
PLANS BOARD

Minutes of a meeting of the Plans Board held on Wednesday, 21st May, 2008 at 6.00 p.m. in the Civic Offices, Telford

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

ALSO PRESENT:
Councillor A.J. Eade for planning application W2008/0327 and Councillor J.A. Dixon (on behalf of Councillor A. Lawrence) for planning application W2008/0386.
PB-110
MINUTES

RESOLVED – that the minutes of the meeting of the Plans Board held on 30th April, 2008 be confirmed and signed by the Chairman.

PB-111
APOLOGIES FOR ABSENCE
None 
PB-112
DECLARATIONS OF INTEREST
None 

PB-113
PLANNING APPLICATIONS FOR DETERMINATION

(a)
W2008/0246 – The former Gower Street Youth Centre, Gower Street, St Georges, Telford
This application related to the proposed conversion of the former youth centre in Gower Street, St Georges, to 7 residential dwellings, and the erection of 6 new houses within its grounds. The new development would also comprise 3 terraced units facing onto Albion Street and another 3 terraced houses facing onto Walker Crescent. Members were informed that the vehicular access into the site for the 7 converted units and the 3 houses facing Albion Street would use the existing access off Gower Street. The other 3 houses would have their own accesses off Walker Crescent. Car parking would mainly comprise communal parking at the front of the youth centre building, although the Walker Crescent houses would have their own individual parking facilities. All the dwelling units would have adequate sized gardens at the rear of the properties and additional landscaping would be provided around the roadside boundaries of the site.

The Board was advised that the building was originally built as a hospital in 1873 by the Lilleshall Company and was a fine example of a mid-Victorian public building. Although not a Listed Building it had been identified as a Building of Local Interest, as outlined in Policy HE25 of the Wrekin Local Plan.
The Board was further advised that since the application was submitted the design of the new units had been amended and improved in order to take into account the opinions of local residents, and to further reflect the character and appearance of the surrounding area. In particular, they had been reduced in height and size, and the form and shape of the windows and doors were now more in keeping with the architectural features of the adjoining residential area.

An additional letter of objection had been received and members were verbally advised of its content, including that residents had apparently not received notification of the amended plans.  Officers confirmed that letters had been sent out.

Members were informed of the consultation responses that had been received as detailed within the report. No objections had been received from the Parish Council; the Council's Highways Engineer subject to a condition stipulating that the access, parking, turning, and servicing areas were constructed in a bound material, not with gravel or loose chippings; the Council's Environmental Health Officer and the Council’s Education Officer. The Board were further informed that the Council’s Outdoor Recreation Officer also had no objections. However, a sum of £75,000 would be made available by Asset and Property Services to provide an alternative youth facility to serve the local community.

Members were advised of the relevant planning history, planning polices and planning considerations as outlined within the report.
Officers had concluded that the former youth centre building was of considerable historic interest and townscape value in St Georges and that its conversion to residential use was not only the most appropriate alternative use for the building, but also preserved its integrity and character in the most sympathetic manner. The building would lend itself well to being converted into 7 residential units and the majority of its existing and distinctive architectural features would be retained and incorporated into the new dwellings. The new dwellings, as amended, would be appropriate and could be accommodated on the site.
Members welcomed the scheme and the sympathetic designed conversion of this building which would see the building returned to use. Members also welcomed the confirmation that £75,000 from the proceeds of sale of the land would be used for the future provision of youth facilities.

RESOLVED – that with respect to planning application W2008/0246 that planning permission be granted subject to the conditions as outlined within the report.
(b)
W2008/0327 – Honnington Grange, Land adjacent to Kynnersley Drive, Lilleshall, Shropshire
This outline planning application related to the erection of a 16,000 bird free-range egg laying unit on land to the south of Kynnersley Drive, Lilleshall.  It was proposed that access to the site would be along the existing 400 metre long hard-cored road from Kynnersley Drive. The proposed purpose built poultry unit would be 116 metres long by 18.3 metres wide and would have an eaves height of 2.4 metres and a ridge height of 5.4 metres. The external materials of the building would comprise timber weatherboard walls and a polyester coated profile sheeted roof. Immediately adjoining the unit would be 16 hectares of grassland for the chickens to roam around during daylight hours.

The local ward member, Councillor A.J.Eade addressed the Board who spoke on behalf of local residents within the vicinity of the application site. He expressed concerns in connection with the proposal concerning the size and mass of the proposed building; proximity to residential areas, that the building dwarfed other rural buildings within the locality and that the scale of the proposed operation was too extensive for this particular area. He also voiced concerns in relation to the chicken waste products outside on the ground that would lead in particular in dry weather to unwanted smells, particulates escaping into the atmosphere, and increased proliferation of vermin and flies. He also stated that the local residents were also concerned in connection with the proposed highway access to the site as it was considered that the access road was very narrow and that there were only informal passing places that would not be able to accommodate the anticipated traffic.

Members were referred to the various consultation responses that had been received as detailed within the report, together with the relevant planning policy and considerations that were relevant to the application.  

During consideration of the application a number of members expressed concerns in connection with the size, scale and location of the proposed premises and the adverse effect that would be apparent on the visual amenity and the character and appearance of the landscape. Members were also concerned with the excessive traffic movements over and along the proposed access route together with the increased proliferation of flies and vermin within the locality as a result of the proposed use of the site. 

Accordingly, it was;
RESOLVED – that in respect of planning application W2008/0327 that outline planning permission be refused on the grounds that the size, scale and location of the proposed building would adversely affect the visual amenity and the character and appearance of the landscape. 
(c)
W2008/0386 – Land to the rear of Charleroi, Wellington Road, Muxton, Telford, Shropshire 
The proposal was for outline planning permission with all matters reserved for the erection of a dormer bungalow in the rear garden of Charleroi, an existing residential dwelling on Wellington Road, Muxton with proposed access to the west of the existing property. Members were informed that this application was a revised submission of a previously refused application for a dwelling that had its access and driveway to the east of Charleroi.
Councillor J.A.Dixon addressed the Board on behalf of the applicants in the absence of Councillor A.Lawrence who could not attend the meeting. He requested that the Board should demonstrate fairness in connection with this application. He provided examples of other similar developments that had been allowed within the Borough in previous years. He also stated that the applicants were quite willing to reduce the size of the property in order to enable it to fit within the application site.
Members were informed of the various consultation responses that had been received as detailed within the report together with details of the relevant planning policies, planning context and guidance and planning considerations of the application as outlined in the report.

The Board was further informed that following the refusal of the previous scheme, the applicant had submitted supporting information identifying other properties which had been granted planning permission on former garden land on other sites in the Borough (the applicant’s submission of examples was passed around to Members). Officers advised that whilst some of these examples demonstrated that some backland development had been allowed, all planning applications had to be considered on their individual merits within in the context of local and national policy. In addition, developments had to be considered in relation to their setting, location, context and character of each site, and hence direct comparisons could not be made between the sites identified and the proposed site.

Some of the sites identified by the applicant were larger than the proposed site which would allow more adequate amounts of amenity space, or have a different relationship to existing built development so as to better reflect the character of the prevailing development pattern in the area or would not cause overlooking or loss of privacy to adjacent properties. The applicant had also cited examples of extensions to existing properties which could not be treated in the same manner as new dwellings. Also some permissions were historical and were originally granted as far back as in the 1980’s but had been subsequently renewed. They were all of a different nature, context and setting, and so it was not possible to make direct comparisons or to regard these as setting precedents for this proposal. 

In conclusion it was considered that the erection of a dwelling in the rear garden would be an uncharacteristic form and pattern of development for this locality. In addition, the amount of amenity space provided would be inadequate and the size of the plot too small and out of character with prevailing and surrounding plot sizes. The small amount of amenity space also placed the proposed dwelling in close proximity to adjoining property boundaries which would adversely affect their amenities. Therefore officers considered the revised application to be unacceptable. 

RESOLVED – that in respect to planning application W2008/0386 that planning permission be refused on the grounds that the Local Planning Authority considered that the proposal would constitute an undesirable form of backland development, which did not reinforce local distinctiveness, respect or enhance the character and appearance of the local environment, or relate positively to the context. Furthermore, there would be insufficient private amenity space which would adversely affect the amenity of adjoining properties.  Accordingly the proposal was contrary to Policies UD2 and H6 of the Wrekin Local Plan 1995 – 2006 and guidance in national Policies PPS1 and PPS3.
(d)
W2008/0426 – Ketley Brook Roundabout, Whitchurch Drive, Wellington, Telford, Shropshire
The Board considered this proposal which sought advertising consent for the erection of 4no. freestanding non-illuminated advertising boards 1200mm x 500mm raised by 400mm on twin poles, on the Ketley Brook Roundabout. The roundabout was situated on the roundabout junction of Holyhead Road and Whitchurch Drive, Wellington. 
It was noted that the Council’s Highways Engineer had raised no objection to the proposal subject to the placing of 3 conditions relating to the sizes and positioning of the sign. It was further reported that the Parish Council had objected to the proposal on the grounds that the advertisements would lead to a proliferation of signage and road safety.

Members were reminded that various signs to promote local businesses had been installed at several roundabouts in Telford and Wrekin as part of the Telford and Wrekin Community Sponsorship scheme. The signs were considered generally acceptable where they would not result in visual clutter or a distraction to highways users. In this regard, the Highways Engineer had raised no objections to the advertisements. The signs were an adequate size for the island and were therefore acceptable. In answer to a question raised by a Member who sought clarification as to whether there were any existing signs on this particular roundabout an extra condition was proposed which would control the actual number of the signs to a maximum of four, if the application was approved. 
RESOLVED – that in relation to planning application W2008/0426 that advertisement consent be granted subject to an extra condition to ensure that no more than four roundabout signs be located on the roundabout together with the other conditions as outlined within the report.
(e)
W2008/0504 – Former Dawley Service Station, Finger Road/Hinkshay Road, Dawley, Telford, Shropshire 
This application was for the proposed development of 29 apartments with associated landscaping, hardstanding, vehicle and pedestrian accesses on the site of the former Finger Road petrol filling station and Hertz vehicle rental office. The site was situated in a predominantly residential area and benefits from direct frontage onto Finger Road and side access onto Hinkshay Road. There are a few other commercial uses in the area including the Queens Arms public house to the south east and a hairdressers to the north east effectively behind the site.

The site itself comprised of four main elements, the main petrol pump canopies combined with the shop, a Hertz car rental building, a car wash unit and to the rear a vehicle storage compound with capacity for about 25 vehicles to the rear which backed on to Crown Street. The remainder of the site was sub-divided into the forecourt for the petrol station and general access areas and hardstanding.

Members were referred to the relevant planning history, planning policy and the consultation responses that had been received as outlined within the report together with the appropriate planning considerations that had been applied to the application. 
The Board were also referred to the updated information sheet that had been prepared since the preparation of the report. The updated information included extra comments that had been received from the Council’s Pollution Control Officer and Highways Engineer. It was further reported that a further three letters of objection had been received. As a result of the comments of the Council’s Highways Engineer a further three conditions were proposed. 
In conclusion it was felt that no further changes were required other than those detailed within the original report. Finally Members were requested to note that as the expiry date as set by the newspaper advert for comments on the application expired on the day after the Board Meeting, Members were requested to consider the application and if appropriate delegate authority to the Head of Planning & Environment to grant planning permission should no new planning matters be raised following the date of the Plans Board meeting.

RESOLVED – that in relation to planning application W2008/0504 that subject to the applicant entering into a Section 106 agreement to provide financial contributions towards affordable housing and recreation provision, the following further conditions:

(a) 
that none of the dwellings shall be occupied until the new vehicular access, the permanent closure and re-instatement of the existing redundant accesses (including kerbing) and footway widening works along the site frontage with Hinkshay Road, as indicated on the submitted Drawing No. 1031.05 Revision C, have been completed in accordance with full construction and drainage details which shall first be submitted to, and approved in writing by, the local Planning Authority.

(b)
that prior to the commencement of development details of the means of operation of the gates to the proposed vehicular access, as indicated on the submitted Drawing No. 1031.05 Revision C, including the method of actuation by vehicles, shall be submitted to, and approved in writing by the local Planning Authority with the gates thereafter to be installed and retained in accordance with the approved details, and;
(c) 
that prior to the commencement of development details of the surface water drainage from the dwellings and hard-surfaced areas shall be submitted to, and approved in writing by the local Planning Authority with the drainage arrangements thereafter to be installed in accordance with the approved details before the dwellings are first occupied.

and subject to the above that delegated authority be granted to the Head of Planning & Environment to grant planning permission following expiry of the consultation period and subject to the other conditions as outlined within the report. 

PB-114
SITE VISITS
There were no Site Visits to be arranged.
PB-115
PLANNING APPLICATIONS DEALT WITH UNDER DELEGATED POWERS
The Board received for information details of the planning applications that had been determined under delegated powers.

The meeting ended at 6.50 p.m.






Chairman:  ……………………………………






Date:  ………………………………………….
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