraph 124
makes it clear that the creation of high quality buildings and places is
fundamental to what the planning and development process should achieve.

6.3.4 Paragraph 127 of the NPPF, in so much as it relates to impacts on the
character of an area goes on to state: Planning policies and decisions should ensure that developments:
a)

will function well and add to the overall quality of the area, not
just for the short term but over the lifetime of the development;
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b)

are visually attractive as a result of good architecture, layout and
appropriate and effective landscaping;

c)

are sympathetic to local character and history, including the
surrounding built environment and landscape setting, while not
preventing or discouraging appropriate innovation or change
(such as increased densities);

d)

establish or maintain a strong sense of place, using the
arrangement of streets, spaces, building types and materials to
create attractive,
welcoming and distinctive places to live,
work and visit;

6.3.5 Finally Paragraph 130 states planning 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, taking
into account any local design standards or style guides in plans or
supplementary planning documents. Conversely, where the design of a
development accords with clear expectations in plan policies, design should
not be used by the decision taker as a valid reason to object to development.
6.3.6 In respect to the impact on the trees within the site the applicant has
commissioned an Arboricultural Report. This outlines that the quality of trees
is categorised as follows: -A (high quality and value), B (moderate quality and
value), C (low quality and value) and U which are considered as unsuitable for
retention.
6.3.7 The report concludes that of the 6 trees and 1 group of trees surveyed T2 &
T4 were of moderate quality (B1) and T1, T3, T5, T6 and G7 all being of low
quality (C1/2). TG7 has been subject to fire damage and as such would be
removed and replaced with a better species.
6.3.8 The findings of the arboricultural report are considered to be reasonable and
proportionate to the condition of the trees within the site. It is also noted that
there are no tree protection orders on the site and these trees could be
removed at any time by the owner.
6.3.9 Given the above, it is noted that the application site is surrounded on four
sides by open fields being separated from the fields to the north-west by the
highway and is visible from the public right of way to the east. The rural
openness of the application site and the immediate area is a key part of the
character of the landscape of the AONB in this location. The AONB Unit was
consulted on the application and welcomed the amendments made to the
application and the additional planting suggested by the applicant. As such,
the AONB Unit withdrew their original objection and fully support the
application subject to conditions to ensure the removal of the existing
closeboard fencing and the planting of additional hedgerows. However, as
stated earlier as these elements do not relate to the application that is being
proposed their removal cannot be secured by condition s attached to any
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permission granted. This would instead need to be secured by enforcement
action if it is expedient to do so.
6.3.10 As such, subject to the above and the recommended conditions, the proposal
would protect and enhance the AONB in accordance with the Policies CP3
and CP14 of the Local Plan, Section 172 of the NPPF and Policy LCP 8 of the
AONB Management Plan 2019-2024.
6.4

Objections raised not already covered above

6.4.1 Potential for the siting of a caravan on the land
The Parish Council’s have raised concerns regarding the future need for a dwelling /
caravan on this site, using the security of the horses as justification. Your Officers
confirm that the application in law must be determined on the basis of the
submission. It is not a material consideration to ‘suppose’ that a person might do
something other than is suggested in their application. Therefore to be clear,
the use as travellers accommodation is not a component of the application
submitted and would require separate permission of its own, if an
unauthorised use was to occur. Further assessment and separate planning
permission would then be required in terms of compliance with planning policy
and other material considerations.
Notwithstanding the above regard must be had to the fact that the site is
located within an AONB which is given the highest level of protection and it is
therefore appropriate that the strictest controls are provided on any activities
that would normally be incidental or ancillary to the main use, including means
of temporary accommodation and or storage. As such a condition to this
effect is recommended to be attached to any permission granted.
7

Human Rights Act 1998 and Equalities Act 2010

7.1

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.

8.0

EQUALITIES ACT

8.1

It is acknowledged that age, disability, gender reassignment, pregnancy and
maternity, religion or belief, sex and sexual orientation are protected
characteristics under the Equality Act 2010.

8.2

By virtue of Section 149 of that Act in exercising its planning functions the
Council must have due regard to the need to:
Eliminate discrimination, harassment ,victimisation and any other
conduct that is prohibited;
Advance equality of opportunity between persons who share a relevant
protected characteristic and persons who do not share it;
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Foster good relations between persons who share a relevant protected
characteristic and persons who do not share it
8.3

It is therefore acknowledged that the Council needs to have due regard to the
effect of its decision on persons with protected characteristics mentioned.

8.4

Such consideration has been balanced along with other material planning
considerations and it is considered that the proposal is acceptable in respect
to the requirements of the Act. Having had regard to the particulars of this
case officers consider that the proposal would make a neutral contribution
towards the aim of the Equalities Act.

9.0

Conclusion

9.1

The application proposes the erection of stable building and the construction
of an associated access track. Whilst the site is within the designated Green
Belt where new buildings are strictly controlled, the development is for an
appropriate facility for outdoor sport and recreation purpose that falls within
the permitted list of exceptions set out within NPPF Para 145(b). As such in
principle the development is considered acceptable.

9.2

In design terms, the positioning of the building close to existing and proposed
landscaping near to the site boundary accords with the guidance within the
Design SPD. Subject to conditions for new landscaping and lighting amongst
others, the development is considered to constitute acceptable design in this
setting.

9.3

Taking the above factors into account it is considered the development, is
acceptable having had regard to the adopted development plan, relevant
locally set standards and the NPPF.
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Contact Officer:
Telephone No:
Application No:

Richard Sunter
01543 464481

CH/15/0497
PLANNING CONTROL COMMITTEE

Received:

23 December 2015

Location:

Blackfords Working Mens Club, Cannock Road, Cannock

Parish:

Non Parish Area

Description:

Variation of Section 106 Agreement to Alter the Provision of
Affordable Housing from On-Site Provision to a Commuted Sum
in respect to Planning Permission CH/15/0497 for Residential
Development: Proposed erection of 4 x two storey apartment
buildings to form 26 apartments and associated car parking.
Application Type: Variation of Section 106 Agreement

RECOMMENDATION:
Approve the Variation to the Section 106 agreement so that the requirement for the
provision of affordable units oi site is amended to the provision of a commuted sum
towards off-site provision.
Reason(s) for Recommendation:
In accordance with paragraph 38 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.

Conditions (and Reasons for
Conditions):
None required.
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Consultations and Publicity

External Consultations
None.
Internal Consultations
None.
Response to Publicity
None.
Relevant Planning History
Relevant planning history to the site is as follows: An application (reference CH/15/0497 for residential development comprising the
erection of 4 x two storey apartment buildings to form 26 apartments and associated
car parking was approved, subject to a section 106 agreement, on .21-March 2017.
The Section 106 required (amongst other things) that: (i)

Prior to the commencement of development the developer had to
submit to and obtain the approval of the Council in respect to the
details of the type, size, (including details of the internal floor area),
design, tenure and location of the affordable housing unit: and

(ii)

No more than 50% (rounded up to the nearest whole number) of the
unrestricted housing units shall be completed until the Council has
confirmed in writing that it is satisfied that the owner has entered into a
legally binding contract with a registered provider to transfer all the
affordable housing units to a registered provider.

1

Site and Surroundings

1.1

The application site comprises land at the former Blackfords Working Mens’
Club, comprising an approximately 4 ha site, which is broadly rectangular in
shape along Cannock Road, Cannock. The site is located near the junction of
Cannock Road and Barnard Way. The site is within walking distance of public
transport allowing access to Cannock town centre.

1.2

The site fronts Cannock Road, to the north of the site are dwellings along
Cannock Road and Columbian Drive; to the south dwellings along Barnard
Way and dwellings along Cedar Hill to the east. There is also a park south of
the site beyond Barnard Way.
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1.3

The surrounding housing is predominantly 2 storey from the 60’s and 70’s
with the exception of Victorian terraces along Cannock Road.

1.4

The site benefits from a full planning permission for the development of the
site to provide 26 residential apartments (5x1 bed and 21 x 2 bed), set out as
four separate blocks across the site.

2

Proposal

2.1

The Applicant is seeking consent for a variation of the Section 106 to allow
the requirement for on- site provision of affordable housing to be changed to a
commuted sum.

2.2

Property Services have conformed that the commuted sum would be £21,735
(which is based on 5No 1 bedroom flats).

3

Planning Policy

3.1

Section 38 of the Planning and Compulsory Purchase Act 2004 requires
planning applications to be determined in accordance with the provisions of
the Development Plan, unless material considerations indicate otherwise.

3.2

The Development Plan currently comprises the Cannock Chase Local Plan
(2014) and the Minerals Local Plan for Staffordshire (2015-2030).

3.3

Relevant Policies within the Local Plan Include: CP7: -

Housing Choice

3.4

There are no applicable policies within the Minerals Plan.

3.5

National Planning Policy Framework

3.6

The NPPF (2019) 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
states that there should be ‘presumption in favour of sustainable development’
and sets out what this means for decision taking.

3.7

The NPPF (2019) confirms the plan-led approach to the planning system and
that decisions must be made in accordance with the Development Plan unless
material considerations indicate otherwise.

3.8

Relevant paragraphs within the NPPF include paragraphs: 8:
11-14:

Three dimensions of Sustainable Development.
The Presumption in favour of Sustainable
Development.
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47-50:
59, 64:

3.9

Determining Applications.
Delivering a Sufficient Supply of Homes.

Other relevant documents include: Developer Contributions and Housing Choices SPD

4

Determining Issues

4.1

The only determining issue in this case is whether the substitution of on-site
provision for a commuted sum towards off-site provision is acceptable.

4.2

As the approved scheme is for 26 dwellings an on-site provision of 20% (5
units) affordable housing was required to make the scheme policy compliant.
However, the affordable units would need to be managed by a registered
provider. To this effect the section106 agreement set out a number of triggers
for the approval of the affordable housing units and their transfer to a
registered provider.

4.3

However, the developer has written to the Council and stated that
“We are now in the process of trying to discharge the Section 106
agreement for this site.
In order to discharge our responsibility we have employed Messers.
John Shepherd Estate Agents to market the 5no. Affordable housing
units on this site to registered social housing providers.
They have contacted 8no. registered social housing providers (please
find enclosed a copy letter from John Shepherd Estate Agents dated
16/9/2019) which details their efforts and the outcome.
None of the 8no. registered providers are interested in taking the 5no.
units.”

4.4

Officers can confirm that registered providers are generally unwilling to take
on small numbers of units in mixed tenure blocks. Indeed the Council’s own
Housing Department has confirmed that they are unwilling to take on the flats.

4.5

Given the above it is considered reasonable to allow the section 106 be varied
to allow an appropriate commuted sum to be secured towards the provision of
off-site affordable housing.

5

5.1

Human Rights Act 1998 and Equalities Act 2010
Human Rights Act 1998
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.
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5.2

Equalities Act 2010
It is acknowledged that age, disability, gender reassignment, pregnancy and
maternity, religion or belief, sex and sexual orientation are protected
characteristics under the Equality Act 2010.
By virtue of Section 149 of that Act in exercising its planning functions the
Council must have due regard to the need to:
Eliminate discrimination, harassment, victimisation and any other
conduct that is prohibited;
Advance equality of opportunity between persons who share a relevant
protected characteristic and persons who do not share it;
Foster good relations between persons who share a relevant protected
characteristic and persons who do not share it
It is therefore acknowledged that the Council needs to have due regard to the
effect of its decision on persons with protected characteristics mentioned.
Such consideration has been balanced along with other material planning
considerations and it is considered that the proposal is acceptable in respect
to the requirements of the Act. Having had regard to the particulars of this
case officers consider that the proposal would not conflict with the aim of the
Equalities Act.

6

Conclusion

6.1

The developer is seeking consent for a variation of the Section 106 to allow
the requirement for on- site provision of affordable housing to be changed to a
commuted sum as they have not been able to identify a registered provider
who is willing to accept the flats.

6.2

This is considered reasonable and it is recommended that the variation of the
Section 106 agreements is approved.
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Cannock Chase District Council
Planning Control Committee
27th May 2020

Written Ministerial Statement on Planning and Construction Working Hours
Introduction

On 13 May 2020, the government published a written ministerial statement on
planning and construction working hours. This statement expects local planning
authorities to approve requests to extend construction working hours temporarily to
ensure safe working in line with social distancing guidelines until 9pm, Monday to
Saturday, unless there are very compelling reasons against this. A full copy of the
guidance is attached at Appendix 1.
Officer Response
In response to the above and the guidance in Appendix 1 planning officers will deal
with any requests to extend construction working hours in the following way . In
order to inform the decision the applicants wishing to take benefit of the guidance
should have to submit a revised (Construction Environmental Management Plan
(CEMP) which should include: 1.
2.
3.
4.

The time limit for which the applicant is requesting the variation to last to.
How they intend to control noise, dust and vibration.
The hours that they intend to work.
The area(s) within the site to which the requested hours are being asked to
apply, together with activities they are asking to be permissible (e.g. one
would not want piling at 9.00 at night - certainly not close to houses)
5. Contact details for site managers just in case they need to be contacted at
short notice.
6. Details of how they will contact the local community and inform them of the
new site working hours and contact details should members of the community
wish to contact the site manager and, or local planning authority.
7. A timetable for the review of the arrangements.
Recommendation
That members note the above arrangements
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APPENDIX 1
EXTRACT OF GUIDANCE ON PLANNING AND
CONSTRUCTION HOURS

What is the purpose of the written ministerial statement on planning and construction
working hours?
On 13 May 2020, the government published a written ministerial statement on planning and
construction working hours. This statement expects local planning authorities to approve
requests to extend construction working hours temporarily to ensure safe working in line with
social distancing guidelines until 9pm, Monday to Saturday, unless there are very compelling
reasons against this.
Who will be able to benefit from this flexibility?
Developers should expect their local planning authority to grant temporary changes to
construction working hours until 9pm or later, 6 days a week, wherever possible and where
construction working hours are controlled by planning condition. This flexibility is in relation
to control imposed by the planning system only.
How can a developer benefit from this?
A developer wishing to amend their conditioned construction working hours should contact
their local planning authority. They will be able to tell you whether they are happy to agree
amended working hours informally, or whether you need to submit a formal application as
well as through which route.
What is the process involved?
Where there are modest or short-term changes to construction working hours, this may be
agreed informally with the local planning authority, and they should use their discretion to
not enforce against a breach of working hours.
Where long or more significant changes to working hours are required, a formal application
may be requested by the local planning authority. In doing so, it will be important
for applicants to consider potential impacts and, where necessary, to put forward plans to
manage concerns, drawing on existing good practice.
How will the local planning authority come to their decision?
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We expect local planning authorities to be supportive of reasonable requests. Local
authorities should accept proposals for extended working hours unless there are very strong
reasons against this. They should ensure that decisions are issued within 10 days where
possible. We expect this to be a soft and user-friendly process and for guidance to be
available on the local authority website.
In making their decision local planning authorities may consider where there are
unreasonable impacts but they will be able to reject proposals only where there are very
compelling reasons. These reasons could include the significant impact on neighbouring
businesses or uses, such as care homes, which are particularly sensitive to noise, dust or
vibration, which cannot be overcome through other mitigation, or where impacts on densely
populated areas would be unreasonable.
Will extensions to construction working hours into late evening or at weekends be
allowed?
The aim is to allow construction work until 9pm, Monday to Saturday. Longer hours may be
justified, especially if there are no residential dwellings nearby. However, local planning
authorities will maintain local discretion, and where there are unreasonable impacts, they will
be able to reject proposals to extend construction hours into the late night or on a Sunday. In
all cases, sympathetic site management should be demonstrated.

