PLANS BOARD
Minutes of a meeting of the Plans Board held on Wednesday, 8th October, 2008 at 6.00 p.m. in the Civic Offices, Telford

PRESENT:
Councillors I.T.W. Fletcher (Chairman), R.G. Chaplin, E.A. Clare (substitute for M.J. Smith). J.A. Francis, G.M. Green, A.A. Meredith, F.R. Picken and H. Rhodes 

ALSO PRESENT:

Councillor G.J.L. Davies for planning applications W2008/0750/0751, Councillor S. Kelly for planning application W2008/0870 and Councillor A.J. Eade for planning application W2008/0962
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MINUTES

RESOLVED – that the minutes of the meeting of the Plans Board held on 24th September, 2008 be confirmed and signed by the Chairman.
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APOLOGY FOR ABSENCE

Councillor M.J. Smith
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DECLARATIONS OF INTEREST

Councillor H. Rhodes declared a personal interest in planning application W2008/0870 and stated that she would leave the room during consideration thereof. 

Councillor G.M. Green declared a personal and prejudicial interest in planning application W2008/1034 and stated that she would leave the room during consideration thereof.
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PLANNING APPLICATIONS FOR DETERMINATION
(a)
W2008/0750 - Charlton Arms Hotel, Church Street, Wellington, Telford, Shropshire
This application was for the redevelopment of the Grade II listed hotel including the partial demolition of the 1960/70s extensions and the demolition of a separate residential unit fronting onto Plough Road.  It was proposed to convert the remaining section into six flats, to erect three new apartment blocks within the existing car park, and to erect a small block attached to the adjacent commercial premises in Church Street with associated parking and landscaping.  The dwelling on the site fronting Plough Road would be replaced by a block of eleven flats giving a total of forty-two units overall on the application site.  
Wellington Town Council had submitted a number of objections, as set out in the report.  English Heritage had no raised no objections to the current proposals, its previous concerns having been addressed.  The Council’s Housing Strategy & Development Officer had no objection subject to the provision of 25% of the units as affordable housing on the basis of a equal split between social rented and shared ownership.  The Highways Engineer had no objections subject to highways conditions on access and parking.  The Council’s Conservation Officer had no objection in principle to the removal of the extensions to the Listed Building or to the conversion of the property for residential use.  Following further consultation, no objection had been raised to the design and detailing but additional information was required in respect of the works to the cellar.  Supporting information had also been submitted in respect of the demolition of the property fronting Plough Road.

With regard to the planning considerations, central to the proposal was consideration of Core Strategy Policy CS10: Community Facilities, which stated that the loss of existing land or buildings used for the benefit of the community would be resisted.  Only where a lack of need had been demonstrated or where acceptable alternative provision existed or was currently proposed, would development of non-community uses be considered.  As this proposal would result in the loss of a 22 bedroom hotel with associated facilities, this policy was of principal concern.  The scheme was a stand-alone proposal and was not accompanied by a separate scheme to provide replacement facilities elsewhere in Wellington or the Borough.

Following appraisal by the Council's Asset & Property Management Unit, it was felt that the evidence submitted did not show that the redevelopment of the hotel for commercial and leisure use would be financially unviable in the current market.  The appraisal undertaken by the applicants had not taken account of any insurance premium that might be paid to assist with the restoration project and which could determine whether or not the business could be economically viable.  Therefore, it was the Unit’s opinion that the property should be marketed for a minimum of one year to assess the viability of the property within the current marketplace and to establish whether there was a demand for its retention within Wellington.  The recent re-introduction of a direct rail service from Wellington to London had enhanced the town’s future viability and there were no other hotels or accommodation within the primary or secondary retail zones of Wellington.  Therefore, officers considered that the scheme was contrary to the aims of CS10 in this respect.

In terms of the character and appearance of the proposed buildings, the  development was considered to be acceptable in respect of the wider street scene and in relationship to the Conservation Area and would not have a detrimental impact on the amenity or privacy levels of adjoining neighbours.  Concerns had been raised by neighbours with respect to impinging on access across the site, but the current design proposals had been drawn up to take this into account and it was not envisaged that any significant obstruction should occur.

In respect of affordable housing provision, a level of only 25% of affordable housing had been provided for as opposed to the requisite 35% stated in the Core Strategy.  Whilst this felt short of the current guidance, it was noted that the applicant had been in discussion with Council officers for some time prior to the adoption of the Core Strategy and that these initial discussions had established the level of 25% provision.  This had been accepted by the Council’s Housing Strategy & Development Officer as the applicants sought to proceed with the development.  
Whilst the comments made by neighbours on the loss of the hotel had been accepted, it was considered that the scheme represented a reasonable form of development on the site subject to the loss of community facilities and would not be detrimental to the character and appearance of the area or neighbouring properties to such an extent as to warrant refusal on design grounds.

The Ward Member, Councillor G.J.L. Davies, was invited to address the Board and sought Members’ approval of the recommendation to refuse the application.  He said that, prior to its closure, the Hotel had always been busy and had provided a valuable community facility for both Wellington and Telford as a whole.
Members agreed with Councillor Davies’ comments and for the need for a full market viability exercise was needed.
RESOLVED – that with respect to planning application W2008/0750 planning permission be refused as the Local Planning Authority considered that the applicant had 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 had failed to undertake a marketing exercise for a minimum period of 12 months to establish that there was no demand for the future use of the premises as a community facility for the benefit of the local community.  Accordingly, the application was contrary to the requirements of Policy CS10 of the Telford Core Strategy.

(b)
W2008/0751 - Charlton Arms Hotel, Church Street, Wellington, Telford, Shropshire 
This application for the redevelopment, including the partial demolition of 1960s/1970s element, of this Listed Building was to be considered in conjunction with planning application W2008/0751.  Following the decision to refuse application W2008/0750, it was agreed that application W2008/0751 be deferred to allow for an assessment of the viability of the hotel to carried out.
RESOLVED – that consideration of planning application W2008/0751 be deferred for the applicant to submit sufficient information to demonstrate that the public house would remain a viable business should the existing extensions be removed.  
(In accordance with her previously declaration of interest, Councillor H. Rhodes left the room during discussion thereon.)
(c)
W2008/0870 - St Marys Church Hall, Red Lees, Ketley, Telford, Shropshire
This application had been deferred from the last Board meeting to allow for clarifcation to be sought on issues relating to the loss of parking for the church and to drainage.  Members were informed at the meeting that, due to the tight report deadlines between this meeting and the previous meeting of the Board, the required details of the parking had not yet been received and it was agreed that the application be deferred to the meeting on 9th October, 2008.
RESOLVED – that planning application W2008/0870 be deferred to the Plans Board meeting on the 29th October, 2008.  

(d)
W2008/0936 - 10, Oxford Street, Oakengates, Telford, Shropshire
This application sought permission for a change of use of the existing vacant office space to four one-bedroom apartments and two two-bedroom apartments.  The application site, which comprised part of the first floor of a prominent three-storey nineteenth century building with an attached 1930s flat-roofed two-storey element, was in a highly accessible location close to local shops and facilities, and the railway and bus stations.  Oakengates Town Council had requested that the application be considered by the Board. 
The application site was used as offices, currently vacant, with the remainder of the first floor and the second floor of the building having been previously converted into residential flats.  The ground floor comprised a mix of small shop units with access to existing and proposed residential accommodation from a recessed entrance point on Oxford Street.  Both national guidance in PPS1 and PPS3 and local policy guidance in the Core Strategy and Local Plan asserted the need for development to be located in highly accessible, sustainable places, a criteria which was met by Oakengates District Centre.  
Amended plans had been submitted with details of bicycle 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.  No significant changes to the design and form of the building were proposed and the alterations should not be prominent in the streetscene.  

Oakengates Town Council was of the opinion that car parking provision for the residential units should be provided as the lack of parking would lead to on-street parking problems and the use of nearby public car parks.  However, the Highway’s Engineer had no objections to the scheme.  Given the sustainable location of the application site in the District Centre, where alternative travel modes were available, it was not considered necessary for the scheme to incorporate car parking.  Members noted that the existing flats at first and second floor were granted permission with no allocated car parking but with the proposed utilisation of adjoining parking areas.

The development was, therefore, considered to be a suitable use for the building in this location and one which would ensure that the existing building was maintained and brought the vacant upper floors back into active use.

RESOLVED – that with respect to planning application W2008/0936 planning permission be granted subject to the conditions set out in the report.
(e)
W2008/0952 - 17, Holyhead Road, Ketley, Telford, Shropshire
This planning application was for the erection of eight dwellings on a currently vacant and overgrown site containing a number of empty buildings.  Ketley Parish Council, which had objected on the grounds of an unacceptable risk in accessing the Holyhead Road, had requested that the application be determined by the Board. 
Although the site lay adjacent to a petrol filling station and car showroom on its eastern boundary, there was existing residential development beyond the western and southern boundaries.  The proposed three-storey dwellings would be provided in a terrace of five dwellings and a terrace of three dwellings.  Access would be directly off Holyhead Road and would form a driveway between the terraces leading via a new driveway up to a rear parking court containing sixteen parking spaces.  Due to the change of levels on the site there would be a need to provide new retaining walls along the side and rear boundaries.  

The application site lay within the urban area of Telford on the edge of a predominantly residential area and was shown as “white land” on the Wrekin Local Plan.  It was considered that the proposed development would substantially enhance this site and improve the street scene by reflecting the transition between the adjacent commercial uses and the surrounding residential uses.  Since being submitted the scheme had been amended and improved as set out in the report.  It was considered, therefore, that 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.

The provision of two parking spaces per dwelling was considered to be acceptable as the site lay directly on two high frequency bus routes.  The Council’s Highways Engineer had no objections subject to an agreement that secured a contribution from the applicant of £5,000 to be used to implement a Traffic Regulation Order and associated double yellow lining across the frontage of the site, should it be deemed necessary in the interests of highway safety.  The Council’s Drainage Engineer had 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.
Members, whilst supporting the application, expressed concern at the possible impact of the additional vehicles associated with the development.  However, the Planning Officer, informed the Board that the proposed parking was in line with Government guidance in PPG15.  
RESOLVED – that with respect to planning application W2008/0952 planning permission be granted 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 and to conditions set out in the report.
(f)
W2008/0962 - 18, Highfield, Church Aston, Shropshire
This application for consent to fell six scots pine trees within the garden of this property had been deferred at the last meeting of the Board to allow Members to make a Site Visit.
The Council’s Woodland Officer stated that the two pine trees to the rear of the garden had been left exposed and with leaning trunks following the loss of surrounding trees.  The four pine trees to the front were now ‘drawn up’ being too tall and with not enough girth to be stable in a storm.  However, they did still provide shelter for each other and were not in such an unsafe state as the two to the rear.  Whilst he did not consider them to be dangerous at the moment, there was a history of trees failing in the area and he considered that they had only a safe life remaining of 5-10 years.  If the pines were felled and replaced with new trees, they would have 10 years of growth and providing a valuable amenity.  In addition, the Sweet Chestnut tree behind the pines would provide a focus point and partially fill the gap left by the pines if consent to fell was granted.
The Ward Member, Councillor Andrew Eade, commented on the amenity value of the pines as being part of the skyline and visible from all parts of Church Aston.  However, he agreed that it was difficult to go against the professional advice of the Woodland Officer and asked the careful consideration be given to a replacement planting scheme using ‘standard’ size trees and that it be monitored to ensure adherence to the consent.  He also asked that a replanting scheme be submitted and approved before the trees were allowed to be felled and for the scheme to include provision for future replanting of the replacement trees should that be necessary.  
Members expressed concerns at felling trees subject to a Preservation Order, particularly the two pines to the rear of the garden.  Councillor G.M. Green asked if the four trees at the front of the garden could be monitored rather than felled.  In reponse the Woodland Officer said that a professional inspection at least annually would be necessary but he remained concerned at their structural state which could decline to be unsafe within 10 years but could also fail in a storm at any time.

Following Members’ comments the Head of Planning & Environment suggested that the recommendation be amended to require a planting scheme which met the Board’s requirments to be approved before the trees were felled and this was agreed by Members.
RESOLVED – that with respect to planning application W2008/0962 Tree Preservation Order Consent be granted subject to the following conditions:

1. Tree felling to be carried out by an appropriately qualified and insured professional arboricultural contractor;
2.
A replacement planting scheme, to include the size and species of the replacement trees together with a timetable for their planting shall be submitted to and agreed in writing by the Local Planning Authority prior to the above trees being felled and the scheme implemented and any trees that die or are damaged within five years of planting must be replaced.
(g)
W2008/0983 - Naird Roundabout, Naird Farm Road, Stafford Park, Telford, Shropshire
This application from Telford & Wrekin Council sought permission to display four replacement advertising signs on the Naird roundabout central island.  The signs were intended to promote local businesses and were a feature on several roundabouts in Telford as part of the Telford & Wrekin Community Sponsorship scheme.  

The proposed signs would be 1200mm across and the Council’s Highways Officer had no objections in principle, 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 had reported no objections to the proposals.

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

RESOLVED – that with respect to planning application W2008/0983 advertisement consent be granted subject to conditions set out in the report.
(h)
W2008/1034 - Land to the rear of, 25, Coronation Crescent, Madeley, Telford, Shropshire
This application sought planning permission for the erection of five residential bungalows following the demolition/removal of eleven existing garages on the site.  The proposed layout included a parking layout for twelve cars along the northern boundary.  Councillor G.M. Green had requested that the application be determined by the Board in order that the issues of access and parking displacement could be considered.

The application site was located within approximately 380 metres of Madeley District Centre with access to a range of core services and facilities in compliance with policy CS5 of the Local Development Framework Core Strategy.  The proposed bungalows were single storey and of an appropriate scale, mass and design, being comprised of two distinct blocks separated by a rear access and stagger of building line and the separation distances between the bungalows and the adjacent existing properties would be sufficient to ensure that there would be no issues of overlooking or loss of privacy.  The garden sizes, whilst small, were considered adequate for the size and type of dwellings but, to ensure that these were retained, permitted development rights for extensions to the property or curtilage buildings would be removed.  Overall, the proposal reflected the character and appearance of the surrounding development of bungalows within Regents Square and was in accord with policies UD2 and H6 of the Wrekin Local Plan and CS15 of the Core Strategy.

As set out in the report, the proposal would result in the displacement of five vehicles but one of these would be replaced by the applicants allowing a right of way for No. 25 Coronation Crescent to access a relocated garage in the rear garden and by access being given to No. 10 Regents Square for parking provision in the rear garden.  Two additional spaces would be provided within the site and would be available to the two occupiers of garages in Regents Court.  The other two garages were rented by residents of Victoria Road and Bridle Road and, given the distance between there and the application site, it was considered unlikely that they would be displaced to park on Coronation Crescent or Regents Square.

The Highways Engineer considered that the size of the parking spaces, as submitted, could be amended to allow for thirteen spaces together with the access for the two neighbouring properties;  this being be secured by the use of an appropriate condition.  It was considered that the number of traffic movements generated by the proposal would not be significantly higher than the potential maximum use of the existing site and would, therefore, not have an adverse impact on highway safety.  It was also unlikely that, given the existing use of the site, the proposal would result in an adverse impact on existing parking provision in the vicinity due to displacement of parking.

In conclusion, the site was 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 considered, on balance, that the principle of residential development and new parking provision on this site was acceptable, subject to conditions.

Councillor G.M. Green expressed her concerns at the likely impact of this application in terms of access for emergency vehicles and the existing parking congestion and asked that Members make a Site Visit before determining the application.  In line with her declaration of interest, she then left the room during the ensuing discussion.
RESOLVED – that determination of planning application W2008/1034 be deferred to allow a Site Visit to be made.  
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SITE VISIT
RESOLVED – that with respect to planning application W2008/1034 a Site Visit be made on 29th October, 2008 prior to the meeting of the Board.
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PLANNING APPLICATIONS DEALT WITH UNDER DELEGATED POWERS

The Board received for information details of planning applications that had been determined under delegated powers. 

The meeting ended at 6.52 p.m.





Chairman:  …………………………………





Date:  ………………………………………..
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