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W2008/0750 Erection of 42.no dwellings with associated soft landscaping, hardstanding, vehicle and predestrian accesses and bicycle storage (Full planning application).   Charlton Arms Hotel, Church Street, Wellington, Telford, Shropshire.     Recommendation Code: FR - Ward: College
1
W2008/0751 Partial demolition of existing hotel building (Listed Building Consent)     Charlton Arms Hotel, Church Street, Wellington, Telford, Shropshire.     Recommendation Code: LBG - Ward: College
7
W2008/0870 Erection of 2 dwellings following demolition of existing church buildings (Outline planning Permission)    St Marys Church Hall, Red Lees, Ketley, Telford, Shropshire.     Recommendation Code: OLG - Ward: Ketley & Oakengates
11
W2008/0936 Change of use of first floor offices to form 6no. residential flats     10, Oxford Street, Oakengates, Telford, Shropshire.     Recommendation Code: FG - Ward: Ketley & Oakengates
15
W2008/0952 Erection of 8no. 4 bedroom dwellings with associated external works and car parking (resubmission of W2008/0698)    17, Holyhead Road, Ketley, Telford, Shropshire.      Recommendation Code: FG - Ward: Ketley & Oakengates
18
W2008/0962 Removal or abatement of 6no. trees protected by Tree Preservation Orders     18, Highfield, Church Aston, Shropshire.      Recommendation Code: TPG - Ward: Church Aston & Lilleshall
22
W2008/0983 Erection of 4no. non-illuminated display boards      Naird Roundabout, Naird Farm Road, Stafford Park, Telford, Shropshire.     Recommendation Code: ADG - Ward: The Nedge
24
W2008/1034 Demolition of 11no. garages and erection of 5no. bungalows *****Amended site boundary*****    Land to the rear of, 25, Coronation Crescent, Madeley, Telford, Shropshire.     Recommendation Code: FG - Ward: Madeley
26


Agenda Type : A
W2008/0750 Erection of 42.no dwellings with associated soft landscaping, hardstanding, vehicle and predestrian accesses and bicycle storage (Full planning application).   
Charlton Arms Hotel, Church Street, Wellington, Telford, Shropshire.     Recommendation Code: FR
Ward: College 

	APPLICANT:
	RECEIVED ON:

	Nextdom Limited
	22/07/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Wellington
	College
	Emma Green


OBJECTIONS: Yes.

MAIN ISSUES: Principal of development, impact on the listed building and the Wellington Conservation Area, character and appearance.
PROPOSAL:

This application is for the redevelopment of the former Charlton Arms Hotel which is Grade II listed including partial demolition of the 1960/70’s extensions of the hotel itself and demolition a separate residential unit fronting onto Plough Road.  The proposal is for conversion of the remaining section of the hotel into 6 flats. The erection of three new apartment blocks within the car park of the existing hotel and the erection of a small block attached to the adjacent commercial premises in Church Street with associated parking and landscaping. On the site of the dwelling on Plough Road, a fourth block is to be provided for 11 flats.  In total, the number of units to be provided is 42.

SITE AND SURROUNDINGS:

The Charlton Arms Hotel fronts onto Church Street in Wellington and benefits from a large car park to the rear.  The site is surrounded by predominantly commercial premises although to the rear of the car park to the east is St. Patricks Church and to the southern side is All Saints Church.  To the north, the site abuts a number of properties facing onto Plough Road including the detached dwelling which has been subdivided into flats and is to be demolished and replaced with a new block of flats.

At the front of the site, the hotel is abutted to the north by the Learning Centre on the corner of Plough Road and to the south across the opposite side of the access road is DB Roberts estate agent.

On the opposite side of Plough Road, consent has recently been granted for the conversion of the Severn Hospice to residential accommodation and there are also a number of other residential properties in the vicinity of the site.

The site itself is relatively flat and the car park is bounded by walls which in part define the character of the area.

HISTORY:

Applications W2007/1533 (Full permission) and W2007/1534 (Listed Building Consent) were withdrawn at the beginning of the year following concerns raised by officers about the design and appearance of the main blocks, impact on the listed building and surrounding conservation area and also the loss of the hotel as a community facility.

PLANNING POLICY:
National Guidance

PPS1: Delivering Sustainable Development

PPS3: Housing
PPG15: Planning and the Historic Environment
Manual for Streets

Core Strategy Policies

CS1: Homes

CS5: District and Local Centres in Telford

CS10: Community Facilities

CS14: Cultural, Historic and Built Environment

CS15: Urban Design

Wrekin Local Plan

UD2: Design Criteria 

H6: Windfall sites within Telford and Newport 
H22 Community Facilities

H23: Affordable Housing
T4: Development Principles
HE2: Demolition in Conservation Areas 

HE3: New Development in Conservation Areas 
HE15 Demolition of Listed Buildings

HE16: Alterations and Additions to Listed Buildings
CONSULTATION RESPONSES:

Wellington Town Council: Object on grounds of loss of social and commercial communities, hotel facilities.  Furthermore it is stated that the hotel is a very necessary town centre use. The Town Council have also commented on the proposal believing it to represent overdevelopment of the site, lead to potential future traffic congestion and would not allow views to the adjacent listed building as the height of the buildings proposed would be inappropriate.  The Town Council go on to object that the buildings have been insensitively designed and three-storey properties should not be erected in this area.

English Heritage: Previous concerns over the design have now been addressed and no objection is raised to the proposal.

Severn Trent Water: No objection subject to conditions on drainage.
Education Officer: No objection subject to section 106 contributions relating to the provision of primary education.  Sum requested: £28,230.87.

Outdoor Leisure and Recreation Officer: No objection subject to a section 106 contribution to public open space.  Sum requested: £13,200.

Housing Strategy and Development Officer: No objection subject to the provision of 25% of the units as affordable housing.  This should be a 50-50 split between social rented and shared ownership properties with a mixture of tenures and locations across the site.

Environmental Health Officer: No objection subject to conditions relating to land contamination.
Highways Engineer: No objection subject to highways conditions on access and parking.
Asset and Property: Do not consider the financial appraisal adequately proves that it would be uneconomic to restore the hotel and accordingly consider a full marketing campaign should still be undertaken.
County Council Archaeological Officer: No objection subject to conditions for archaeological study.
Conservation Officer: No objection in principle to removal of the 1960s and 1970s extensions to the Charlton Arms Listed Building nor to the conversion to the property for residential use. Following further consultation, no objection is raised to the design and detailing however additional information is required in respect of the works to the cellar.  Supporting information has also been submitted in respect of the demolition of the property in Plough Road.

Neighbours: Objection has been raised on the loss of the hotel as a community facility, potential to increase traffic congestion and parking issues associated with the development. In addition, objection has been raised on the nature of the access to the site as it would prejudice third-party access rights across the site from neighbouring properties and also on the grounds of the proposed block to the front of the site would be attached to the adjoining building.

PLANNING CONSIDERATIONS:

Community Facilities

At the heart of this proposal is consideration of Core Strategy policy CS10: Community Facilities.  This policy states that the loss of existing land or buildings used for the benefit of the community will be resisted.  Only where a lack of need is demonstrated or where acceptable alternative provision exists or is proposed currently, development or non-community uses may be considered.  As this proposal is for the loss of a 22 bed hotel with associated bar, restaurant and function room facilities this policy is of principal concern.  The scheme is a stand-alone proposal and is not accompanied by a separate scheme to provide replacement facilities elsewhere in Wellington or the Borough.

Although the application has been supported by a marketing and financial report, this has been appraised by the Council's Asset Property Officer and under closer scrutiny it is felt that the evidence submitted does not show that the redevelopment of the hotel for commercial and leisure use would be financially unviable in the current market.  The appraisal by the applicants does not to take into account any insurance premium that may be paid to the applicants to assist with the restoration project in order to examine the potential returns on the business to establish whether or not it would be an economic concern.  As a result, the Asset Property Officer's opinion is that the property should be marketed for a minimum of a year to assess the viability of the property within the current marketplace and establish whether there is a demand for its retention within Wellington.

In considering this point of market viability, is noted that in the recent months, the rail line from Wellington has now had a direct service linked to London enhancing the Towns future viability and there are no other hotels or accommodation within the primary or secondary retail zones of Wellington.

As a consequence, officers consider that the supporting evidence provided fails to demonstrate that there is a lack of need for a hotel nor does it demonstrate that there is adequate alternative provision in the vicinity and it is therefore considered that the scheme is contrary to the aims of policy to see us and in this respect.

Other Planning Considerations

Consideration is then given to the other planning matters which relate to the scheme.

In terms of the character and appearance of the proposed buildings, the applicant has undertaken a series of its design reviews on the site and considered the site in relationship to the surrounding area.  As a result, the resultant form of development is considered by officers to be acceptable in respect of the wider street scene and relationship to the Conservation Area and will not have a detrimental impact on the amenity or privacy levels of adjoining neighbours.

Although concern has been raised by the neighbours with respect to impinging on access across the site, the Highways Officer has raised no objection to the scheme and it would be a civil matter between the parties to secure access should any measures be taken to obstruct a route through the site.  The current design proposals however have been drawn up to take this into account and it is not envisaged that any significant obstruction should occur.

In respect of the comments from the Environmental Health Officer it is considered that the uses of conditions to address any potential contamination on the site are appropriate should the scheme then be approved. Accordingly, it is considered that in itself this does not form the grounds for refusal of the application.

In light of the comments from the County Council Archaeologist, it is felt that the matter of any historic remains on the site could, if the scheme were to be approved, be addressed appropriately through conditions.

In respect of the comments from the Council's Education and Leisure and Recreation Officers, is considered that should members wish to approve the scheme, the sums requested in respect of the relevant matters of education and leisure provision are appropriate and accordingly in section 106 agreement to address these sums would be necessary.

In respect of affordable housing provision, it is noted that the level of only 25% of affordable housing has been provided as opposed to the requisite 35% as stated in the Core Strategy.  Whilst this is amount falls somewhat short of the current guidance, it should be noted that the applicant has been in discussion with the officers of the Council for some period of time prior to the adoption of the Core Strategy.  It is these initial discussions which have established the level of 25% provision, which has been accepted by the Councils Housing Strategy and Development Officer that the applicants have sought to proceed with the development.  It would be expected however in the financial appraisal to support the argument that the economic viability of the hotel is no longer in existence, that any consideration of residential values on the site would take this along with the other section 106 monies into account.

On the matter of the conservation of the listed building, the applicants have taken on board the comments of the conservation officer and have designed the scheme to address the points raised.

With respect of the comments raised by Wellington Town Council, consideration has been given to the loss of the social and community facilities on site and, in respect of Core Strategy Policy CS10, it is considered that the objection on this basis can be supported.  In terms of either of the comments of traffic congestion, overdevelopment of the site and the impact on the views of the surrounding buildings it is considered that the traffic generated will be acceptable especially when compared to the previous use of the site for parking. In respect of the buildings, these are considered to be of an appropriately design to respect their environment and are sensitive to the character of the Wellington Conservation area.

In respect of the neighbour objections, the comments on respect of the loss of the hotel have been accepted.  In terms of the concerns about traffic congestion, the Highways Engineer has examined this matter and has raised no objection.  Accordingly this point is not considered to be sustainable at appeal.  In respect of the comments on the character and appearance of the development and the suitability of the site for mixed use development it is considered that the scheme currently before members for consideration in itself represents a reasonable form of development on the site subject to the loss of community facilities and is not objected to accordingly. Whilst there may be alternative schemes that could also be considered for approval, officers believe the proposal that is under consideration is not detrimental to the character and appearance of the area or neighbouring properties to warrant refusal on design grounds.
With regard to the neighbours comments on access through the site, this would be subject to separate civil legislation and again would not sustain a reason for refusal as discussed earlier.
On the final point of the new structure of backing the neighbouring property on Church Street, this work can be done subject to the requirements of the Party Wall Act and it will be incumbent on the developers, should permission be granted, for them to seek the consent of the neighbours to enable this element of the scheme to proceed.

Summary

After considering the elements of the proposal it is considered that in design terms it represents an acceptable use for the site with an appropriate form of development which will not be detrimental to the character of the surrounding area, the conservation area, listed buildings or neighbours and will not reduce notable harm on the highway or to any other party.  
It is however in the role of policy CS10 which seeks to protect community facilities that the proposal falls.  Insufficient evidence has been submitted by the applicant to show that the site is economically unviable nor has the site be marketed for a period of time to indicate that there is no market interest in the operation of a hotel facility in Wellington town centre and on these points therefore it is recommended that the application is refused.

RECOMMENDATION: REFUSE PLANNING PERMISSION on the grounds of the following reason:

1. The Local Planning Authority considers that the applicant has failed to provide sufficient evidence that the restoration and subsequent use of the Charlton Arms as a hotel, public house or other form of community facility would be financially unviable. Furthermore, the applicants have failed to undertake a marketing exercise for a minimum period of 12 months to establish that there is no demand for the future use of the premises as a community facility for the benefit of the local community. Accordingly, the application is contrary to the requirements of Policy CS10 of the Telford Core Strategy.
--------------------------------------------------------------------------------------------------------------
Notes

Agenda Type : A
W2008/0751 Partial demolition of existing hotel building (Listed Building Consent)     Charlton Arms Hotel, Church Street, Wellington, Telford, Shropshire.     Recommendation Code: LBG
Ward: College XE "W2008/0751 Partial demolition of existing hotel building (Listed Building Consent)     Charlton Arms Hotel, Church Street, Wellington, Telford, Shropshire.     Recommendation Code\: LBG - Ward\: College" 
	APPLICANT:
	RECEIVED ON:

	Nextdom Limited
	22/07/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Wellington
	College
	Emma Green


OBJECTIONS: Yes.

MAIN ISSUES: Principal of development, impact on the listed building and the Wellington Conservation Area, character and appearance.
PROPOSAL:

This Listed Building application is for the redevelopment of the former Charlton Arms Hotel which is Grade II listed including partial demolition of the 1960/70’s element of the hotel itself.  Within the remaining section of the hotel, 6 flats are to be provided. In the hotel car park three new apartment blocks with a small block attached to the adjacent commercial premises in Church Street are to be constructed providing a total of 25 flats with associated parking and landscaping. On the site of the dwelling on Plough Road, a fourth block is to be provided for 11 flats.  In total, the number of units to be provided is 42.

SITE AND SURROUNDINGS:

The Charlton Arms Hotel fronts onto Church Street in Wellington and benefits from a large car park to the rear.  The site is surrounded by predominantly commercial premises although to the rear of the car park to the east is St. Patricks Church and to the southern side is All Saints Church.  To the north, the site abuts a number of properties facing onto Plough Road including the detached dwelling which has been subdivided into flats and is to be demolished and replaced with a new block of flats.

At the front of the site, the hotel is abutted to the north by the Learning Centre on the corner of Plough Road and to the south across the opposite side of the access road is DB Roberts estate agent.

On the opposite side of Plough Road, consent has recently been granted for the conversion of the Severn Hospice to residential accommodation and there are also a number of other residential properties in the vicinity of the site.

The site itself is relatively flat and the car park is bounded by walls which in part define the character of the area.

HISTORY:

Applications W2007/1533 (Full permission) and W2007/1534 (Listed Building Consent) were withdrawn at the beginning of the year following concerns raised by officers about the design and appearance of the main blocks, impact on the listed building and surrounding conservation area and also the loss of the hotel as a community facility.

PLANNING POLICY:
National Guidance

PPS1: Delivering Sustainable Development

PPS3: Housing
PPG15: Planning and the Historic Environment
Core Strategy Policies

CS14: Cultural, Historic and Built Environment

Wrekin Local Plan

UD2: Design Criteria 

HE2: Demolition in Conservation Areas 

HE3: New Development in Conservation Areas 
HE15: Demolition of Listed Building

HE16: Alterations and Additions to Listed Buildings
CONSULTATION RESPONSES:

Wellington Town Council: Object on grounds of loss of social and commercial communities, hotel facilities.  Furthermore it is stated that the hotel is a very necessary town centre use. The Town Council have also commented on the proposal believing it to represent overdevelopment of the site, lead to potential future traffic congestion and would not allow views to the adjacent listed building as the height of the buildings proposed would be inappropriate.  The Town Council go on to object that the buildings have been insensitively designed and three-storey properties should not be erected in this area.

English Heritage: Previous concerns over the design have now been addressed and no objection is raised to the proposal.

Severn Trent Water: No objection subject to conditions on drainage.
Education Officer: No objection subject to section 106 contributions relating to the provision of primary education.  Sum requested: £28,230.87.

Outdoor Leisure and Recreation Officer: No objection subject to a section 106 contribution to public open space.  Sum requested: £13,200.

Housing Strategy and Development Officer: No objection subject to the provision of 25% of the units as affordable housing.  This should be a 50-50 split between social rented and shared ownership properties with a mixture of tenures and locations across the site.

Environmental Health Officer: No objection subject to conditions relating to land contamination.
Highways Engineer: No objection subject to highways conditions on access and parking.
Asset and Property: Do not consider the financial appraisal adequately proves that it would be uneconomic to restore the hotel and accordingly consider a full marketing campaign should still be undertaken.
County Council Archaeological Officer: No objection subject to conditions for archaeological study.
Conservation Officer: No objection in principle to removal of the 1960s and 1970s extensions to the Charlton Arms Listed Building nor to the conversion to the property for residential use. Following further consultation, no objection is raised to the design and detailing however additional information is required in respect of the works to the cellar.  Supporting information has also been submitted in respect of the demolition of the property in Plough Road.

Neighbours: Objection has been raised on the loss of the hotel as a community facility, potential to increase traffic congestion and parking issues associated with the development. In addition, objection has been raised on the nature of the access to the site as it would prejudice third-party access rights across the site from neighbouring properties and also on the grounds of the proposed block to the front of the site would be attached to the adjoining building.

PLANNING CONSIDERATIONS:

The principal concerns in relation to the Listed Building application is the impact that the scheme will have on the Grade II status of the Charlton Arms. A separate application for full planning consideration has also been submitted for consideration. The associated application however has been appraised against a wider set of policies including Core Strategy Policy CS10 which seeks to protect community facilities. 

Although the associated application has been recommended for refusal for not complying with Policy CS10, this application deals with those matters associated with the status of the property as a Listed Building only. 

There is no objection in principle to the demolition of the 1960/70s extensions to the rear of the Listed Building, with the historic core of the building to be retained and refurbished to enable conversion to 6 flats.
In terms of the character and appearance of the proposed buildings, the applicant has undertaken a series of its design reviews on the site and considered the site in relationship to the surrounding area.  As a result, the resultant form of development is considered by officers to be acceptable in respect of the wider street scene and relationship to the Conservation Area and will not have a detrimental impact on the amenity or privacy levels of adjoining neighbours.

In light of the comments from the County Council Archaeologist, it is felt that the matter of any historic remains on the site could, if the scheme were to be approved, be addressed appropriately through conditions.

On the matter of the conservation of the listed building, the applicants have taken on board the comments of the conservation officer and have designed the scheme to address the points raised.

The in respect of the comments raised by the Town Council on potential overdevelopment of the site and the impact on the views of the surrounding buildings it is felt that the buildings have been appropriately designed to respect their environment and are sensitive to the character of the Wellington Conservation area.

In respect of the neighbour objections on the character and appearance of the development and the suitability of the site for mixed use development it is considered that the scheme currently before members for consideration in itself represents a reasonable form of development on the site subject to the loss of community facilities and is not objected to accordingly. Whilst there may be alternative schemes that could also be considered for approval, officers believe the proposal that is under consideration is not detrimental to the character and appearance of the area or neighbouring properties to warrant refusal on design grounds.
Summary

After considering the elements of the proposal it is considered that in design terms it represents an acceptable use for the site with an appropriate form of development which will not be detrimental to the character of the surrounding area, the conservation area, listed buildings or neighbours.  
RECOMMENDATION: GRANT LISTED BUILDING CONSENT subject to the following conditions: 

1) A4 
- Listed Building/Conservation Area Consent 

2) B16 - Details of materials 

3) B19 - Details of enclosure 
4) B61 - Details of works to Listed Buildings

5) B64 - Archaeological survey

6) NS 
- Details of vents for cellars

7) Informative - Full Planning permission required prior to implementation of Listed Building Consent

8) Sie22 - Conditions 

9) Sie26 - Reasons for granting of Listed Building Consent 

REASONS FOR APPROVAL:

The demolition of the 1960/70’s rear extension is acceptable in principle and will preserve and enhance the character and appearance of the Listed Building and enhance the character and appearance of the Wellington Conservation Area.

--------------------------------------------------------------------------------------------------------------
Notes

Agenda Type : A
W2008/0870 Erection of 2 dwellings following demolition of existing church buildings (Outline planning Permission)    
St Marys Church Hall, Red Lees, Ketley, Telford, Shropshire.     
Recommendation Code: OLG
Ward: Ketley & Oakengates XE "W2008/0870 Erection of 2 dwellings following demolition of existing church buildings (Outline planning Permission)    St Marys Church Hall, Red Lees, Ketley, Telford, Shropshire.     Recommendation Code\: OLG - Ward\: Ketley & Oakengates" 
	APPLICANT:
	RECEIVED ON:

	Reverend Evans
	09/07/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Ketley
	Ketley & Oakengates
	Phil Baker


THIS APPLICATION WAS DEFERRED FROM PLANS BOARD ON 24TH SEPTEMBER 2008 IN ORDER TO CLARIFY ISSUES RELATING TO LOSS OF PARKING FOR THE CHURCH AND DRAINAGE. Members will be updated at Plans Board.

The original report is set out below.

***************************************************************************************************
CLLR SEAN KELLY AND KETLEY PARISH COUNCIL HAVE REQUESTED THAT THIS PLANNING APPLICATION BE DETERMINED BY THE COUNCIL’S PLANS BOARD.

OBJECTIONS RECEIVED: Yes.

MAIN ISSUES: Principle of development, Access, Demolition of building.

THE SITE AND THE PROPOSAL:

This outline planning application (to include access) relates to the demolition of St Mary’s Church Hall at Red Lees, Ketley, and the erection of two detached houses on the site.

The Church Hall lies directly to the south of St Mary’s Church in Red Lake. It is understood that most of the church hall was built as a school in the mid 19th Century. A later extension, which doubled the size of the building, was built after the Second World War. Both parts of the building are externally constructed in brown bricks, with blue roof slates. It is understood that the building has been vacant and disused for several years because of serious structural problems.

The church hall is physically attached to two residential dwellings. One dates from the late 19th Century and was built for the resident schoolmaster, and the other was built after World War 2.

The proposed development would comprise two detached houses. An indicative layout has been submitted with the application which shows how the two dwellings could be laid out on the site, although the applicant has stated that he only wants to agree the access at this outline stage. Matters relating to layout, scale, external appearance, and landscaping would be left to the reserved matters stage.

The site is approached from Red Lees along a driveway which is shared with the adjoining property, Keston.

CONSULTATION RESPONSES:

One letter has been received from one of the adjoining properties stating that the western wall of the Church Hall is a party wall shared with the east wall of their house, and that they are worried that the demolition of the Church Hall could cause serious structural damage to their house. They feel that the absence of a surveyor’s report on the party wall is lamentable as it means that no assessment of the risks of demolishing the Church Hall, as well as the structural integrity of the east wall of their house, is possible. The residents are also concerned that the development of this site would make it impossible to empty a septic tank at the rear of their property.

Councillor Kelly objects to the application because:

(a)  the land should not be used for residential development.

(b) there is an adjoining wall to another residential property.

The Parish Council has objected to the application on the grounds that it is not possible to agree the proposed development without the detailed replacement parking scheme.

The Council’s Highways Engineer has no objections to the application.

The Council’s Geotechnical Engineer has no objections, subject to conditions relating to shallow mine workings, contaminated land, and landfill gas mitigation measures.

Severn Trent Water has no objections to the application, subject to a condition relating to drainage.

PLANNING HISTORY:

In February 2008 an outline planning application (Ref: W2008/0280) to demolish the Church Hall and erect two detached houses on the site was withdrawn before being determined.

PLANNING POLICY:

The following policies are relevant in the determination of this application:

Wrekin Local Plan

H6    - Windfall sites in Telford and Newport

UD2 - Urban design

LDF Core Strategy

CS1  - Homes

CS5  - District and local centres in Telford

PLANNING CONSIDERATIONS:

This site lies within a predominantly residential area within the Red Lake area of Ketley. The site is within the urban area of Telford and is shown as “white land” on the Wrekin Local Plan where residential development would in principle be acceptable.

Members should be aware that as the Church Hall is not a Listed Building or in a Conservation Area, that it could be demolished at any time without needing planning permission. However, other non-planning consents must be obtained before any demolition can take place.

Firstly, under Section 80 of the Building Act 1984, applicants would have to submit a Demolition Notice to the Local Authority stating how the adjacent and remaining buildings would be made weatherproof and structurally sound. A Section 81 Notice would then be issued by the Local Authority confirming exactly what would need to be done to these adjoining properties, and these items would be the subject of stringent Building Regulation conditions.

Secondly, prior to any work taking place a Notice under the Party Wall Act would need to be submitted by the developer of the land to both affected neighbouring properties. This Notice would give the neighbours the right to agree or dispute any proposed works before they are carried out.

Efforts to find alternative uses for the Church Hall have been unsuccessful because of the dilapidated condition of the premises. A Commercial Feasibility Report, prepared by a firm of local estate agents, concluded that the building does not lend itself to any conversion or adaptation to a commercial or business use, and, in any case, such uses would probably conflict with the residential nature of the immediate area around the site.

It is felt that the site is large enough to accommodate two detached dwellings, together with their associated access, parking and private garden requirements, without prejudicing the character and visual amenities of the surrounding area. The development would not adversely affect the residential amenities of neighbouring dwellings by virtue of any overlooking, although the design of the actual dwellings would need to carefully consider the position of windows.

In view of the fact that almost all the properties in this part of Red Lake are in residential use it is considered that the erection of two dwellings on this site would be acceptable.

RECOMMENDATION:  GRANT OUTLINE PERMISSION subject to the following conditions:

1) A8     – Standard outline

2) A2     – Submission of reserved matters

3) B10   – Standard outline

4) B11   – General details required

5) B41   – Shallow mine workings

6) B44a – Contaminated land

7) C100 – Landfill gas mitigation measures

8) B50    – Drainage

9) C122 – No approval of layout

REASONS FOR APPROVAL:

The application site lies within a predominantly residential area within the urban area of Telford and is shown as “white land” on the Wrekin Local Plan. Planning permission is not required to demolish the Church Hall, and other non-planning legislation is available to ensure that the demolition work will not have an adverse effect on the structural stability of the two adjoining houses. The site is large enough to accommodate two new detached houses without having a detrimental impact on the character and visual amenities of the surrounding area. The development would not adversely affect the residential amenities of neighbouring dwellings by virtue of any overlooking. 

--------------------------------------------------------------------------------------------------------------
Notes

Agenda Type : A
W2008/0936 Change of use of first floor offices to form 6no. residential flats     
10, Oxford Street, Oakengates, Telford, Shropshire.     
Recommendation Code: FG
Ward: Ketley & Oakengates XE "W2008/0936 Change of use of first floor offices to form 6no. residential flats     10, Oxford Street, Oakengates, Telford, Shropshire.     Recommendation Code\: FG - Ward\: Ketley & Oakengates" 
	APPLICANT:
	RECEIVED ON:

	Harrion Holding
	14/08/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Oakengates
	Ketley & Oakengates
	Anna Robinson


OBJECTIONS RECEIVED: Yes.

MAIN ISSUES: Principle of development, Parking issues.

THE PROPOSAL: 

The development proposes a change of use of existing vacant office space to 6no. apartments, (4no. one bed and 2no. two bed units).  

THE SITE AND SURROUNDINGS:

The application site comprises part of the first floor of a prominent three-storey nineteenth Century building, with attached 1930s flat-roofed two-storey element.  It is located on the corner of Oxford Street and Lion Street, in a mixed use area within Oakengates District Centre.  

The existing use of the application site is offices, which are currently vacant, and encompasses office suites/ conference rooms with associated kitchen and toilet facilities.  

The remainder of the first floor and the second floor of the building have already been converted into residential flats.  The ground floor comprises a mix of small shop units, with access to existing and proposed residential accommodation from a recessed entrance point on Oxford Street.  A small car park associated with the adjoining nightclub is located directly to the rear of the building. 

The application site is in a highly accessible location close to local shops and facilities, the railway and bus stations.

CONSULTATION RESPONSES:

Oakengates Town Council makes the following comments regarding the application:

· No objection to the principle of using the accommodation for residential purposes

· Concern that the scheme does not propose any off-street parking provision for residents or visitors. This would lead to on-street parking on adjoining streets or use of car parks, whose spaces are intended for shoppers, and therefore objects to the application.  

The Council’s Highways Engineer has no objection to the proposal.

PLANNING HISTORY:

W2001/0461
Change of Use from Gymnasium to Educational/Training/Counselling Centre to be Occupied by the Millennium Youth Project, Granted

W2000/0497
Change of Use of Gymnasium to Disco, Refused
W92/0812 Conversion of Offices to 5 Flats, Granted
POLICY CONTEXT:

National policy guidance

PPS1 Delivering Sustainable Development

PPS3 Housing

PPS6 Planning for Town Centres

PPG13 Transport

Wrekin Local Plan 1995 – 2006

UD2 Design Criteria

H6 Windfall Sites in Telford & Newport

S17 Oakengates Secondary Zone

Core Strategy Policy

CS1 Homes

CS5 District and Local Centres in Telford

CS15 Urban Design

PLANNING CONSIDERATIONS:

The principle of residential development on the upper floors of the building has already been established by the previous planning permission in 1992, when offices were converted to 5 flats.  The current scheme proposes conversion of existing vacant offices within the building to 6 flats, comprising a combination of 1 and 2 bedroom units.

Both national guidance in PPS1 and PPS3 and local policy guidance in the Core Strategy and Local Plan assert the need for development to be located in highly accessible, sustainable places.  The location of the building in Oakengates District Centre and within walking distance of the railway and bus stations makes it a sustainable location, which the Government encourages.

Whilst the building is located within Oakengates Secondary Zone, Policy S17 refers to a more flexible approach to ground floor uses.  The use of upper floors within Oakengates District Centre is not restricted by policy.

Policy CS5 seeks to focus new development in District Centres and encourages a mix of uses.  Conversion of the vacant upper floors into residential units will enable this and bring the building back into active use.

Policy H6 of the Wrekin Local Plan refers specifically residential development in Telford, and allows such proposals provided there is no adverse impact on the local environment and the development is of good design. Whilst this application is a conversion, it still meets policy criteria.

Amended plans have been submitted with details of bike and bin storage on land to the rear of the building, adjacent to Lion Street, and a shallow-pitched roof to be constructed above the existing flat-roofed element, incorporating insulation.  There are no significant changes to the design and form of the building, and the alterations should not be prominent in the streetscene.  Some refurbishment is also proposed, with all materials intended to match existing. 
With regard to consultation responses, Oakengates Town Council considers the scheme should include car parking provision for the residential units, and that the lack of parking will lead to problems of on-street parking and use of public car parks in the vicinity.  However, the Highways Engineer has no objections.  Due to the location of the application site in the District Centre, there are alternative travel modes available.  Therefore, it is not considered necessary for the scheme to incorporate car parking.  Indeed, the existing flats at first and second floor were granted permission with no allocated car parking, and proposed utilising adjoining parking areas.

The development is considered to be a suitable use for the building in this location, and will ensure the existing building is maintained and bring the vacant upper floors back into active use.
RECOMMENDATION: GRANT PLANNING PERMISSION subject to the following conditions:

1. 
A3 Statutory time limit

2. 
C120 Amended Plans

3. 
Details of materials to be submitted

REASONS FOR APPROVAL:
The development is considered acceptable as the site is in a sustainable and highly accessible location, within Oakengates District Centre and within 400 metres of the bus and railway stations. 

--------------------------------------------------------------------------------------------------------------
Notes

Agenda Type : A
W2008/0952 Erection of 8no. 4 bedroom dwellings with associated external works and car parking (resubmission of W2008/0698)    
17, Holyhead Road, Ketley, Telford, Shropshire.      
Recommendation Code: FG
Ward: Ketley & Oakengates XE "W2008/0952 Erection of 8no. 4 bedroom dwellings with associated external works and car parking (resubmission of W2008/0698)    17, Holyhead Road, Ketley, Telford, Shropshire.      Recommendation Code\: FG - Ward\: Ketley & Oakengates" 
	APPLICANT:
	RECEIVED ON:

	M & A Developers (Telford) Ltd
	09/08/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Ketley
	Ketley & Oakengates
	Phil Baker


KETLEY PARISH COUNCIL HAS REQUESTED THAT THIS APPLICATION BE DETERMINED BY THE COUNCIL’S PLANS BOARD

OBJECTIONS RECEIVED: Yes.

MAIN ISSUES: Principle of development, Design, Appearance, Access, Parking.

THE SITE AND THE PROPOSAL:

This planning application relates to the erection of 8 dwellings on land at 17 Holyhead Road, Ketley. This site is currently vacant and overgrown, and contains a number of empty buildings.

Although the site lies adjacent to a petrol filling station and car showroom on its eastern boundary, there is existing residential development beyond the western and southern boundaries.

The 3-storey dwellings are provided in a terrace of 5 and a terrace of 3. Access is directly off Holyhead Road and forms a driveway in between the terraces that leads via a new driveway up to a rear parking court containing 16 parking spaces. Due to the change of levels on the site there will be a need to provide new retaining walls along the side and rear boundaries.

The external materials of the proposed dwellings would comprise traditional bricks and tiles, with an element of render and timber cladding to provide some variety and interest.

CONSULTATION RESPONSES:

One letter of objection has been received from a neighbouring resident, summarised below as follows:

· Increase in traffic safety problems on Holyhead Road

· Inaccurate plans

· Noise and disruption during construction

· Health and safety issues when the existing buildings are demolished

· The site may contain mineshafts

· Loss of wildlife

· Overdevelopment of the site, leading to environmental, traffic, and parking problems

· The applicants do not own all the land within the application site (The applicants have subsequently confirmed that they do own all the land within the application boundaries)

The Parish Council has objected to the application on the grounds of an unacceptable risk in accessing the Holyhead Road.

The Council’s Highways Engineer has no objections subject to an agreement that secures a contribution from the applicant of £5,000 which would be used to implement a Traffic Regulation Order and associated double yellow lining across the frontage of the site, if it was deemed necessary in the interests of highway safety. This money would be held for 5 years and if at the end of that period no parking problem had materialised then the money would be repaid.

The Council’s Geotechnical Engineer has no objection subject to conditions relating to Shallow mineworkings and contaminated land.

The Council’s Drainage engineer has no objections subject to conditions relating to the provision of details of both foul and surface water disposal, and the undertaking of a soakaway test.

Severn Trent Water has in principle agreed to the diversion of the public sewer that runs through the site.

PLANNING HISTORY:

A planning application to erect 8 dwellings on this site (ref:W2008/0698) was withdrawn before being determined

PLANNING POLICY:

The following policies are relevant in the determination of this application:

Wrekin Local Plan

H6 – Windfall sites in Telford and Wrekin

UD2 – Urban design

LDF Core Strategy

CS1 – Homes

CS5 – District and local centres in Telford

PLANNING RECOMMENDATIONS:

The application site lies within the urban area of Telford on the edge of a predominantly residential area. The site is shown as “white land” on the Wrekin Local Plan where residential development would in principle be acceptable.

It is felt that the proposed development of 3 storey town houses configured in two terraces fronting Holyhead Road would substantially enhance a site that is currently overgrown and neglected, and would greatly improve the street scene.

The contemporary appearance of the proposed dwellings has been designed to reflect the transition between the adjacent and sizeable commercial uses, and the surrounding residential area where smaller properties are located on the hillside as it slopes up from Holyhead Road. The site on the opposite side of Holyhead Road (the former Mercian Works) has been granted planning permission for residential development, some of which reaches 4 storeys in height and faces directly onto the main road.

Since the application was submitted the scheme has been amended and improved by means of:

(a) amending the front elevational treatments of the houses and providing contrasting brickwork cills

(b) the front doors will be traditional 6-panel timber doors

(c) one of the wheely-bin storage areas has been deleted in order to increase the size of a private rear garden

(d) providing a new hedge along the rear boundary

The design and appearance of the proposed development, as amended, would enhance the character and appearance of the surrounding area. The development would not have an adverse effect on the residential amenities of neighbouring properties by virtue of any undue overlooking, loss of light, or any overbearing effect.

It is felt that the proposed development now relates positively to its context by respecting and responding to both the characteristics of the site and the prevailing townscape of the immediate area around it.

The provision of two parking spaces per dwelling is considered to be acceptable as the site lies directly on two of Telford’s high frequency bus routes.  The Council’s Highways Engineer is satisfied that the proposed development would not have an adverse impact on highway safety along this stretch of Holyhead Road. However, he is requesting a financial contribution from the applicants which will be used to make a Traffic Regulation Order and pay for the provision of double yellow lines along the front of the site if any parking problems did occur within the first five years of the development. 

In short, it is considered that the proposed development is acceptable. These proposed 3-storey town houses will greatly enhance the appearance of an existing overgrown and neglected site. The design and appearance of the new houses reflect and respect the characteristics of the site. The development will not have an adverse impact on highway safety or on the residential amenities of the surrounding area.

RECOMMENDATION : Subject to the applicants entering into a Section 106 Agreement relating to a financial contribution of £5,000 towards the implementation of a Traffic Regulation Order and associated parking restrictions, then GRANT PLANNING PERMISSION subject to the following conditions:

1. A3 
– Full

2. C120 – Amended plans

3. B15 
– External materials

4. B41 
– Shallow mineworkings

5. B44a – Contaminated land

6. B50 
– Foul and surface water disposal

7. B65 
– Soakaway test

8. Hardstanding materials

9. B19 
– Boundary treatments

10. Full details of retaining walls

11. B23 
– Landscaping scheme

12. C80 
– Implementation of landscaping

REASONS FOR APPROVAL:

The application site lies within the urban area of Telford, on the edge of a predominantly residential area where residential development in principle would be acceptable.  The proposed development as amended would enhance the site, greatly improve the street scene, and relate positively to its context by respecting and responding to both the characteristics of the site and the prevailing townscape of the immediate area around it.  The development would not have an adverse effect on the residential amenities of neighbouring properties by virtue of any undue overlooking, loss of light, or any overbearing effect. 

--------------------------------------------------------------------------------------------------------------
Notes

Agenda Type : A
W2008/0962 Removal or abatement of 6no. trees protected by Tree Preservation Orders     
18, Highfield, Church Aston, Shropshire.      
Recommendation Code: TPG
Ward: Church Aston & Lilleshall XE "W2008/0962 Removal or abatement of 6no. trees protected by Tree Preservation Orders     18, Highfield, Church Aston, Shropshire.      Recommendation Code\: TPG - Ward\: Church Aston & Lilleshall" 
	APPLICANT:
	RECEIVED ON:

	Mr Colin Pratt
	14/08/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Chetwynd Aston
	Church Aston & Lilleshall
	Andrew Mackriell


THIS APPLICATION WAS CONSIDERED AT PLANS BOARD ON THE 24TH SEPT 2008 AND WAS DEFERRED FOR MEMBERS TO CARRY OUT A SITE VISIT.
OBJECTIONS RECEIVED: Yes.

MAIN ISSUES:  Whether the subject trees are worthy of retention, and the impact that the felling of the trees would have on the overall amenity provided by tree cover in the area.

THE PROPOSAL:

The application is for consent to fell six scots pine trees within the garden of No.18 Highfield which are part of a group Tree Preservation Order.

SITE AND SURROUNDINGS:

Church Aston is a suburban residential area on the outskirts of Newport.  It has a mainly low density housing layout characterised by extensive tree cover with many mature and attractive trees contributing to the amenity of the area.  Highfield is a residential cul-de-sac situated on the eastern edge of the village comprising detached dwellings.  No.18 is a two-storey dwelling situated near the entrance to the cul-de-sac and occupies a large plot, the garden area to the side of the house featuring conifer and deciduous trees. 

PLANNING POLICY:

‘Saved’ Policy OL11 in the Wrekin Local Plan.

PLANNING HISTORY ON THE SITE:

In addition to planning approvals for extensions to the dwelling there have been a number of previous applications for selective tree felling at the property.  The most recent of these was Ref: W2007/0694 which granted consent for the felling of five trees and the pruning of three others.  Consent was granted under Ref: W2007/0050 for the felling of one pine tree.  An application under Ref: W2005/0152 for the felling of 16 Sycamore trees and 7 pine trees was withdrawn.

CONSULTATION RESPONSES:

Church Aston Parish Council object to the application on the grounds that the removal of the trees is unnecessary and will deprive Church Aston of some excellent specimens of Scots Pine, which would be detrimental to the village skyline.

One letter has been received objecting to the tree felling on the grounds that the trees contribute to the quality of the local environment, form a distinctive backdrop in Church Aston, and are a natural habitat which should be preserved.

The Council’s Tree Officer has reported with no objections to the proposals.

PLANNING CONSIDERATIONS:

The Council’s Tree Officer is of the opinion that the subject coniferous trees do not merit a Tree Preservation Order.  The trees offer poor visual amenity, and in addition he considers them to be potentially hazardous.  The pine trees demand light and they are competing with the large broadleaved trees on the site.

Whilst the trees are tall and visible in the area, they are of a poor appearance with high crowns and sparse foliage on the lower stems, and do not contribute significantly to public amenity.  There is plenty of existing tree cover in the surrounding area, therefore it is considered that the loss of these six pine trees would not impact significantly on the existing wooded character of the village.

Consent for the tree felling would, therefore, be consistent with the objectives of ‘saved’ Policy OL11 in the Wrekin Local Plan, which seeks to protect trees where they are of significant amenity value and make a valuable contribution to the character of a settlement.

Like-for-like replanting is not required, and in what is a suburban domestic garden, forest-sized species would be inappropriate.  The Council’s Tree Officer recommends two replacement broadleaves.

RECOMMENDATION:  GRANT TREE PRESERVATION ORDER CONSENT subject to the following conditions:

1. Tree felling to be carried out by an appropriately qualified and insured professional arboricultural contractor.

2. Details, including the size and species of two replacement broadleaved trees together with a timetable for their planting shall be submitted to and agreed in writing by the Local Planning Authority within six months of the above trees being felled.

REASONS FOR APPROVAL

The application for consent to fell the pine trees should be granted.  There are other trees on the site, as well as on adjoining land, including pine trees, which will continue to contribute to the character and amenity provided by trees in the area.  A condition requiring two replacement broadleaved trees to be planted on the site would be appropriate, in accordance with the Tree Officer’s recommendations.

--------------------------------------------------------------------------------------------------------------
Notes

Agenda Type : A
W2008/0983 Erection of 4no. non-illuminated display boards      
Naird Roundabout, Naird Farm Road, Stafford Park, Telford, Shropshire.     Recommendation Code: ADG
Ward: The Nedge XE "W2008/0983 Erection of 4no. non-illuminated display boards      Naird Roundabout, Naird Farm Road, Stafford Park, Telford, Shropshire.     Recommendation Code\: ADG - Ward\: The Nedge" 
	APPLICANT:
	RECEIVED ON:

	Telford & Wrekin Council
	14/08/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Hollinswood & Randlay
	The Nedge
	Andrew Mackriell


OBJECTIONS RECEIVED: None.

MAIN ISSUES: Visual intrusion and highway safety.

THE PROPOSAL:

It is proposed to display four advertising signs on Naird roundabout central island.

SITE AND SURROUNDING AREA:

Naird roundabout is situated on the A464 at the entrance to the Stafford Park industrial estate, on the eastern edge of the built up area of Telford.  Its characteristic feature is the large obelisk in the centre of the island.

PLANNING POLICY CONTEXT:

Wrekin Local Plan Policy S31 Shopfronts, Advertisements and Hoardings.

CONSULTATION RESPONSES:

The Council’s Highways Officer has no objections in principle to the proposals, subject to conditions on the consent requiring a maximum height for the signs and a minimum distance from the edge of the carriageway.

Hollinswood & Randlay Parish Council has reported no objections to the proposals.

PLANNING CONSIDERATIONS:

The proposed signs would replace the existing adverts on the roundabout central island.  Similar-sized signs, which are intended to promote local businesses, are a feature on several roundabouts in Telford as part of the Telford & Wrekin Community Sponsorship scheme.  

The proposed signs would be 1200mm across, and this size has been agreed with the Council’s Highways Officer as an acceptable size with regard to visibility and highway safety.  

In this location, the proposals would not result in visual clutter on what is a large roundabout, therefore, the proposed advertisement signs are considered acceptable and they would not detract from the visual amenity of the surrounding area generally.

RECOMMENDATION:  GRANT ADVERTISEMENT CONSENT subject to the following conditions:

1.-5.
E158  standard advertisement consent conditions.

6.
Condition that signs must be set back a minimum distance of 500mm from the carriageway edge/kerb.

7.    
Total height of advert signs not to exceed 900mm above carriageway edge.

8.    
Existing advert signs to be removed prior to display of signs hereby approved. 

--------------------------------------------------------------------------------------------------------------
Notes

Agenda Type : A
W2008/1034 Demolition of 11no. garages and erection of 5no. bungalows *****Amended site boundary*****    
Land to the rear of, 25, Coronation Crescent, Madeley, Telford, Shropshire.     Recommendation Code: FG
Ward: Madeley XE "W2008/1034 Demolition of 11no. garages and erection of 5no. bungalows *****Amended site boundary*****    Land to the rear of, 25, Coronation Crescent, Madeley, Telford, Shropshire.     Recommendation Code\: FG - Ward\: Madeley" 
	APPLICANT:
	RECEIVED ON:

	Innovation Imperative Ltd
	16/09/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Madeley
	Madeley
	Emma Green


CLLR G GREEN HAS REQUESTED THAT THIS APPLICATION BE DETERMINED BY PLANS BOARD TO CONSIDER ISSUES OF ACCESS AND PARKING DISPLACEMENT.

OBJECTIONS RECEIVED: Yes.

MAIN ISSUES: Principle of development, impact on character and appearance of area, impact on neighbouring properties and highways implications.

PROPOSAL: This application seeks planning permission for the erection of 5 residential bungalows. The layout of the dwellings is for five 2/3 bed bungalows with 2 bathrooms, kitchen and lounge/dining area. The dwellings are arranged as a pair of semi detached bungalows and a row of three bungalows. The site layout is for the retention of a tree lined bank along the southern elevation and parking layout of 12 cars along the northern boundary. The proposal also includes the demolition/removal of 11 existing garages on the site.

This application has been submitted following withdrawal of an earlier application (W2008/0729) for 4 dwellings on the site by the applicant, to enable further investigate of issues relating parking provision and displacement parking through the removal of existing garages.

SITE AND SURROUNDINGS: The application site area is 0.16hectares, and is currently used as a garage lockup car parking area, which has 11 garages erected on the site. The site is accessed of accessed of a 3m wide shared vehicular/pedestrian route to the north east of 25 Coronation Crescent. There is a second pedestrian access to the north of the site between No. 8 and No. 10 Regent Square.

The land slopes away and down from the rear of existing garage block by approx 2m. There are a number of mature trees on this area of land, none of which are covered by a Tree Protection Order.

The east boundary of the site is defined by a tree line and the Silkin Way footpath and cycle way. To the south is St. Marys Catholic Primary school playing field.

To the north and east of the site lies a mix of residential development, with two storey semi detached dwellings and detached, semi detached and row of single storey bungalows.

CONSULTATION RESPONSES: 

The Councils Environmental Health Engineer has raised no objections subject to conditions relating to soil gases and informative relating to land contamination.

The Councils Geotechnics Engineers raise no objections to the proposal subject to conditions relating to ground gases, foundation design and Informatives relating to land contamination.

The Council's Drainage Engineer has raised no objection subject to drainage conditions.

The Council's Highways Engineer - Officers support the access through the site for 10 Regents Square and 25 Coronation Crescent. I do however feel the provision of 2 spaces for existing residents is a little light but there is scope for 4 spaces. If the bay width is reduced from 2.5m to 2.4m, the provision of spaces in the east parking row can be increased to 8 from 7 without compromising the rear access to 10 Regents Square. This will increase the total on site provision to 13 spaces. Considering the nature of development, 9 of these can be assigned to the new bungalows as 5 allocated and 4 communal and the 4 most westerly of spaces can be assigned to the existing residents who are losing a garage.

To conclude, I think the careful allocation of the 13 on site parking spaces, including rear access to 10 Regents Square and 25 Coronation Crescent, will accommodate parking needs of both new and existing residents. Consideration must also be given to the fact that the applicant, as the land owner of this site, could potentially enclose it off until any time they see fit and therefore eliminate any existing parking within it.

The Council's Arboricultural Officer raised concerns of overshadowing of rear elevation from trees to be retained, request details to clarify soil level alterations and conditions for protection.

The Council's Ecological Officer has raised concerns about potential impact on bats and birds.

Madeley Parish Council: Objections on grounds of overdevelopment, with footprint of buildings too large for the plot size, topography of site does not allow for acceptable amenity space, concern about parking issues and issues of accessibility. Loss of trees is unacceptable and further planting should occur.

Neighbouring properties have been consulted on the original proposal and amended plans, comments are awaited, consultation period not expired at time of drafting and comments will be reported in an update sheet prior to committee.

POLICY: 
The following planning policies are relevant in the determination of this application: National Planning Policy PPS1 
Delivering Sustainable Development PPS3
Housing

Core Strategy CS1
Homes CS3
Telford CS15
Urban Design

Wrekin Local Plan (saved policies) 
UD2 - Urban Design 
H6 - Windfall Sites in Telford and Newport 
T4 - Development Principles 
OL11 - Woodlands and Trees

PLANNING CONSIDERATIONS: Principle of Development: The application site is located within approx 380m of the district centre of Madeley, and is therefore highly accessible to a range of core services and facilities, mix of retail, recreation and public transport. The proposal is therefore considered to comply with policy CS5 of the Local Development Framework Core Strategy.

Layout and Impact on neighbouring properties: The proposed layout indicates 5 single storey dwellings in the south of the site; with vehicular and pedestrian access off Coronation Crescent. The garden lengths of the proposed plots are between 6 and 11m, which is considered sufficient separation distance to the playing fields to the rear, particularly given the screening afforded by the retained trees. The front elevations of the bungalows are approx 20/21m from the nearest properties to the north with a distance of 12-14m from the rear garden boundaries. It is considered that these separation distances are sufficient to ensure no adverse impact on neighbouring properties amenities in terms of overlooking or loss of privacy.

The garden sizes, whilst small are considered adequate for this size and type of dwellings, but to ensure that adequate garden space is retained permitted development rights for extensions to the property or curtilage buildings are removed.

Character and appearance: The proposed bungalows are single storey and are of an appropriate the scale, mass and design, there are two distinct blocks, separated by a rear access and stagger of building line. The proposal reflects the character and appearance of the surrounding development of bungalows within Regents Square. The proposal is considered to accord with policies UD2, and H6 of the Wrekin Local Plan and CS15 of the Core Strategy.

Highways: The access to the site is off a 3m wide shared vehicular and pedestrian access of Coronation Crescent, adjacent to No. 25. This is the existing access for the garage use. The layout of the site allows for 12 spaces. The proposed 5 dwellings are to be allocated 10 of these spaces, which are considered sufficient for the size of dwelling, particularly given the close proximity to Madeley. The proposal is considered in accordance with policies CS9 and T4.

There is an issue of displacement parking arising from the loss of garage provision. Following the previous application, the applicant has been contacted by a number of current occupiers of the garages to ascertain the level of usage of the site. Officers have received invoices which indicate that 4 garages have been occupied and rented until April 2008 and planning permission has been sought for the relocation of a 5th garage within the rear garden of No. 25 Coronation Crescent.

On this basis of this evidence, the proposal would result in the displacement of 5 vehicles. One of the spaces is the be provided by the applicants allowing a right of way for no. 25 to access relocated garage in rear garden. Access is to be given to 10 Regents Square for parking provision in the rear garden. Two additional spaces are to be proved within the site, which would be available to the two occupiers of garages in Regents Court. The other two garages are occupied by people residing in Victoria Road and Bridle Road, which is a minimum of 730m from the site. It is considered that given this distance, it is unlikely that the occupier of these garages would be displaced to park on Coronation Crescent or Regents Square.

The Highways Engineer considers that the size of the parking spaces can be amended to allow for 13 spaces along with the access for two neighbouring properties. This amendment can be secured by use of an appropriate condition. It is considered that the number of traffic movements generated by these spaces and access to the neighbours gardens, is not significantly higher that the potential maximum use of the site as existing with 11 garages, and will therefore not have an adverse impact on highway safety. Furthermore, it is unlikely on the evidence of use of the site as existing that the proposal will result in an adverse impact on existing parking provision in the vicinity due to displacement of parking.

Trees and visual amenity: The existing tree bund to the south the site is to be largely retained, with some thinning. Within the site two existing trees located either side of the footpath are to be retained.

The retention of these trees will ensure that the visual amenities of the site are retained, subject to conditions relating to tree protection, and replacements. The proposal is therefore considered to accord with policy OL11.

Protected Species: The Councils Ecological officer has requested a bat survey be undertaken for the demolition of the garages. This information has not been requested as the demolition works are permitted development and it would therefore be unreasonable to request this information. However, an informative regarding bats on the decision document is recommended to ensure applicant knows of the obligation towards protected species.

As the trees are to be largely retained, it is considered that the proposed development will not adversely impact on the local bird population.

Ground conditions: The Councils Geotechnical Engineers consider that the applications are acceptable subject to conditions on land gases and foundation details.

In conclusion, the site is in a highly sustainable location in relation to Madeley District Centre, with good access to public transport. Having regard to local objections and planning policy and guidance, officers consider, on balance that the principle of residential development and new pay provision on this site is acceptable subject to conditions.

RECOMMENDATION: GRANT PLANNING PERMISSION subject to the following conditions: 
1) A3 
- Full no reserved matters 
2) B15 
- Samples of Materials 
3) B19 
- Details of enclosure 
4) B33 
- On site Construction 
5) B34 
- Mud on road 
6) B44c 
- Soil Gas 
7) B50 
- Foul and Surface Water Drainage 
8) NS 
- Amended Car Parking layout 
9) C100 
- Foundation Design - Landfill Gas 
10) C120 
- Development to be implemented as amended 
11) NS 
- Trees - protective fencing 
12) NS 
- Trees - soli level alterations 
13) NS 
- Trees - no dig methods 
14) D125 
- removal of permitted development rights (extensions and curtilage buildings) 
15) Sie17 
- Minerals Area 
16) Sie 20 - Contaminated Land 
17) NS 
- Bats 
18) Sie22 
- Conditions 
19) Sie26 
- Reasons for granting planning permission

REASONS FOR APPROVAL: 
The proposed residential development is acceptable in principle. The scale, mass and design of the dwellings are acceptable and in keeping with the character and appearance of the surrounding area. The traffic movements generated by the development could be accommodated without detriment to highway safety. The layout of the development would preserve those trees on the site, which are important to the visual amenities of the locality. Furthermore, the residential development would not be harmful to the residential amenities of nearby dwellings.

--------------------------------------------------------------------------------------------------------------
Notes

