
PLANS BOARD
Minutes of a meeting of the Plans Board held on Wednesday, 29th October, 2008 at 6.00 p.m. in the Civic Offices, Telford

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

ALSO PRESENT: Councillor S.M. Kelly for planning application W2008/0870.
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MINUTES

RESOLVED – that the minutes of the meeting of the Plans Board held on 8th October, 2008 be confirmed and signed by the Chairman.
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APOLOGIES FOR ABSENCE

None
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DECLARATIONS OF INTEREST

Councillor R.G. Chaplin declared a personal interest in planning application W2008/0387 and stated that she wished to reserve the right to address the Board as ward member but would then leave the meeting during consideration and determination of the application.

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

Councillor G.M. Green declared a personal and prejudicial interest in planning application W2008/1034 and stated that she would leave the meeting during consideration of the application.
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PLANNING APPLICATIONS FOR DETERMINATION
(a)
W2008/0387 – 11 Church Street, Wellington, Telford, Shropshire
This application was for the conversion and extension to the rear of 11 Church Street, Wellington to provide 14 apartments and office accommodation. The proposed development would consist of two and three storey development leading back to Charlton Street at the rear. The Board was informed that the front of the building was situated within the Wellington Conservation Area which encompassed Church Street to the front, but the development site itself was outside of the defined area. The site itself was essentially unused comprising of former garden land to the rear of the property. The neighbouring sites are mainly used for car parking by a number of the businesses that front onto Church Street.  

The local ward member, Councillor R.G. Chaplin addressed the Board during which she stated that she welcomed the proposal as the design was exciting and a welcome addition to the locality she also hoped that Members would support the scheme. Following her comments and in accordance with her previous declaration of interest she left the meeting prior to the determination of this application.
Members were referred to the planning history, planning policy including Policy S11 Wellington Secondary Zone and relevant planning considerations as detailed within the report. In connection with the consultation responses the Board were referred to those received from Wellington Town Council who had no objection although comment had been made to ensure retention of a wall alongside the Ten Tree Croft passageway to the south of the site and also request that the shop frontage to Church Street be redesigned to enhance the Conservation Area. However, the Board were informed that the wall referred to was outside the control of the applicants, and the owner was undertaking separate discussions with the Council’s Conservation Officer to bring forward a separate scheme regarding the restoration of this frontage. 
The Council’s Outdoor Recreation Officer had made no objection although a request had been made for the contribution of £600 per property of two bedrooms or more in respect of recreation provision to be provided off-site. In connection with highways the Council’s Highways Officer had raised no objection in principle although he had requested for the seven on-site parking spaces allocated for office accommodation to be assigned for the residential units. The Board were also informed that in connection with neighbouring residents it was reported that 16 letters of notification had been sent out but that no comments or objections had been received.

As indicated, this application lay on the edge of the Wellington Conservation Area which covered the front of the site facing Church Street. In terms of the principle of development, the use of the site would be in accordance with the policies in PPS3 and the Wrekin Local Plan as it would seek to locate residential development within a sustainable location.  

The core issue in this case however related not to the principle but the details of the scheme and in particular the impact that the development would have on neighbouring occupiers in Charlton Street and the wider street scene.

The scheme proposed an innovative solution to addressing the challenges of providing sufficient parking space on-site by utilising undercroft parking as opposed to surface level parking which would be the norm within this part of Wellington. Although the initial design proposed open arches not only to the front entrance but also to the sides of the building. These had been amended to show a more closed arrangement with a low dwarf wall at the bottom of the side arches and railings within the remaining gap used to secure the side of the property. This had the benefit of allowing light in to the undercroft area whilst providing a secure environment for users of the space.  

It was felt that the development would provide an enhancement to this element of Charlton Street and in turn be used as a catalyst for the wider regeneration of the area without compromising development opportunities on neighbouring sites.

In terms of the comments made, it was considered that the request for a contribution towards open space provision from the Outdoor Recreation Officer was acceptable in this instance. The applicants had agreed to submit a unilateral undertaking thus securing a contribution of £600 per dwelling towards off-site recreation provision in the Wellington area.

In considering the comments of the Highways Engineer, it was recognised that the site was adjacent to a large public car park and also a number of on-street parking areas which could be used by both residents and businesses in the local area. Given that the greatest demand was likely to be generated from residential occupiers of the premises especially during weekends when there would be demand for parking spaces from shoppers and evenings, it was considered that on-site provision in this matter would be most appropriately utilised for residents with any business utilising on street or public car parking facilities.

In summary, officers had concluded that the development would bring forward an appropriately designed scheme which would also be in accordance with the character of the immediate surrounding area and also those properties which fronted onto Church Street. On balance, it was felt that the scheme was acceptable in both principle and design terms and therefore recommended for approval.

RESOLVED – that in relation to planning application W2008/0387 and subject to the applicant entering into a Section 106 Agreement or a unilateral undertaking to provide a financial contribution towards outdoor recreation then delegated authority be granted to the Head of Planning & Environment to grant planning permission subject to the conditions as outlined within the report.

N.B. Councillor R.G.Chaplin returned to the meeting following the determination of this application.
(b)
W2008/0844 – Wellington Road Surgery, Wellington Road, Newport, Shropshire 
Members considered this planning application which related to the erection of a large first floor extension and a small single storey extension at the Wellington Road Surgery, Wellington Road, Newport. The site was located at the junction of Wellington Road and Granville Avenue and was within a predominantly built-up residential area, approximately 0.5 kilometres south of the town centre. 
The existing surgery was mainly a single storey building but with two storey wings at either end. The ground floor accommodated 10 consulting rooms, 2 treatment rooms, a health visitor/district nurse, and a dispensary. The first floor comprised 4 offices, 3 store rooms, library/study, common room, and interview room. There were currently 36 car parking spaces at the front of the building – 31 for patients and 5 for staff – and 8 staff parking spaces at the rear of the building.

The proposed first floor extension would accommodate 4 consulting rooms, office, counsellor, physic/gym, conference room, and separate waiting room. In order not to create an overbearing and dominant feature along Wellington Road it was proposed to construct a mansard structure, thereby keeping the height of the extension as low as possible, and ensuring that it is subservient to the 2 two storey elements located at either end of the complex. The mansard structure would be clad with powder coated metal sheeting.

The applicants had stated that the main reason for the additional consulting rooms was in order to comply with Central Government advice which advocated bringing medical services closer to patients’ homes. In reality this would mean introducing ‘out reach’ clinics to the surgery, whereby patients could be seen by consultants in Newport rather than having to travel to hospitals in Telford, Shrewsbury or Stafford. These ‘out reach’ clinics would cover subjects like mental health care, smoking cessation, ophthalmology, orthopaedics, ear, nose & throat, obesity, and counselling services.

The applicants also maintained that the extra accommodation was also required to alleviate existing cramped working conditions and to provide training facilities for medical students.

Because of the restricted size of the site no additional car parking could be provided to cater for the proposed extensions to the surgery. In fact two existing spaces will be lost to accommodate the proposed single storey extension. 

Members were referred to the consultation responses relevant planning history and the planning policy and considerations that had been applied to the application as detailed within the report. The Board were also referred to the additional information that had been received since the preparation of the report. This additional information included a signed petition that had been submitted in support of the application and letters from a Professor at Keele University and from NHS West Midlands and photographs that had been taken as a constituent part of a traffic survey.

It was also noted that the Council’s Highways Engineer had objected to the application on the grounds that the proposed increase in floorspace and services was likely to increase patient visits to the surgery, the times of which could not be controlled by the Council. Accordingly, this would surpass the capacity of the existing on-site car parking facilities. As a consequence, this would create overspill parking on Granville Road and lead to traffic obstructions along this stretch of Granville Road near to its junction with Wellington Road, thereby creating traffic safety problems and jeopardising highway safety. 
Members were referred to a car parking survey that had been conducted earlier this year which highlighted that at certain times of the day – around mid-morning and late afternoon – the existing car park was operating at or near full capacity. The survey results had been confirmed by random visits to the site by Council Planning and Highway Officers.

The Local Planning Authority supported the principle of providing a wider range of facilities and services at this surgery but it had been concluded that the repercussions of an increased number of patients visiting the surgery would result in an inevitable increase in the number of people needing to use the on-site car park, which could not be made any larger. 

Officers had concluded that the benefits of providing the increased accommodation, both to the surgery in alleviating cramped working conditions, and to patients in being able to see consultants closer to home,  were outweighed by the highway problems emanating from having a finite car parking area which could not be enlarged. In all other respects – appearance, design, materials, and its relationship with adjoining development – the proposed development was considered acceptable and would not adversely affect the character, appearance, and residential amenities of the surrounding area.
During consideration of the application Members were of the view that the wider benefit of the additional medical facilities that would be provided at the surgery would outweigh the possibility of any car parking or highway safety issues. It was also stated that there were occasions during the day when the car park was not filled to the maximum and that there were no adverse highway issues. Members although of the view that the application should be approved did request that consideration of the application should be deferred to enable a further investigation to be undertaken in relation to the provision of extra parking to establish as to whether any potential highway risks could be reduced.  
RESOLVED – that in relation to planning application W2008/0844 that consideration of the application be deferred until the next Board meeting to enable a further investigation to be undertaken in connection with car parking and highway safety issues.

(c)
W2008/0859 – Leaton Quarry, Leaton, Shropshire
This application sought permission for the placement of soil and overburden on land adjacent to Leaton Quarry at Leaton, Wrockwardine.  It is proposed to extend the overburden and storage area by 3.7ha to the east of the existing stocking yard at the north east end of the quarry. This was to accommodate the current 116,000 m³ of overburden to the south west of the quarry that was restricting further extraction of the permitted reserves. Moving this overburden material would allow full access to the existing permitted minerals reserves and prevent the sterilisation of some 2.3 million tonnes of permitted reserves.    

Following soil stripping and storage within the application area, the overburden material from the main quarry would be transported internally through the quarry and a 10m access would be created through the existing screening mound adjacent to the proposed stocking area. These operations will not therefore involve additional external road traffic to or from the quarry.        

The new landform would be created by establishing the outer areas first to the east of the site and placement would proceed behind these outer mounds to form a visual and acoustic screen. When overburden movement has been completed the stored soils would be spread over the final contoured profile.  The proposed landform in amended form would have a maximum height of 125m AOD with a maximum depth of some 6.6m. A field ditch would be excavated along the perimeter of the storage area, so surface water would drain westwards into the existing surface water drainage system along the northern edge of the quarry before passing through the existing plant treatment and attenuation system.     

The operating hours had been modified and shortened in agreement with the applicant and were are now proposed to be 0830 to 1730 hours Monday to Friday and 0830 to 1300 hours on Saturday.

Upon completion of landscaping operations the new extended storage area would be restored to grassland suitable for grazing. Consistent with the 2007 stocking area permission, the final storage mound would be seeded with a low maintenance seed mix. The seed mix would be sown at the rate of 20g/m² across the area of the mound and the area would then be rolled with a Cambridge roller or similar to ensure good contact between the soil and seed. Seeding would be carried out in the autumn, or if this is not possible, spring 2009. Initial management would depend upon the time of sowing but generally management would involve cutting 1-2 times a year to prevent scrub management. Finally, the restored site would be subject to a Five Year Aftercare Scheme.      

Members were referred to the relevant planning history, planning policy, planning considerations and the consultation responses as detailed within the report.

During the Board’s discussion on the application a view was expressed that no works should be in operation during the Christmas festive period and it was explained that this could form part of the conditions if permission was granted.
Officers had concluded that the proposals were in accordance with the policies of the development plans. The proposals were compatible with the saved policies in the Shropshire and Telford & Wrekin Joint Structure Plan, 1996-2011, The Shropshire, Telford & Wrekin Minerals Local Plan, 1995-2006 and the Wrekin Local Plan, 1995-2006, and to all relevant material planning considerations, including supplementary planning guidance. It was further noted that appropriate planning conditions and continued dialogue at the local liaison group meetings could control the environmental concerns of local residents.
RESOLVED – that in relation to planning application W2008/0859 that planning permission be granted subject to the conditions as outlined within the report together with an extra condition to the effect that no works are undertaken within the two week period commencing on the 22nd December 2008.

N.B. In accordance with her previous declaration of interest Councillor H.Rhodes left the meeting prior to the consideration of the next agenda item.
(d)
W2008/0870 – St Marys Church Hall, Red Lees, Ketley, Telford, Shropshire
This application sought outline planning permission for the proposed erection of two dwellings following the demolition of an existing church hall situated and known as St Marys Church Hall, Red Lees, Ketley. The application had been deferred from the previous Board meeting that was held on 24th September and 8th October in order for the clarification relating to the loss of car parking and drainage issues. 
Members had previously indicated that they were concerned that the proposed redevelopment of the Church Hall would result in the loss of car parking for people attending the church. The Board was informed that on two successive Sundays a survey was undertaken of the number of vehicles using the Church Hall car park during the Sunday morning church services. On the first Sunday the rector stated that only his car was parked near the Hall, with everybody else parked on the road in front of the church. On the second Sunday a planning officer observed 3 cars parked in the church Hall car park, with 6 more parked on the road.

It is therefore considered that any displacement of cars from the Church Hall car park as a result of this proposed development would be minimal, and would not create any undue traffic problems. The road outside the church was comparatively wider than along the remainder of Red Lees and any additional parking would not interfere with the free flow of traffic which would have a detrimental impact on highway safety. The applicant had stated that it was their intention in the long term to make alternative parking provision at the bottom end of the churchyard, but that this was dependant upon the funds being released by the sale of the Church Hall.

The other aspect on which Members were concerned was that the adjacent property would be unable to empty its septic tank should the Church Hall be redeveloped. Members were advised that it had been established that there was no formal agreement in place between the Church and a local resident to allow a lorry to use the Church Hall car park in order to facilitate the emptying of the septic tank in the neighbouring property, Woodgate House.

However, the Board were advised that there appeared to be no reason why the lorry could not use the driveway into the local resident’s own property, and lay a longer hose from the lorry to the septic tank. It was further reported that Officers had contacted a local company that specialised in the emptying of septic tanks who had confirmed that it was possible to use longer hoses to reach, and then empty, septic tanks. Therefore, it was considered that the proposed development would not prevent the local resident from being able to empty the septic tank at the rear of his property.

Members were referred to the original report that had been submitted previously to the Board. Members were also referred to the additional information that had been prepared since the report had been published which provided further information from the applicant’s agents in connection with car parking, the neighbouring septic tank and the use of the Church Hall.

The local ward member, Councillor S.M. Kelly was invited to address the Board he repeated the concerns that he had raised previously in connection with septic drainage for the two neighbouring properties and that the present arrangements had been exercised for a long period of time. He also questioned the comment that had been mentioned by Officers that the septic tank could still be drained and that there was no maximum limit of the length of hose that would be required. He indicated that his enquiries had indicated that the revised arrangements should the development proceed would be beyond the maximum possible length required to ensure that drainage could be effected. He also questioned the results of the parking survey he informed the Board that he had received indications that a large number of vehicles were regularly parked in the side of the road adjacent to the Church Hall and that this parking had a prejudicial effect on highway safety.

Members were informed that although a number of the main issues had been further clarified it was noted there was no change to the officer recommendation as a result of the above information.

RESOLVED – that in relation to planning application W2008/0870 that outline planning permission be granted subject to the conditions as outlined within the report. 

N.B. Councillor H.Rhodes returned to the meeting.

(e)
W2008/1034 – Land to the rear of 25 Coronation Crescent, Madeley, Telford, Shropshire
This application sought planning permission for the erection of 5 residential bungalows on land to the rear of 25 Coronation Crescent, Madeley, Telford. The layout of the dwellings was for five 2/3 bed bungalows with 2 bathrooms, kitchen and lounge/dining area. It was proposed that the dwellings would be arranged as a pair of semi detached bungalows and a row of three bungalows. The site layout also allowed 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 included the demolition/removal of 11 existing garages on the site.

Members were reminded that consideration of this application had been deferred from the previous Board meeting in order for a site visit to be undertaken. It was also mentioned that the local ward member, Councillor G.M. Green had requested that the application should be considered by the Board in order to consider issues of access and parking displacement. 
The application site area which had an area of 0.16hectares was currently used as a garage lockup car parking area, which comprised 11 garages erected on the site. The site was accessed via a 3m wide shared vehicular/pedestrian route to the north east of 25 Coronation Crescent. There was a second pedestrian access to the north of the site between No. 8 and No. 10 Regent Square.

The local ward member, Councillor G.M. Green addressed the Board during which she cited concerns in connection with the suitability of the access that the proposal would result in cars being displaced off the site and that the application represented over development. In accordance with her previous declaration of interest she left the meeting during the consideration and determination of the application. 

Members were referred to the details of the consultation responses as outlined within the report, the relevant planning policies and planning considerations that were relevant to the application. The Board were also reminded that the previous application was withdrawn, as the applicant investigated the issues in relation to existing car parking provision and displacement parking. This investigation concluded that the nearest user of the existing garages were located a minimum of 730m from the site. Consequently as the garages were to be removed, it was unlikely that the user would continue to park in this location, and would park closer to their own property.
In addition the Council’s Highway Engineer had raised no objections in principle to the development of the site. However he also considered an additional parking space could be provided if the bay width was reduced from 2.5m to 2.4m, increasing the provision of spaces to 13, of which 9 would be allocated to the new bungalows, and 4 spaces provided to the existing garage users. Subsequently an amended car parking layout was required by condition.

Further comments had also been received from the Council’s Arboricultural Officer since the preparation of the report. This concluded that the remaining trees should be subject to a Tree Preservation Order in order to protect the visual amenity and relief that these provided. Tree protection measures were also required, as suggested in the list of conditions. 

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 had considered, on balance that the principle of residential development and new parking provision on this site was acceptable subject to conditions that had been outlined within the report. 
RESOLVED – that in relation to planning application W2008/1034 that planning permission be granted subject to the conditions as outlined within the report.

N.B. Councillor G.M Green returned to the meeting following determination of this particular application.
(f)
W2008/1059 – Holmer Lake Primary School, Brookside Avenue, Brookside, Telford, Shropshire
This application was for the erection of a single storey extension to provide an enlarged staffroom and reception area, and a new visitor’s entrance with external canopy at Holmer Lake Primary School, Brookside Avenue, Brookside, Telford.

Members were referred to the relevant planning policy, planning history, planning considerations for the application. 

The proposed single storey extension would be to the side of the existing reception and administration offices. The application proposed a distinctive new entrance to the reception area with external canopy. In order to further enhance the appearance of the extension and entrance it was proposed to use cedar panels to surround the new windows and entrance door which would help to emphasise the new extension and create a visual focal point for visitors.  

It was considered that the proposed works would enhance this part of the school building, and would provide a clearly located main entrance and would have little impact on the amenities of the surrounding residential area. The proposals therefore accorded with the established design objectives of relevant local planning policies and were considered acceptable.

RESOLVED – that in relation to planning application W2008/1059 that planning permission be granted subject to the conditions as outlined within the report.

(g)
W2008/1093 – Millbrook Primary School, Grainger Drive, Leegomery, Telford, Shropshire
This application sought permission for the erection of dark green coloured 2.4 metre high palisade security fencing on sections of the boundary of Millbrook Primary School, Grainger Drive, Leegomery, Telford in order to prevent unauthorised access and high levels of anti social behaviour. The existing 2.4m high palisade fencing that currently ran across the school field would be relocated along the boundary of the school field, and new sections of matching fencing would be added to enclose the site. 

The school was situated in a predominantly residential area and the site was bordered by maturing landscaping and hedgerows particularly adjoining Grainger Drive, the main distributor road through this part of Leegomery. 
The Board was referred to the relevant planning policy, planning history and consultation responses as outlined within the report. 

Officers had concluded that the new fence would not be unacceptably visually intrusive and would have little impact on the amenities of the surrounding area, and as a result the proposal was considered acceptable

RESOLVED – that in relation to planning application W2008/1093 that planning permission be granted subject to the conditions as outlined within the report.
(h)
W2008/1094 – Ercall Wood Technology College, Golf Links Lane, Wellington, Telford, Shropshire
This application from sought permission for a 3 bay demountable classroom to be erected at Ercall Wood Technology College, Golf Links Lane, Wellington which was located within a predominantly residential area of Wellington, between Holyhead Road to the north and the M54 motorway to the south. The site consisted of mostly single storey school buildings, with some two storey blocks. 
Members were referred to the consultation responses, planning history and the relevant planning considerations and policy as detailed within the report. It was noted that there were no objections to the proposal.

The demountable classroom would be built on the edge of the school playing field; however, as the majority of the school field would be unaffected by the development and the classroom would be next to three existing demountable units, it was considered that the location of the proposed demountable was acceptable. The proposed demountable classroom would include ramped access, as the playing field was slightly sloping. It was further noted that the playing field would be largely unaffected by the proposal; therefore it was considered that the impact upon amenity would be minimal.

RESOLVED – that in relation to planning application W2008/1094 that planning permission be granted subject to the conditions as outlined within the report.
(i)
W2008/1156 – The Wynde, Coalport Road, Madeley, Telford, 
This Council application sought permission to remediate an area of land-slipped ground, which covered approximately 460sqm situated to the south of a detached dwelling ‘The Wynde’, Coalport Road, Madeley.  
The Board was referred to the ecology report that had been supplied since the preparation of the report and the consultation responses that had been received from the Council’s Geotechnical Engineer, the Arboricultural Officer, the Council’s Ecologist and the Council’s Rights of Way Officer. 
It was reported that the ecology survey had confirmed the existence of a badger sett located 25 metres to the west of the application site; Natural England had confirmed that no Badger Licence was required for these works. The Council’s Arboricultural Officer had also requested that additional conditions should be imposed seeking a tree protection and replacement scheme, in addition to the Council’s Ecologist request for a condition that the proposed works should be supervised by an ecologist.

Members were also referred to the relevant planning considerations and planning policies that were applicable to the application. 

In conclusion it was considered that the proposed remediation works would reinstate the areas of both private garden land and open land which was protected by Green Network policies. Further as the development would have environmental and community benefits, which contributed to the aims of the Green Network, the proposal was in accordance with OL2, OL3 and OL4 of the Wrekin Local Plan. In addition the proposal would also concur with Core Strategy policies CS11 and CS12 by protecting and enhancing open space and the natural environment. Accordingly, it was;  

RESOLVED – that in relation to planning application W2008/1156 that planning permission be granted subject to the conditions as outlined within the report together with extra conditions for the submission of a tree protection scheme and replacement scheme and that the approved works shall be supervised by an ecologist.
PB-51

SITE VISIT
None
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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 7.25 p.m.





Chairman:  …………………………………





Date:  ………………………………………..
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