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Agenda Type : A
W2007/1254 Residential development (Outline planning application)     
Plot E, Pool Hill/Doseley Road, Dawley, Telford, Shrops      
Recommendation Code: OLG
Ward: Dawley Magna
	APPLICANT:
	RECEIVED ON:

	English Partnerships
	03/09/07

	
	

	PARISH
	WARD
	CASE OFFICER:

	Great Dawley
	Dawley Magna
	Kath Whitfield


OBJECTIONS RECEIVED: Yes.

MAIN ISSUES: Policy, highway access, design and site levels, past mining and ground conditions.

PROPOSAL:

This is an outline application for residential development on a plot of land to the east of Doseley Road and north of Pool Hill Road, Dawley.  This site forms one of 4 sites being put forward by English Partnerships.  The application suggests that up to 45 dwellings could be provided on this site with a mix of dwellings and apartments between 2 and 3 storeys in height and including split level dwellings to make best use of the levels of the site. The concept diagram submitted with the application suggests three development platforms be provided.  Two would be served by accesses off Doseley Road and southern area (three dwellings) by private access off Pool Hill.  A landmark building (three storeys high) is suggested at the northern end of the site fronting Upper Pool Hill. Two storey development is suggested for the southern half of the site. All matters are reserved for subsequent approval.

PLANNING HISTORY:

The site has the benefit of 7(i) approval number 236 – Land at Horsehay/Doseley in 1991.  The site is one of a number of plots along Pool Hill Road for which permission was granted by this approval.  It was estimated that the site would be suitable for 4 dwellings.  Large areas to the north and east of Pool Hill Road, to the north-west of the site would be retained as open space/paddocks.

SITE AND LOCATION:

The site is located approximately one kilometre to south west of Dawley Centre and 1.5km from the Town Centre.  It is irregular in shape and bounded to the north by Upper Pool Hill, to the west by Doseley Road and to the south and west by existing dwellings fronting Pool Hill.  There is existing residential development to the south and east of this site with a small area of woodland south of Pool Hill between the site and the development off Duckett Drive.  There are extensive areas of open space to the west of Doseley Road.

The site covers an area of 1.21 ha and slopes steeply from the higher ground to the north and east towards the south.  There is a drop of 14 metres from north to south.  There is existing hedgerows and vegetation around the boundaries of the site that screen it.  At  present access into the site is from Pool Hill Road and the land is used for rough grazing.  There are four mineshafts within the site and a further 2 shafts within 20m of the site.

POLICIES:

In the Core Strategy DPD the following policies are relevant: 

CS1  
- Homes

CS3  
- Telford

CS5  
- District and Local Centres

CS11 
- Open Space

CS15 
- Urban Design

In the Wrekin Local Plan the following saved policies are relevant:

H22
- Community Facilities

UD2
- Urban Design Criteria

T22
- Planning Obligations

OL6
- Open Land

LR4
- Outdoor Recreational Open Space

LR6
- Developers contributions to outdoor recreational open space provision within new 
residential  developments

EH14
- Land Stability

EH7
- Land contamination

EH8 
- Remedial action on contaminated land

The site is shown for housing on the proposals map for the Wrekin Local Plan.

National Planning Guidance is given in:

PPS 1
-Delivering Sustainable Development (including planning and climate change)

PPS 3
- Housing

PPS 9 
- Biodiversity and Geological Conservation

PPG 14
- Development on unstable land

PPS23
- Planning and Pollution Control

CONSULTATION RESPONSES:

The Council’s Leisure & Recreation Officer has requested a contribution of £600 per dwelling to be used to improve/upgrade nearby play provision at Dawley Park in accordance the requirements of policies LR4 & LR6 of the Wrekin Local Plan.  In addition the site is located adjacent to a site that has a long term use as a fairground site with around 4 events per annum.  Existing residents are used to this facility and he is concerned that new residents may object to the noise this use generates.  Any new development should be designed with appropriate measures to minimise noise.  He would like the area to be signed and for new residents to be made aware of the use of this open land to the north of the site.  

Environment Agency have looked at the flood risk assessment and accept the principles proposed to reduce flood risk including the proposals for water attenuation.  This will, however, need to be reviewed when further information is available at the detailed design stage.  Conditions requiring detailed surface water drainage works and surface water run-off limitation are suggested.  In addition the Desk Study report for contamination concludes that further investigation will be required and this should be subject of a condition.  There is also need to protect controlled waters from contamination and a need to demonstrate that the impact of surface water drainage will not impact on the stability of the site.

Shropshire Wildlife Trust recommended a bat survey as they have records of bats in the vicinity.  The bat survey showed that there were no bats on the site.

Environmental Health and Engineering Services have no objections but in view of the  past mining consider that the site may be contaminated. They have recommended conditions requiring a contaminated land study. In addition there are both treated and untreated shafts on the site which will  need to be addressed and appropriate stand-off incorporated into any layout.  There may be problems of disposal of surface water as there are no surface water sewers available and soakaways may not be appropriate because of ground conditions. Surface run-off should not exceed existing green field run-off.

The Council’s Education Department have requested a contribution towards the provision of primary school facilities generated by the development and suggested £53,503 based on their formula.

The Council’s Housing Department have suggested provision be made for affordable housing on the site and requested 30% affordable split as 20% social rented and 10% shared ownership.  Discussions on dwelling sizes and types need to take place.

The Council’s Highways Officer has no objections in principle to the development subject to the provision of two suitable access points off Doseley Road.  Private drives to serve a maximum of 3 dwellings off Pool Hill Road will be acceptable.  A two metre wide footpath should be provided along the length of the site linking to Dawley Centre to the north from Pool Hill Road.  In addition a contribution of .£12,000 towards upgrading and lighting adjoining footpaths to the nearby schools is requested.  

Great Dawley Parish Council has major concerns over the number of new dwellings.  They comment that the site is on a dangerous road on a steep hill with no traffic calming measure.  This road is not designed for additional dwellings.  There may also be issues of flooding of existing properties.

There have been 8 letters from households close to the site and a petition with eleven names objecting to the development.  Cllr Helen Williams has requested that this application be considered by Plans Board so she can put forward local views. The main points of concern relate to the following matters:

· Loss of green space and natural habitat and subsequent affect on wildlife 

· change to the semi-rural character of the area

· Potential loss of privacy to existing dwellings adjacent to the boundary of the site

· Potential noise affecting existing dwellings

· Additional traffic on Doseley Road which is already congested during busy period and is exacerbated by the lack of footpaths and poor street lighting

· Traffic along Doseley Road travels at high speed potentially resulting in dangerous junctions and potential accidents.  Upper Pool Hill Road junction is dangerous and additional traffic will make it worse

· Additional traffic on Pool Hill which is already substandard

· Need for footpath/cycleway along Doseley Road

· Local bus provision inadequate so people would need to use cars

· Treatment of mineshafts could affect stability of the area

· Drainage will need to be upgraded and there may be issues of flooding due to the slope of the land

· Loss of view and loss of value to existing property

· Are additional houses  needed in view of the Lawley development

· House types and apartments do not reflect development in the area

PLANNING CONSIDERATIONS:

This site has the benefit of a S7(i) approval under the New Towns Act which includes several areas for  residential development, one of which is the current application site.  The site does, therefore, have the benefit of an existing extant planning permission though English Partnerships have now agreed to submit new planning applications for all their undeveloped sites to take account of recent changes in legislation and government guidance.  

Policy CS1 of the Core Strategy seeks to provide 1330 homes per annum up to 2011.  The majority to these will be provided within Telford (policy CS3).  Policy CS5 requires new housing development within the District Centres or on sites highly accessible to these centres.  

The site lies within an area allocated for residential development within the Wrekin Local Plan and is adjacent to areas of Green Network (policy OL3 of the Wrekin Local Plan) to the north and east of the site.

The site lies about 1 km south-west of Dawley Centre. There is the regular amberline  bus service within 400m along Manor Road to the east of the site. The site can, therefore be considered to be accessible to a District Centre as required by policies CS 5 of the Core Strategy. 

The site covers an area of approximately 1.21ha.  It is a steeply sloping site with the highest parts to the north and east.  It will require substantial earthworks to provide suitable development platforms. There may, as a result, be issues of slope stability that will need to be addressed.  Any development will need to take account of the sloping nature of the site and the applicants suggest that split level dwellings will be appropriate on parts of the site.  

A desk top study has been carried out in accordance with policies E7,  E8 and E14 of the Wrekin Local Plan which has looked at the potential issues of land contamination, shallow mining, existing mineshafts on the site and land stability. There are four mineshafts within the site and two close to the site which will restrict the area available for development. These shafts have been plugged but not capped and it will be necessary to provide an appropriate stand-off.  As this is an area of shallow mineworkings and there was a former gasworks on the site there may well be some associated land contamination and further investigation including gas monitoring will be necessary.  There is also radon gas on the site and protective measures will be necessary. This will be a difficult site to develop in terms of ground conditions and land stability but it is considered that, subject to appropriate remediation, including treatment of the mineshafts, and earthworks to create development platforms most of the site can be developed.

The Highways officer considers that the existing road network can accommodate the development.  He has accepted that access to the site can be provided off Doseley Road with two new junctions.  A maximum of three dwellings can be served by private drives off Pool Hill Road to the south.  This will result in the loss of part of the existing hedgerow along Doseley Road and along the southern boundary of the site. In addition the developer will need to provide a 2 metre wide footpath along Doseley Road as part of any development to link the development to the existing footpath network to Dawley centre and has agreed a contribution of £12,000 for improvements to the footpaths to the nearby primary and secondary schools.

In terms of drainage the site is likely to be unsuitable for use of soakaways. Other methods to reduce surface water flows will be required before it enters the sewers in Duckett Drive.  In addition the flood risk assessment suggests that some form of intervention may be required to limit surface water from outside the site particularly to the north.  Surface water drainage issues will need to be carefully considered at reserved matters stage. There are foul sewers in Duckett Drive.

The applicants have submitted an urban design concept plan as required by policy UD2 of the Local Plan.  The applicants have suggested that up to 45 dwellings could be provided on three development platforms including some three storey apartments. This will give a density of 37 dwellings per ha. The presence of mineshafts is a constraint to development particularly at the northern end of the site which will be retained as open space. The apartments will be located towards the northern end of the site to take advantage of views to the south. On the middle platform there could be some split level dwellings to respond to the changes in levels of the site. At the southern end of the site development will be two storey to reduce the impact on existing properties along Pool Hill Road. There is a mix of house types in the area and development up to three storeys in height is felt to be acceptable. The development areas will be linked by a footpath running north to south.  It is considered that the suggested layout will provide an appropriate and acceptable response to the constraints of the site and opportunities provided.  

In order to meet the requirements of policies LR4 and LR6 of the Wrekin Local Plan requiring all developments to make provision for recreational facilities the applicants have agreed to pay a contribution of £600 per dwelling towards off-site play facilities. 

Contributions to the provision of affordable housing and education have been agreed.  As a result the difficult ground conditions and cost of remediation 22.5% affordably housing has been agreed.   In addition £53,503 has been accepted as the appropriate contribution to offset the impact of the development on primary school education.  

On balance it is considered that the site is suitable for residential development.  This is will not be an easy site to develop and care will be needed to ensure that appropriate account is taken of the levels, mineshafts, potential contamination, highway requirements and drainage.  These issues can be covered by appropriate planning conditions.

RECOMMENDATION:  Subject to the applicant/owner entering into a Section 106 agreement to provide a financial contribution to off-site outdoor recreational provision, education facilities, improvements to the footpath and 22.5% affordable dwellings then delegated authority be granted to the Head of Planning to GRANT OUTLINE PLANNING PERMISSION subject to the following conditions:  

1.
a1
Standard Outline

2.
a2
Submission of reserved matters

3.
b10
Submission of reserved matters

4.
b11.
General details required

5.
b12
Environmental Survey 

6.
b23
Landscape Design

7.
b30
Road Design - amended – to include provision of a 2 metre  footpath along 
Doseley Road, road drainage to a suitable outfall

8.
b50
Foul and Surface water drainage including surface water run-off limitation

9..
b46 
Slope stability 

10.
b44
Contaminated land (amended)

11.
b43
shafts treated

12.
b42 
shafts untreated

13.
b33
on site construction to include site environmental management plan.

14.
Non Standard Environment Agency condition re piling and foundation design

15.
Non Standard Environment Agency condition re no infiltration of surface water drainage into the ground.

16.
b41 
Shallow mineworking

17.
b42
Shafts untreated 

18.
Non Standard – The reserved matters application shall be broadly in 
accordance with the layout in the Urban Design Concept Plan received on 24 
September 2008.

19.
Non Standard – no more than three dwellings to be served off Pool Hill Road

20.
Design of dwellings at northern end of the site to provide noise mitigation from the 
adjoining land used as a fairground site.

REASONS FOR APPROVAL:

This site benefits from an existing planning permission under the New Towns Act for residential development and is an allocated site for residential development in the Wrekin Local Plan.  The Local Planning Authority considers that the development of this side is in keeping with the requirements for new housing development as set out in the Core Strategy Development Plan and the saved policies of the Wrekin Local Plan. This is a difficult site that will require substantial works to enable it to be developed.  The submitted concept plan respects the character of the surrounding area and will result in an appropriate development that will respect the character and appearance of the area.  Contributions have been agreed towards off-site recreation facilities, primary school provision, affordable housing and footpath improvements. 
--------------------------------------------------------------------------------------------------------------
Notes

Agenda Type : A
W2008/1006 Demolition of existing block of flats and construction 9 new houses and new block of 11 flats with associated access road and parking ****** Amended Plans Received ******   
Former Windsor Flats, Arleston Lane, Wellington, Telford, Shropshire.     Recommendation Code: FG
Ward: Arleston XE "W2008/1006 Demolition of existing block of flats and construction 9 new houses and new block of 11 flats with associated access road and parking ****** Amended Plans Received ******   Former Windsor Flats, Arleston Lane, Wellington, Telford, Shropshire.     Recommendation Code\: FG - Ward\: Arleston" 
	APPLICANT:
	RECEIVED ON:

	Wrekin Housing Trust
	01/09/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Wellington
	Arleston
	Shawn Fleet


OBJECTIONS: No.
MAIN ISSUES: 

Principal of development, character and appearance of the buildings and loss of trees.

PROPOSAL:

This application is for the demolition of the existing Windsor flats which comprised of 21 properties of either one or two bedrooms and the redevelopment of the site for a combination of 11 two bed flats, 3 3-bedroom houses and a 4-bedroom house to provide a total of 20 units.  In addition, revised access arrangements and parking facilities on site are to be provided.  
SITE AND SURROUNDINGS:

The site is located close to the Bucks Head junction on the main Bennetts Bank road into Wellington.  The site is currently occupied by a single existing block of flats which covers the majority of the site with the remainder of the land put over to parking use on the western boundary and an informal area of recreation space on the eastern boundary. Access to the site is reached off Arleston Lane to the south. 
The land to the east rises steadily away from the existing building with a number of trees forming a substantial belt of planting on top of the bank.  The difference in ground levels between the development site and the top of the bank is approximately 5.0 to 6.0 m.

The surrounding area to the east and south is predominantly residential with a small estate of bungalows off Hornbeam Close abutting the site. On the opposite side are six dwellings which front onto Arleston Lane and on the opposite side of the road is a builder's merchants. To the north lies the TCAT college campus and the Bucks Head public house.
To the north east of the development area directly abutting the site is an old British Telecom exchange site.  This is occupied by a small service building to the south of the plot of land and a large area of open land to the front which is approximately 20m in length. The building is disused.

HISTORY:

None.

PLANNING POLICY:
National Planning Policy

PPS1: Delivering Sustainable Development

PPS3: Housing

Wrekin Local Plan

UD2: Design Criteria

H6: Windfall Sites in Telford & Newport

H22: Community Facilities

H23: Affordable Housing

LR6: Developers Contributions to Outdoor Recreational Open Space Provision Within New Residential Developments

CONSULTATION RESPONSES:

Wellington Town Council: No objections.

Severn Trent Water: No objection to the scheme, subject to a condition in respect of drainage details being provided including sustainable drainage principles.

The Council’s Ecological Officer: Sufficient ecological information has been provided to demonstrate that the development will not have an adverse effect on legally protected species and no further ecological information is required.

The Council’s Highways Engineer: Initial comments raised concern on a number of matters. Firstly, comment was made in respect of the location of refuse and recycling facilities and lack of turning facilities for waste collection vehicles on site. Comments about the limited level of parking provision and connections through to Bennetts Bank for pedestrians have been made and also the narrow nature of the service road which limits the passing of vehicles within the site.  Following amendments to the scheme put forward by the applicants, these concerns have now been addressed and given the proximity of Arleston Lane to the junction with Bennetts Bank, the requirement for a pedestrian link through to the main road is no longer required.

The Council’s Engineering Services: No objection in principal although details of foundations to be approved prior to determination of the application.

The Council’s Pollution Control Officer: No objection in principle subject to a condition relating to contaminated land given the historical use of the site.
The Council’s Outdoor Recreation Officer: Concern raised over the loss of the provisional play space detailed on-site in the original drawing which was removed to facilitate additional parking. However, subject to the provision of a section 106 agreement to provide appropriate facilities offside the scheme is accepted.

The Council’s Arboricultural Officer: Although the scheme involves the loss of some trees to facilitate parking, these are not considered to be particularly good or worthy of attention.  As there appears to be space within the development site for a replacement trees to be planted as compensation it is recommended a suitable landscaping scheme be submitted to provide compensatory planting is part of the development.

PLANNING CONSIDERATIONS:

In the first instance, it is felt that the proposed development is in accordance with general national and local planning policies in that the development is on a site that is already occupied by a block of flats and is therefore considered to be previously developed land.  
The next issue of consideration is the character and appearance of the development especially given that the site is identified as being on one of the major development corridors through the Borough as identified in Policy UD6 of the Local Plan.  This policy seeks to ensure that any development is of an appropriate scale and form and utilises materials that respect the area. It also seeks to ensure landmark and focal point sites are developed to enhance the character and appearance of an area.  In addition boundary treatments and landscaping are also seen as matters of significance to ensure that the form of any development undertaken on the site enhances the wider area. Policy UD2 of the Local Plan and the guidance in PPS1 and PPS3 go on to emphasise the importance of design particularly in prominent locations and the need to protect the character and amenity of an area and residential amenity levels.
The current built form on the site consists of the block of flats that runs from Bennetts Bank to the north to Hornbeam Close to the south. The elevation facing Bennetts Bank is a particularly unattractive facade comprising of a three-storey building with a flat roof and little or no architectural features other than the window themselves and a brick course in-between first and second floors.  The impact of the building was lessened somewhat in the past by a line of trees that sat at the front of the site however these have now been removed and the building immediately fronts the road with no screening.  
The proposed elevation to Bennetts Bank presents an asymmetrical designed property rising to four storeys on the eastern end and down to a three-storey structure closer to the traffic lights on the western side.  In addition, there will be infill panels between the windows and the central service well is to be in-set slightly helping to break up the massive brickwork at the front. The walls are to be a combination of light buff brick, off-white render and cedar panels and there is to be a sedum roof. This combination is felt to provide visual character to the property which will complement the character of the area.
The layout optimises the number of apartments that can be facilitated on the site whilst at the same time minimising the impact to the neighbours on the western boundary.  This design approach, provide some notable mass and significant development facing Bennetts Bank whilst at the same time not providing the form of developments that would be difficult to blend into should the houses on the corner of Arleston Lane and Bennetts Bank brought forward adjacent to the development at a later date.  In this respect therefore, it is felt that the proposal complements policy UD6 and the corridor designation fronting the site.

In respect of the other elevations fronting the public domain, there are three dwellings that face Hornbeam Close and Arleston Lane towards the south which have a main entrance into the estate for parking.  The revised plans for the site now show entrances with gateway fronting Hornbeam Close so that the properties respect the street scene and this arrangement is felt to be acceptable.  Given the boundary treatments to the east and west, the site is relatively independent from its neighbours on either side and will not have a detrimental impact on the character of the area.

In respect of the BT building, discussions have been undertaken between the owners of the two sites to consider bringing the BT building into the application area. However, at the time of writing the Officers report, the owner of the building does not wish to partake in a joint proposal for the site and the site remains therefore excluded.  Should the BT building come forward for a development at a later date, the arrangement of the site layout is such that the land can be used as amenity space for residents.

As part of the development proposal, the parking arrangements have been amended to include extra parking spaces to the eastern side of the site.  This involves cutting in to the adjacent bank and the removal of some of the trees above.  The Council’s Arboricultural Officer has considered the proposals and has commented on the state of the trees. They are not seen as being of any particular value and a landscaping scheme to plant replacements would be appropriate.  This is felt to be acceptable and will address the loss of the trees on the corner.
The Council's Geotechnical Officer has inspected the plans and whilst they have no objections to the proposal in principle have suggested that the details of the foundations be submitted before determination.  Given that the site had already has a significant building on site, it is felt that this matter can be sufficiently addressed through a predevelopment condition. 

RECOMMENDATION:

Subject to the applicant entering into a Section 106 agreement to provide financial contributions towards outdoor recreation provision then delegated authority be granted to the Head of Planning to GRANT PLANNING PERMISSION subject to the following conditions:

1.
A3 
Full with no reserved matters

2.
C118 
Development in accordance with submitted plans

3.
B15 
Sample of materials

4.
B17 
Sample brick panel

5.
B18
Details of windows and doors

6.
B19
Details of enclosure

7.
B25
Landscape management plan

8.
B26 
Landscape maintenance

9.
B33 
On-site construction

10.
B34 
Mud on road

12. 
C104 
Drainage including water attenuation measures

14.
C80
Landscape implementation

15.
C85
Access prior to other operations

16.
C86
Car Parking

17. Non Standard - Before the proposed development is brought into use, the associated access, parking, turning and service areas shall be formed in a bound surface and thereafter retained for those purposes.

18. Non Standard -The junction with the carriage way shall be formed as a dropped kerb and footway crossing rather than as a kerbed entry.

19. Non-Standard – Prior to the commencement of development details shall be submitted to, and approved in writing by, the PLA in respect of the design of the foundations and retaining walls to be used on site.

INFORMATIVES

1. SIE22 – Conditions

2. SIE26 – Reasons

3. SIA6 – S106 Agreement Required

REASONS FOR APPROVAL:

The proposed housing development is acceptable as it constitutes the redevelopment of a previously developed site within the urban area.  The traffic movements generated by the development can be accommodated without any detriment to highway safety.  The scale, mass and design of the proposal are acceptable and in keeping with the character of the local area.  There will be no adverse impact on residential amenities. A section 106 agreement will secure financial contributions for outdoor recreation space.

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

Agenda Type : A
W2008/1033 Change of use of former Public House to 6no. flats, erection of 2no. semi-detached houses, erection of new block containing 4no. flats and associated external works   
Pear Tree Bridge Inn, Holyhead Road, Oakengates, Telford, Shropshire.     Recommendation Code: FG
Ward: Ketley & Oakengates XE "W2008/1033 Change of use of former Public House to 6no. flats, erection of 2no. semi-detached houses, erection of new block containing 4no. flats and associated external works   Pear Tree Bridge Inn, Holyhead Road, Oakengates, Telford, Shropshire.     Recommendation Code\: FG - Ward\: Ketley & Oakengates" 
	APPLICANT:
	RECEIVED ON:

	Bebbs Building Co Ltd
	05/09/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Oakengates
	Ketley & Oakengates
	Phil Baker


OBJECTIONS RECEIVED: Yes.

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

THE SITE AND THE PROPOSAL:
This planning application comprises:
(a) the conversion of the former Pear Tree Bridge Inn in Holyhead Road, Oakengates, to 6 one-bedroom flats, 
(b) the erection of a pair of two storey two-bedroom semi-detached houses, to the rear of the public house, and facing Dukes Hill,

(c) the erection of a three storey apartment block containing four two-bedroom flats, to the side of the public house.

The application site comprises the former public house, its beer garden to the rear, and its car park at the front.

The site, which lies on the corner of Holyhead Road and Dukes Hill, is bounded by a dance school to the east and existing residential development to the south.

The conversion of the public house will entail mainly internal alterations. The only major external change is the introduction of a pitched roof over an existing flat roof. Two small porches have also been added to the building.

The two semi-detached houses facing Dukes Hill will fill an existing gap in the street frontage. They have been designed to reflect the type and style of the adjoining terraced houses along this road. No vehicular access has been provided along Dukes Hill.

The three storey apartment block contains 4 garages on the ground floor, and 2 two-bedroom flats on both the first and second floors.

Each of the one-bedroom flats has a small amenity and bin storage area. The two houses and the four two-bedroom flats have their own private rear garden areas.

The 11 parking spaces will be provided at the front of the site, which together with the 4 garages, will accommodate the parking requirements of the whole development. All the parking provision will use one point of access onto Holyhead Road. A pedestrian path will link the two new houses with the parking area.

Low brick walls will be provided along the back edge of the pavements to both Holyhead Road and Dukes Hill to give a sense of enclosure and privacy. Where possible, shrub planting will be included to soften the edges of the hard paving and parking areas at the front of the site.

A Wildlife Survey report found no evidence of bats or barn owls within the former public house, and no other protected species were located in the surrounding area.

CONSULTATION RESPONSES:
One letter of objection has been received from a local resident. The grounds of objection relate to loss of light; increased noise and disturbance; more traffic; parking problems; increased drainage problems; and more anti-social behaviour problems.

The Town Council have objected to the application on the grounds of overdevelopment of the site; inadequate parking provision; and encroachment onto the pavement at the Holyhead Road/Dukes Hill junction.

The Council's Highways Engineer has no objections to the proposed development subject to an agreement that secures a contribution of £5,000 from the applicant which would be used to implement a Traffic Regulation order and associated double yellow lining across the site frontage 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. He also wishes to impose a condition relating to the surfacing of the access, parking spaces and turning areas in a bound material.

PLANNING HISTORY:
A planning application to convert the public house into 6 flats (ref: W2008/0663) was withdrawn before being determined. Another application to erect two apartment blocks containing a total of 8 dwelling units (ref:W2008/0665) was also 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:

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

The applicant claims that the public house was closed over six months ago because the business was not viable. The brewery subsequently put the empty building up for sale on the open market. There are however several other public houses within walking distance of the application site, and Oakengates District Centre is only 600 metres away. Hence the loss of this community facility is not an issue in this instance.

The application site has become rather untidy over the last few months and it is considered that the proposed development would substantially enhance is appearance, and would greatly improve the street scene.

It is felt that the proposed residential development of conversion and new build, and providing a mix of flats and houses, 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 pair of semi-detached houses will fill the gap behind the former public house and will look appropriate in the context of the street scene. 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 a total of 15 parking spaces on the site is felt to be acceptable for 12 units (six of which are one-bedroom flats) considering the type of accommodation to be provided and the relative proximity of Oakengates Centre. 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. The three elements of the overall scheme, namely the conversion of the former public house into 6 flats, and the erection of a pair of semi-detached houses and a block of 4 flats, will greatly enhance the appearance of a site that has been disused and neglected over the last few months. The design and appearance of both the converted building and the new dwellings 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 applicant 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, the GRANT PLANNING PERMISSION, subject to the following conditions:
1. A3 
- Full permission 
2. C120 
- Amended plans 
3. B15 
- External materials 
4. B41 
- Shallow mineworkings 
5. B44a 
- Contaminated land 
6. B50 
- Foul and surface water disposal 
7. Hard surfacing materials 
8. B19 
- Boundary treatments 
9. B23 
- Landscaping scheme 
10. C80 
- Implementation of landscaping

REASONS FOR APPROVAL:

The application site is unallocated in the Wrekin Local Plan and lies within a predominantly residential area within the built-up urban area of Telford. The proposed development would enhance the site, greatly improving the street scene, and 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 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
W2008/1038 Erection of a modular building to provide a GP surgery facility and formation of associated car parking    
Land adjacent to, Princess Royal Hospital, Apley Castle, Leegomery, Telford, Shropshire.     
Recommendation Code: FG
Ward: Apley Castle XE "W2008/1038 Erection of a modular building to provide a GP surgery facility and formation of associated car parking    Land adjacent to, Princess Royal Hospital, Apley Castle, Leegomery, Telford, Shropshire.     Recommendation Code\: FG - Ward\: Apley Castle" 
	APPLICANT:
	RECEIVED ON:

	Telford & Wrekin NHS Trust
	04/09/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Hadley & Leegomery
	Apley Castle
	Phil Baker


OBJECTIONS RECEIVED: Yes.

MAIN ISSUES:  Design, Appearance, Access, Parking, Green Network.

THE SITE AND THE PROPOSAL:

This application relates to the erection of a temporary modular building that would be used to provide a GP surgery facility on land adjacent to the Princess Royal Hospital in Telford.

When originally submitted the application was titled an “Urgent Care GP surgery”. It has now been clarified that the facility would be a ‘Walk in” GP surgery, which would have no association or connection with the Princess Royal Hospital, although access to the surgery would be through the hospital grounds and 30 new car parking spaces would be provided next to the building. It is intended that the surgery will have a patient list of approximately 5-6,000 patients and would provide full primary care services.

The Telford and Wrekin Primary Care NHS Trust manages the provision of primary healthcare services within the Telford and Wrekin area. The PCT has identified key areas within the community where there is currently an under provision of medical centres and which would benefit from the provision of new surgeries. The Leegomery/Apley area has been recognised as an ‘under doctored’ area. 

It is envisaged that the temporary surgery would be required for a maximum of 6 years. In the meantime the Telford and Wrekin PC Trust will be reviewing the local North Telford area for alternative sites that will accommodate a permanent home for the practice. The applicant has confirmed that at the end of the 6-year period the building would be demolished and the land reinstated to its present condition.

The building, which would comprise a demountable modular single storey building built on lightweight removable pad foundations, would contain three consulting rooms, treatment rooms, various offices, and ancillary facilities.

The timber framed building would be clad with 9mm plywood and painted to give a rendered finish. The building, 38.5 metres long, 9.75 metres wide and 3 metres high, would be located on a fairly flat grassed area to the north west of the hospital. The site would be screened from the surrounding area by a mature hedge along Whitchurch Drive and by mature trees to the south.

CONSULTATION RESPONSES:

The Shrewsbury and Telford Hospital NHS Trust fully supports the proposal.

The Parish Council has objected to the originally described proposal because it believes that this is not a suitable location in terms of benefit to the community, for the following reasons:

· It would result in lower usage of the Accident and Emergency Unit at the Princess Royal Hospital which could ultimately threaten the future of the A and E Unit itself

· The surgery would be some distance from the nearest bus stop and bus services in this area have recently been reduced. Pedestrian access is also limited. The predominant means of access would therefore be by car, which will increase congestion and pollution

· A surgery catering for 5-6000 people would put further pressure on the already stretched parking facilities on the site

The Parish Council therefore believes that the proposal does not contain significant community benefits that justify locating this facility within an area designated as Green Network on the Wrekin Local Plan.

The Council’s Leisure Services Portfolio has stated that the application site is located within an area designated as Green Network on the Local Plan. Although there may be a community gain associated with the proposed development there would be no environmental benefits. It is therefore suggested that to compensate for this loss of open space consideration should be given to requesting a financial contribution from the applicants that would be used to enhance the adjacent Silkin Way and Apley Castle Park. 

PLANNING HISTORY:

There is no planning history relating to this particular part of the Princess Royal Hospital grounds. However, a similar facility to the one comprising the current application was approved on another site to the south of the hospital in 2006. The applicant has confirmed that this 2006 scheme has now been abandoned.

PLANNING POLICY:

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

Wrekin Local Plan

LR1 – Provision of community facilities

OL4 – Development in the Green Network

LDF Core Strategy

CS10 – Community facilities

PLANNING CONSIDERATIONS:

The application site is designated as Green Network in the Wrekin Local Plan. Policy OL4 states that the Council may permit development in the Green Network provided that the proposed development demonstrates that:- (a) there are exceptional circumstances; (b) it contributes or is complementary to the aims of the Green Network; (c) environmental and community benefits are an integral part of the proposal.

The applicant has stated that they have attempted to find a site for a new GP surgery in the Apley/Leegomery area which would be in a more central and accessible location, but without success. It is unfortunate that this site lies on the periphery of the Apley/Leegomery residential areas, but it is considered that this site is an acceptable location for a temporary surgery for a limited period of time whilst a more permanent site can be found. The application site lies relatively near to a regular bus route, adequate parking can be provided, and it would have only a limited impact on the character and appearance of the surrounding area.

Now that it has been established that the facility will only be a GP surgery it is felt that it would not have an adverse effect on the viability of the A and E Unit at the nearby hospital.

It is considered that the application does comply with Policy OL4 of the Wrekin Local Plan and Policy CS10 of the LDF Core Strategy by virtue of providing essential community services and benefits to the people of Apley/Leegomery. The fundamental integrity of the Green Network would be preserved as the existing grassed area around the application site would be retained. 

The applicant will be encouraged to make every effort to find a permanent location for the surgery, and at the end of the 6-year period for this temporary facility the Council will expect the building to be totally demolished and the land reinstated to its present condition.

RECOMMENDATION:  GRANT PLANNING PERMISSION subject to the following conditions:

1. A5 – Temporary permission for 6 years

2. C86 – Car parking

3. D138 – Restrictions on use

REASONS FOR APPROVAL:

It has been established that this is an ’under doctored’ area of Telford. The application site is an acceptable location for a temporary surgery whilst a more permanent site can be found in the Apley/Leegomey area. The site lies relatively near to a regular bus route, adequate car parking can be provided, and it would have only a limited impact on the character and appearance of the surrounding area. The application complies with the relevant policies in statutory local plans by virtue of providing essential community services and benefits to the people of Apley/Leegomery.

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

Agenda Type : A
W2008/1147 Erection of demountable following relocation from Old Park Primary School     
Sutherland School, Gibbons Road, Trench, Telford, Shropshire.     
Recommendation Code: FG
Ward: XE "W2008/1147 Erection of demountable following relocation from Old Park Primary School     Sutherland School, Gibbons Road, Trench, Telford, Shropshire.     Recommendation Code\: FG - Ward\:"  Wrockwardine Wood & Trench
	APPLICANT:
	RECEIVED ON:

	Telford & Wrekin Council
	06/10/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Wrockwardine Wood
	Wrockwardine Wood & Trench
	Andrew Mackriell


OBJECTIONS RECEIVED:  None.

MAIN ISSUES:  Visual impact of the demountable building in the surrounding area.

THE PROPOSAL:

The application is to site a demountable building on the car-park adjoining the Sutherland School.

SITE AND SURROUNDINGS:

The Sutherland School and College campus comprises a number of buildings and associated playing fields situated in a predominantly residential area.  The demountable would be situated on the car-park on the west side of the main school buildings where there is vehicular access from Woodhouse Crescent.

PLANNING POLICY:

Core Strategy Development Plan Document Policy CS15 

CONSULTATION RESPONSES:

To date no responses have been received.

PLANNING CONSIDERATIONS:

The demountable building is required to provide accommodation for an exclusion unit at the school.  The building would be single storey, timber framed and clad in cedarwood.  The appearance would be acceptable, and the proposed site for the building would result in little significant impact on the amenities of the adjoining residential area.

RECOMMENDATION: GRANT PLANNING PERMISSION for a temporary period of five years subject to the following conditions:

1. Temporary Planning Permission

REASONS FOR APPROVAL:

Subject to a temporary planning permission the demountable would be an acceptable addition to the school site, which would not have a significant detrimental impact on the amenities of the surrounding area. 

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

