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W2008/0105 Erection of 191 dwellings, access roads, parking and garaging including the stoppingup, footpath closures and making of new footways in accordance with Section 247 of Town & Country Planning Act   Land off, Park Lane, Woodside, Telford, Shropshire.     Recommendation Code: FG - Ward: Woodside
1
W2008/0372 Temporary agricultural workers dwelling associated with 11,000 bird woodland free range poultry unit    Land at, Greenacres Farm, Stanton Road, Ellerdine Heath, Shropshire.     Recommendation Code: FG - Ward: Ercall Magna
8
W2008/0375 Erection of a woodland free range poultry building and associated feed hoppers, hardstanding and access    Land at, Greenacres Farm, Stanton Road, Ellerdine Heath, Shropshire.     Recommendation Code: FG - Ward: Ercall Magna
11
W2008/0381 Erection of 17 apartments (Outline application)      Land at the junction of, New Street/Slaney Street, Oakengates, Telford, Shropshire.     Recommendation Code: OLG - Ward: Ketley & Oakengates
14
W2008/0473 Erection of 12no. dwellings; comprising 6no. two bedroom apartments, 4no. three bedroom houses, 2no. two bedroom houses, with associated works and access   Former Dale End Garage, Dale Road, Coalbrookdale, Telford, Shropshire.     Recommendation Code: FG - Ward: Ironbridge Gorge
19
W2008/0527 Construction of hard surface multi use games area with fencing and access path (Retrospective)     Short Wood School, Limekiln Lane, Wellington, Telford, Shropshire.     Recommendation Code: FG - Ward: Ercall
26
W2008/0537 Erection of a two storey and first floor rear extension and a conservatory to rear     26, Wheatley Crescent, Hadley, Telford, Shropshire.     Recommendation Code: FR - Ward: Hadley & Leegomery
29
W2008/0556 Erection of an office, storage buildings, cycle shed, substation and gate house     Telford Railfeight Terminal, A518, Donnington, Telford, Shropshire.     Recommendation Code: FG - Ward: Wrockwardine Wood & Trench
32
W2008/0573 Erection of a single storey extension to provide 2no. classrooms, staff room, boys/girls wc and reception area    High Ercall Primary School, Church Road, High Ercall, Shropshire.     Recommendation Code: FG - Ward: Ercall Magna
35


Agenda Type : A
W2008/0105 Erection of 191 dwellings, access roads, parking and garaging including the stoppingup, footpath closures and making of new footways in accordance with Section 247 of Town & Country Planning Act   
Land off, Park Lane, Woodside, Telford, Shropshire.     
Recommendation Code: FG
Ward: Woodside
	APPLICANT:
	RECEIVED ON:

	Bellway Homes West Midlands
	24/01/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Madeley
	Woodside
	Shawn Fleet


This application was initially brought before Members for determination at Committee on 19th March. The application was approved subject to a section 106 agreement, conditions as set out below, an update sheet and additional highways conditions as recommended by the Highways Engineer.

In considering the details of the conditions the applicants have indicated that the recommended highways condition as drafted conflicted with the officers update condition which allowed a limited number of dwellings on the site and effectively would preclude implementation of the development. The applicants have drafted a revised condition that allows the development of up to 50 dwellings on the site before the completion of the traffic management works which draws both conditions together in a clearer format. 

This matter has been discussed with the Highways Engineer and it is felt that the development of 50 dwellings can be accommodated within the current highway arrangements without the necessity for the calming scheme to be implemented. Accordingly, a revision to the original condition and the deletion of the Highway Engineers first recommended condition is recommended to Members. Details are set out below.

In light of the recent changes to the housing market, the applicants have re-evaluated the mix of housing types contained within the scheme. To reflect the changing needs of the property market, the applicants have proposed a number of amendments to the houses on site. The changes will not alter the number of units on the site which remains at 191, nor will it impact on the matters of affordable housing provision or commuted sum payments, nor will it result in unacceptable standard of amenity or overlooking. The revised layout also includes changes to the main frontage facing Woodside Avenue and it is felt by your officers that the revised layout is acceptable. 

In support of the revised condition, it is recommended that a new informative is attached to the decision.

The recommended condition and informative are as follows:

Condition 

“Prior to the first occupation of the 51st dwelling on the northern site, a scheme of traffic calming/management works to Park Lane indicated on the approved planning layout plan (RDC drawing no 100/03 Revision A, or any subsequent planning layout as may be agreed in writing) shall be completed, unless otherwise agreed in writing with the Local Planning Authority”

Informative

“An agreement between the applicant and the Local Highway Authority under section 278 Highways Act 1980 or such other mechanism as may be agreed with that Authority is expected to be required in respect of the traffic calming/management works to Park Lane. Such agreement or other such mechanism shall address the full construction details of those works including street lighting, drainage, signing and road markings.”

Reason for Approval

It is felt that the proposed development is in accordance with national planning guidance and the Wrekin Local Plan. Furthermore, the scheme will bring about significant regeneration benefits for Park Lane and Woodside supporting the regeneration of the wider area.

The original report is attached for members information:

OBJECTIONS: Yes.
MAIN ISSUES:  Principal of development, green network, highways, scale and mass of buildings, design, street scenes and impact on neighbours.
PROPOSAL: 
This application is for the development of 191 dwellings on the site of the former Courts at Park Lane, Woodside.  The site has been cleared and is secured by fencing and crosses both sides of Park Lane and fronts onto Woodside Avenue. A small part of the site in the southeast corner is located on an area identified in the Wrekin Local Plan as Green Network

The proposal is predominantly for two-storey detached and semi-detached dwellings however there are some bungalows and three-storey units together with some terraced houses as well.

In addition to the residential element, landscaping and new access roads are proposed. The scheme is supported by a section 106 agreement addressing the matters of open space provision, affordable housing and loss of Green Network.

SITE AND SURROUNDINGS:
The site is clear of development at present although due to its historical used for residential purposes it is still regarded as a brown field site in planning policy terms.

The land rises from the south to the north with a difference in levels of approximately 11 m.  The ground however is graded into a series of plateaus to accommodate the previous Courts development. 
To the south there are a number of residential properties at Wealdstone and to the east there is the William Reynolds School.  To the north lies the site of the recently approved Wrekin Housing Trust care home which is now under construction and to the north west is an open area of land beyond which are further residential properties.  On the west of the site and beyond Woodside Avenue lies open land which is also identified as Green network.

HISTORY: 
Following the demolition of the Courts, no subsequent planning applications have been submitted the development on this land.

PLANNING POLICY:
National Planning Guidance:

PPS1

Delivering sustainable developments

PPS3 

Housing

Wrekin Local Plan 1995-2006

H6 
Windfall sites in Telford & Newport

H22 
Community facilities

H23 
Affordable housing

UD2 
Urban design criteria

T22 
Planning obligations

LR4
Outdoor recreational open space

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

CONSULTATION RESPONSES:

Parish Council: Objection to the scheme on the grounds that the housing is partly upon the open space which is of significant amenity value to local residents.  Furthermore, the scheme does not provide sufficient affordable housing in accordance with the requirements of policy H23 of the Local Plan as supported by RSS policy CF5. Finally, the scheme should include local green space and recreational facilities

Severn Trent Water: No objection subject to conditions on drainage details and protection of public sewer.

Pollution Officer: No objection subject to contaminated land condition to address identified hotspot of contamination.
Highways Officer: No objection in principle, however further detailed comments awaited following future progress meeting with applicant.
Neighbour Comments: Ten letters of objection have been received to the proposals from residents in the immediate vicinity of the site.  The main issue raised, is the loss of some of the existing green space to the south of the site for residential development, the same area of land as referred to by the Parish Council. In addition, objections are raised to the suitability of the proposed access road through the site to accommodate the anticipated traffic, noise and disturbance generated through the construction process, impact on residential amenity levels and a loss of light.  Finally, objection has been raised the fact that the site noticed procedure did not sufficiently notify residents of the proposed development.

PLANNING CONSIDERATIONS:

This application has been subject to extensive pre-submission discussion with officers of the Council and also English Partnerships who are the current owners of the site.  The guiding principles of these discussions revolved around the desire to see the formation of a more traditional form of residential development on the site with dwellings fronting streets and secure back gardens as opposed to the prevailing form of Radburn development which exists in the Woodside area.  
To this end, the scheme seeks to deliver a strong form of development comprising of a variety of differing housing types structured around a number of focal points to create a sense of identity and place.  This helps to differentiate this scheme from other housing developments in order to enhance the character and appearance of Woodside.

The applicants have sought to address a number of constraints that affect the site.  These include the presence of a protected Oak tree off Park Lane, the proximity of existing properties including bungalows to the edge of the site and the need to create a strong identity to the development and address the changes in levels throughout the site.

In principle, it is felt that the applicants have been successful in bringing forward a proposal that achieves the aims are working around these constraints and creating a form of development that is complimentary to the character of the area.

Of particular note however, is the existence of a small area of residential development on the south east corner of the site near Wealdstone which is identified as Green network in the local plan.  This land was identified for residential development in the initial design briefs that were published following the demolition of the Courts and the parcel of land covered represents a relatively small component element of the wider Green network.  
In considering the value of this land to the character of the area, consideration has been given to the six tests as set out in the Local Plan.  These points are as follows:

1. Maintain Telford’s image as an attractive place to work with extensive green areas.

2. Create a sense of identity and separation from other areas within the Borough.
3. Create easily accessible green lungs to meet the public's aspiration for open space and recreation.
4. Provide open land for the recreational needs of the population.
5. Protect and enhance ecological and geological habitats.
6. Provide open space linkages through corridors to allow wildlife to traverse through the urban area to the open countryside.

Policy OL4 in the Local Plan recognises a series of situations where development could occur within the Green Network and these matters include exceptional circumstances, schemes that contribute or complement the aims of the Green Network and environmental and community benefits which are integral to the proposal.

In this instance, it is recognized that the proposal for residential development.  Whilst it does not directly support the Green network, it does bring about a much wider benefit to the local environment by regenerating this vacant site which has to some degree become a blight on the surrounding area. 

To mitigate against the loss, the applicants have offered a contribution towards improvements to the open space surrounding the site. This contribution will be utilised to enhance the quality of the remaining open space around the locality to reinforce its role in meeting the wider aims of the Green network policies. Accordingly, in this instance, it is felt that the loss of this small part of the Green network can be accepted.
After due consideration, it is felt that the nature of a departure from the adopted plan in this instance is minor in character and would not warrant reference to the Government Office of the West Midlands as a material departure from the adopted policies in the plan.

In respect of affordable housing, the applicants have worked with Wrekin Housing Trust who are developing the care home to the north and passed over part of their initial land agreement with English Partnerships to facilitate the development of 20 units in the home. As part of the section 106 agreement, they will also be contributing 20 affordable dwellings within the site. The range of unit types has been agreed with the Strategic Housing Officer.
This but in terms of the technical aspects of the development, it is felt that the scheme represents an acceptable form of development.  There are no concerns in respect of a detrimental impact on the residential amenity levels of existing occupiers in the surrounding area nor on the surrounding street scene.  
A flood risk assessment has been undertaken and the proposal is also supported by a tree survey. There are no objections raised to the proposal in light of the findings in these reports. In addition, works under a section 275 notice are also proposed to stop up the old access roads that served the Courts developments.

To address the relationship with the adjoining school, the applicants have liaised with the Education and Highways departments to provide a drop off point to service William Reynolds School. This is situated on the eastern boundary of the site.
The protected Oak tree has been addressed through the formation of an arms house style arrangement of dwellings situated in a crescent around the tree which respects its character as a landmark feature in the area and provides some distinction to the development being proposed.

In respect to the comments made by the Parish Council and the public, it is acknowledged that there will be some loss of Green network through the development, although sufficient mitigation that has been offered by the applicants to offset the loss in this instance.  The proposal is felt by officers to represent an appropriate use of the space providing a variety of different density types of development and character areas that give some individuality to the development yet does not conflict with the overall character and appearance of the surrounding Woodside area allowing it to be assimilated within the surrounding locality as part of the larger community.

It is accepted that during the construction stage, there will be some disturbance however this is not felt to be of sufficient magnitude to warrant refusal of the planning application.
On a final note, the applicants are offering a contribution of £200,000 to the development of the new local centre which in due course will help serve the residents in the area. This contribution is to be secured through the section 106 agreement.
RECOMMENDATION:

Subject to the applicant entering into a Section 106 agreement to provide financial contributions towards the local centre, off site highways works, environmental improvements and the provision of affordable housing, 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

2.
B15 
Sample of materials

3.
B17 
Sample brick panel

4.
B18
Details of windows and doors

5.
B19
Details of enclosure

6.
B25
Landscape management plan

7.
B26 
Landscape maintenance

8.
B30 
Road design


9.
B33 
On-site construction

10.
B34 
Mud on road

11. 
D125 
Removal of permitted development rights


12. 
C104 
Drainage 

13.
C124 
No development near to a sewer

14.
C80
Landscape implementation

15.
C85
Access prior to other operations

16.
C86
Car Parking

17.
C90
Gates

18. 
C112 
Completion of noise attenuation

19.
Non-standard: Tree protection to be in accordance with Bea drawing     07-89-04 dated January 2008

20. 
B44b 
Contaminated land

Informatives

1. 
SIE22 Conditions

2.
SIE26 Reasons

3. 
SIA6  Requirement for Section 106 Agreement

4.
SID12 Public Sewer
--------------------------------------------------------------------------------------------------------------
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Agenda Type : A
W2008/0372 Temporary agricultural workers dwelling associated with 11,000 bird woodland free range poultry unit   
Land at, Greenacres Farm, Stanton Road, Ellerdine Heath, Shropshire.     Recommendation Code: FG
Ward: Ercall Magna
	APPLICANT:
	RECEIVED ON:

	Mr & Mrs Bethell
	25/03/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Ercall Magna
	Ercall Magna
	Shawn Fleet


OBJECTIONS: No.

MAIN ISSUES: Viability of the poultry unit, functional need for the dwelling and visual impact.

PROPOSAL:
Temporary agricultural workers dwelling to serve already approved poultry unit (W2005/0587) and new poultry unit subject to application W2008/0375

SITE AND SURROUNDINGS:

The site is situated to the south of Stanton Road, Ellerdine Heath. The application area is currently used for turf growing and is surrounded by native hedges. A small pond and cluster of trees lies to the south of the site on the boundary. A deep conifer tree bank lies immediately to the west of the site.

On the northern side of Stanton Road are two dwellings, 1 and 2 Windy Oak Cottages. The proposed dwelling is to be sited close to the main road adjacent to a new access.

HISTORY:

W2005/0591: Agricultural Workers Dwelling – Approved at appeal

PLANNING POLICY:
National Planning Guidance

PPS3: Housing

PPS7: Sustainable Development in Rural Areas

Core Strategy

Policy CS7: Rural Area

Wrekin Local Plan

UD2: Design

E6: Rural Employment General

CONSULTATION RESPONSES:

Highways Engineer: No objection

PLANNING CONSIDERATIONS:

This application is for the creation of a temporary agricultural workers dwelling in support of the proposed new free range poultry business at Greenacres Farm, Ellerdine Heath.

It should be noted that the applicants already have planning permission for a residential dwelling in association with the already approved poultry business which is to be situated on the northern side of Stanton Road.  The applicants are not seeking permission for a second dwelling but rather permission to re-site the existing unit to a more central location that can best serve the two sides.

It is proposed that the temporary dwelling is cited approximately 35m away from the main road adjacent to the existing access. The building is to be surrounded by new landscaping consisting of hedgerows and trees.

In due course, should the enterprise prove successful, the applicants have indicated that a permanent dwelling would be sited slightly closer to the main road in front of the existing temporary unit which, when removed, would allow space to be created for a garden to the rear of the new house.

The primary considerations here are the visual impact of the unit on the landscape, its ability to serve the needs of the birds in the two poultry units and whether the dwelling can meet the tests as prescribed in PPS 7.

Whilst the building will be visible from passing traffic when it is immediately put in place, it is felt that the proposed landscaping will soften the edges to the development and minimise its impact on the character of the area.  This can be further enforced through conditions in respect of the colour and appearance of the temporary building to ensure that it is painted in either green or a dark colour as opposed to being a bright visual feature in the landscape.  It is also felt that the site when landscape will lend itself well to the siting of a dwelling as the character of Ellardine Heath is to a certain extent characterised by a series of individual dwellings situated close to the roadside as opposed to the more traditional cluster of properties in a village pattern.

Due to its central location, it is felt that the building will be better sited to meet the needs of either poultry unit allowing the occupier to quickly respond to any welfare needs that the animals may have on either side.

In respect of the tests as prescribed in PPS 7, advice has been sought from Reading Agricultural Consultancy on the financial appraisal submitted by the applicants and the functional test matters.  Given the scale of operation being proposed across the two sides and the fact that the applicants have already secured permission for a temporary dwelling for the northern site, it is felt that the relevant tests have been met.  Consideration is also being given to whether any existing properties are available within the immediate vicinity of the birds to avoid the necessity of a separate dwelling being constructed in the countryside however no such property is available and as a result no objection is raised to the current proposal.
The applicants have submitted a draft s106 to secure the property to the poultry unit. On this basis therefore, it is felt that the proposed dwelling agricultural workers dwelling is acceptable and subject to conditions and a section 106 agreement to secure its ongoing use as an agricultural workers dwelling, it is recommended that this application be approved.
RECOMMENDATION:

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

1. A1 
- Outline permission

2. B10 - Standard outline

3. B11 - General Details required

4. A5 
- Temporary permission

5. B16 - Details of materials

6. B19 - Details of enclosure

7. B29 - New Access

8. B50 - Drainage

9. D126  -Agricultural Occupancy Condition

Informative

1. SIE22: Conditions

2. SIE26: Reasons

3. SIA6: S106 Required 

REASONS FOR APPROVAL:

The proposed agricultural workers dwelling is acceptable on this site off Stanton Road. It would not have a significant impact on the visual characteristics of the surrounding area, or appear out of context in the landscape, as it would be set in farming landscape against a backdrop of existing hedgerows. 

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

Agenda Type : A
W2008/0375 Erection of a woodland free range poultry building and associated feed hoppers, hardstanding and access    
Land at, Greenacres Farm, Stanton Road, Ellerdine Heath, Shropshire.     Recommendation Code: FG
Ward: Ercall Magna
	APPLICANT:
	RECEIVED ON:

	Mr & Mrs Bethell
	20/03/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Ercall Magna
	Ercall Magna
	Shawn Fleet


OBJECTIONS: No.
MAIN ISSUES: Visual appearance and impact on neighbouring properties.
PROPOSAL: 

Proposed free range poultry unit and associated infrastructure.
SITE AND SURROUNDINGS:
The site is situated to the south of Stanton Road, Ellerdine Heath. The application area is currently used for turf growing and is surrounded by native hedges. A small pond and cluster of trees lies to the south of the site on the boundary. A deep conifer tree bank lies immediately to the west of the site.

On the northern side of Stanton Road are two dwellings, 1 and 2 Windy Oak Cottages. These dwellings are nearly 150m away from the proposed building.
HISTORY:

2006/1149: Retention of temporary office building and storage container. Approved

PLANNING POLICY:
Wrekin Local Plan

E6: Rural employment general
UD2: Design Criteria
CONSULTATION RESPONSES:

Environmental Health Officer: Concern raised in respect of noise, dust and odour pollution. Comment also made in respect of possible light pollution.

Highway Engineer: No objection

PLANNING CONSIDERATIONS:

This application for the erection of a new poultry unit at Ellerdine Heath and is accompanied by an application for a new agricultural workers dwelling.

The proposed poultry unit is situated centrally within the applicants fields to the south of the Stanton Road.  The building will have an overall floor area of approximately 1,450 square metres and a height to the ridge of 5.8m and the external feed hoppers are approximately 6.4m.  It will be clad in timber panels which will be dark stained and have a dark blue profile sheeting roof.

The birds will be free to roam on the fields immediately outside of the poultry unit.

The main consideration with regard to this scheme will be the impact that the unit will have on the visual character of the surrounding area.  This is especially important given that the character of Ellerdine Heath is predominantly flat and exposed being only occasionally interspersed with hedgerows for the boundaries.  
The applicants have located the poultry unit parallel to the existing tree bank which runs to the side of the site. As it is made up of conifers, this will provide a year-round backdrop against which the poultry unit will sit.  In respect of the relative heights of the poultry unit and the trees the unit is less than half of the height of the screening behind and accordingly it will not be seen as a prominent feature in a landscape as it may have done in other locations being obscured from view to vehicles approaching the site from the west.
In addition to the existing landscaping which it is felt is already sufficient to provide sufficient screening of the unit, the applicants are also proposing the planting of three dense groupings of trees between which will be a more open form of planting which together will be placed around the poultry unit effectively obliterating it from public view in years to come.  Due to the amount of planting proposed the fields will effectively become woodland which also has the added advantage of enabling the applicant to sell their eggs on as woodland eggs for a premium.

This application has been considered by the Councils Environmental Health Officer and consideration has been given to the issues of noise, odour and dust.  In respect of these matters, particular attention has been given to the 60 week clearing cycle. 
Additional evidence has been requested from the applicants in respect of noise and it is now understood that the proposed unit will not have a detrimental impact on existing noise levels in the area and all residents amenity despite the relative quiet that exists in the locality at present.  In respect of smells, it should be noted that waste removed from the premises will not have a notable impact on odour levels during the production and storage stages. Rather, any particular disruption will occur during the spreading of any waste on areas not currently put to feeding by the birds.  
It should be noted however that as arable land, if the site were not to be used for free range poultry, the applicants would be within their rights to undertake a wide variety of farming activities on the land subject to appropriate waste licensing regimes independent from the planning consent process. In all likelihood this may involve the spreading of manure or slurry which may be independently sourced and brought on to the site from a separate location.

In respect of dust pollution, the applicants have been requested to submit additional evidence and again, it is understood that additional supporting material will evidence the fact that dust emissions will not be detrimental to the surrounding area. An update sheet to clarify this matter will be presented before Plans Board.
Of particular note however is the fact that in considering these matters of odour, dust, noise, it should be remembered that the applicant already has planning permission for a separate free range poultry unit on the northern side of the road which is in closer proximity to residential dwellings than the proposed unit.

Consideration has been given to the proposed number of vehicle movements by the Highways Engineers and no objection to the proposal has been raised on this matter.

After due consideration, it is felt that the proposed development subject to the details of the supplementary evidence will not have a detrimental impact on the amenity levels of residents nearby nor will it have a harmful visual impact on the character of Ellerdine Heath.  Accordingly, it is recommended that the application be approved subject to conditions.

RECOMMENDATION:  GRANT PLANNING PERMISSION subject to the following conditions:

1. A8 
– Standard outline

2. A2 
– Submission of reserved matters

3. B10 – Standard outline

4. B11 – General details required

5. Lighting and floodlighting

6. Location of waste material storage areas

7. Access arrangements into the site

8. B50 – Foul and surface water

REASONS FOR APPROVAL:

The erection of the egg laying unit is acceptable on this site off Stanton Road. It would not have a significant impact on the visual characteristics of the surrounding area, or appear unduly prominent in the landscape, as it would be set in farming landscape against a backdrop of mature woodland.

The unit would not have any adverse environmental effects by way of noise, smells, or odours. The traffic generated by the unit would be relatively low, and the increase in traffic using Stanton Road over the course of a week would be minimal. 

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

Agenda Type : A
W2008/0381 Erection of 17 apartments (Outline application)      
Land at the junction of, New Street/Slaney Street, Oakengates, Telford, Shropshire.     Recommendation Code: OLG
Ward: Ketley & Oakengates
	APPLICANT:
	RECEIVED ON:

	Telford & Wrekin Council
	19/03/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Oakengates
	Ketley & Oakengates
	Phil Baker


OBJECTIONS RECEIVED: Yes.

MAIN ISSUES: Principle of residential development, loss of public car parking, access, sustainability.

THE SITE AND THE PROPOSAL:
This outline planning application, to include layout and means of access, relates to the erection of 17 apartments on land at a prominent corner location at the junction of New Street and Slaney Street in Oakengates District Centre and within Oakengates Secondary Zone.  Matters relating to scale, appearance and landscaping are to be left to the reserved matters stage. The site extends to 0.217 hectare.

The proposed development comprises 17 two-bedroom apartments in seven individual blocks. Four of the blocks would be 2-storey in height and the other three would be 3-storeys high. Six of the blocks would face onto the Oakengates Ring Road and the other would be located along the eastern side of the site.  Although no specific details have been provided, the Design and Access Statement states that the units would be built in a traditional style of brick and render walls, with pitched slate/tile roofs.

At present the site consists of part of a public car park and also an old factory which has been unoccupied and derelict for some considerable time.

The development would result in a net loss of 38 parking spaces within the Slaney Street/New Street car park which currently provides 208 spaces. Vehicular access to the proposed development would be through the car park off Slaney Street. There would no direct access from the Oakengates Ring Road.
There would be 17 car parking spaces within the scheme, which equates to one space per residential unit. Bin stores and a recycling facility are also shown on the submitted plans.

The existing mature trees at the back of the pavement around the north west boundary of the site would be retained

CONSULTATION RESPONSES:

2 objections have been received from members of the public on the grounds that the car park is heavily used during the day, and that adequate parking was essential to ensure the viability of the theatre.

Both Oakengates Town Council and Hadley and Leegomery Parish Council have objected on the following grounds:

· The car park is already inadequate to cope with the numbers attending major events at the theatre, whose trade would be damaged by the removal of car parking 
· Both shoppers and residents would suffer from the loss of the car parking
· Trade in Oakengates, which is already precarious, would suffer from the loss of the car parking
· There is a danger that the regeneration of Oakengates would be approached in a piecemeal way by permitting this development

The Acting Arts and Culture Manager and the Theatre Manager have no objections to the application on condition that additional signage will be provided that will direct theatre patrons to all the other car parks within Oakengates

The Council's Highways Engineer has no objections to the application and feels that the on-site parking provision is acceptable in this District Centre location.

The Council's Geotechnical Engineer has no objections subject to conditions relating to shallow mineworkings and contaminated land.

The Council's Drainage Engineer has no objections. He has commented that care will need to be taken with foundations adjacent to existing sewers that are large in diameter and deep.

The Council's Environmental Health Officer has no objections subject to the submission of survey reports that demonstrate that residents will not be subjected to excessive noise and disturbance

The Council's Education Officer has requested a contribution of £20,758 towards the provision of primary education facilities in the surrounding area.

The Council's Leisure Services Officer has requested a contribution of £600 towards the provision of off-site recreational facilities in the area.

The response from the Council's Housing Strategy and Development Manager regarding the provision of social/affordable housing will be reported at the Plans Board meeting.

PLANNING HISTORY:
In 2004 a planning application to demolish the factory and re-develop the land for residential development was withdrawn before being determined (W2004/0007).

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

Wrekin Local Plan:
H6 - Windfall sites in Telford and Newport H22 - Community Facilities H23 - Affordable Housing S17 - Oakengates Secondary Zone T4 - Development Principles LR6 - Developers Contributions to Outdoor Recreational Open Space Provision within New Residential Developments UD2 - Urban Design

Local Development Framework Core Strategy

Policy CS5 - District and Local Centres in Telford
PLANNING CONSIDERATIONS:
The application lies within the Secondary Zone of Oakengates District Centre as shown on the proposals map of the Wrekin Local Plan. Policy S17 of the Wrekin Local Plan states that residential development would be acceptable in principle within this zone if it would lead to an improvement in the centre’s trading position.

The recently adopted Local Development Framework Core Strategy, Policy CS5, seeks to locate new housing in sustainable locations that are "highly accessible" to District Centres. In reality this means being within 800 metres of a District Centre or 400 metres of a bus stop on a regular bus route. This particular site lies directly adjacent to the Oakengates District Centre, and is within 200 metres of the bus station and 400 metres of the railway station. It is therefore in an accessible, sustainable, and acceptable location for housing in principle.

Before submitting the application the applicant commissioned a Car Park Occupancy Survey to ascertain the normal usage of the New Street/Slaney Street car park. The report concluded that the highest car park occupancy was 88% (for a sell out show at the Oakengates Theatre), and that when there is no show on the occupancy falls as low as 27%.

A parking survey was conducted on behalf of the applicants between 6.30pm and 8.30pm on 9th May 2008 that covered all the car parks within a 200 metre radius of Oakengates Theatre. This particular time was chosen as The Drifters were performing at the theatre and this was considered to be a performance which would attract a good audience, many of whom would use the town's car parks. The survey showed a maximum of 163 spaces utilised in total across all the car parks, with 169 spaces remaining available for use. Taking into account the potential loss associated with the proposed development, this still leaves 131 available spaces throughout the town centre’s car parks.

Other random site visits to Oakengates by Council planning officers since the application was submitted have shown that during the day-time there are plenty of available spaces in all the car parks within the District Centre. During these visits, on the site where the proposed development would take place, no more than 10 of the 38 spaces that would be lost were observed to be in use.

The Parking Standards in PPG13 do not specifically mention a theatre, but the nearest alternative type of use, namely a cinema, stipulates the need for 129 parking spaces for a theatre the size of Oakengates. The net provision of spaces within Oakengates Centre as a whole after this proposed development would still be 294 (i.e. 332 - 38). This exceeds the requirement by 165 (294 - 129), which is believed would still be sufficient to accommodate times of increased patronage of the theatre (which are usually the evenings), and also use by motorists who are not visiting the theatre. Demand on the car parks is greater around the Christmas period but it is felt that it would be unreasonable to insist that additional parking spaces are retained for this relatively short period alone.

It has been suggested that the other car parks within Oakengates Centre are not as conveniently placed as New Street/Slaney Street for access to the theatre. However, all the car parks fall within 200 metres of the theatre, and The Limes is actually closer to the theatre than the spaces that would be lost by the proposed development. Moreover, Stafford Street, which has 45 spaces, only lies within a 100 metre walk of the theatre.

It is considered that the proposed siting and layout of the proposed housing scheme is acceptable. The development would respect and respond to its context, both visually and functionally, and would enhance the quality and character of the local environment. It is felt that a combination of two and three storey blocks would relate satisfactorily to the form and density of the existing development in the surrounding area, and to the prevailing street scene in New Street and Slaney Street.

Six of the seven blocks would face onto the Oakengates Ring Road and these would respect the building line of the existing house beyond the southern boundary of the site. The proposed development would not adversely affect the residential amenities of people living in the vicinity of the application site. The existing mature trees around the site boundary would be retained, and additional landscaping would be incorporated within the scheme.

In conclusion, it is considered that this site lies within a sustainable location, close to all the facilities of Oakengates District Centre. The car park surveys and random visits have demonstrated that the car parks within the District Centre do not operate at full capacity, and that parking spaces are normally available in most of the car parks at any one time and hence the loss of 38 car parking spaces will not significantly reduce the public parking provision in Oakengates District Centre.                                                                                

It is also considered that the implementation of this development would not have a detrimental impact on the vitality and viability of Oakengates Centre. Neither would it make any difference to the number and choice of shops in the town, or the livelihood of traders and shopkeepers. Indeed, with more residents on their doorstep this development could mean more people using the shops in the town, and a subsequent increase in trade.

The proposed housing scheme would respond to the quality and characteristics of the surrounding area and the prevailing street scene, and the development would respect and enhance the character and appearance of the local environment. The development would not have a detrimental impact on the residential amenities of dwellings within the vicinity of the site.          

RECOMMENDATION: Subject to the applicant entering into an Agreement relating to the submission of financial contributions towards primary education and recreational facilities, and the provision of social/affordable housing, then GRANT PERMISSION subject to the following conditions:

1. A8 
- Outline permission 
2. A2 
- Submission of Reserved Matters 
3. B10 - Standard outline (Layout and Access agreed) 
4. B11 - General details required 
5. B19 - Details of enclosure and boundary treatments 
6. B23 - Landscape design 
7. C80 - Landscape implementation 
8. B33 - On-site construction/storage of plant and materials/site parking 
9. B34 - Mud on road 
10. B41 - Shallow mineworkings 
11. B44a - Contaminated land 
12. C75 - Tree protection during construction 
13. C76 - Tree protection: no burning 
14. Submission of noise report 
15. Hours of working

REASONS FOR APPROVAL:
The site lies in a suitable and sustainable location close to Oakengates District Centre. Although the site is within the Secondary Zone of the District Centre, as shown on the Wrekin Local Plan, residential development would be acceptable in principle as it would have a positive benefit on the economy of Oakengates.

Car park surveys and random visits have demonstrated that the car parks within Oakengates Centre normally have some spare capacity, and that the site of the proposed development is under utilised for most of the time. The development of this site for residential development would not have an adverse impact on the vitality and viability of Oakengates District Centre.

The proposed housing scheme would respond to the quality and characteristics of the surrounding area and the prevailing street scene, and the development would respect and enhance the character and appearance of the local environment. The development would not have a detrimental impact on the residential amenities of dwellings within the vicinity of the site. 

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

Agenda Type : A
W2008/0473 Erection of 12no. dwellings; comprising 6no. two bedroom apartments, 4no. three bedroom houses, 2no. two bedroom houses, with associated works and access   
Former Dale End Garage, Dale Road, Coalbrookdale, Telford, Shropshire.     Recommendation Code: FG
Ward: Ironbridge Gorge
	APPLICANT:
	RECEIVED ON:

	Morris Property
	10/04/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	The Gorge
	Ironbridge Gorge
	Shawn Fleet


OBJECTIONS: Yes.
MAIN ISSUES: Impact on the World Heritage Site, impact on adjacent Grade II Listed Building, sustainability, archaeology, contamination, flooding and access.

PROPOSAL:

This application is for the development of 12 properties spread between two semi-detached dwellings, a residential block and a series of three dwellings on the corner of Dale End and the Wharfage.

SITE AND SURROUNDINGS:

The site has historically been used as a garage and petrol filling station and has fallen into disrepair and has remained vacant for a number of years.  The site is located on the edge of the World Heritage Site and forms an important gateway site into the Gorge.
HISTORY:

W2006/1509: 14 Dwellings – Refused on design and flooding reasons

W2007/1305: Withdrawn

PLANNING POLICY:
Telford & Wrekin Core Strategy

CS1: Homes

CS5: District and Local Centres in Telford

CS14: Cultural, Historic and Built Environment

CS15: Urban Design

Wrekin Local Plan

UD2: Design Criteria

H6: Windfall Sites in Telford and Newport

HE2: Demolition in Conservation Area

HE3: New Development in Conservation Areas

SG1: World Heritage Site

National Planning Guidance

PPS1: Delivering Sustainable Development

PPS3: Housing

PPG15: Planning and the Historic Environment
PPG16: Archaeology and Planning
PPS25: Development and Flood Risk

CONSULTATION RESPONSES:

Highways Engineer: No objection to the scheme subject to the footpath bounding the site being a minimum of 2.0m in width.

Pollution Control Engineer: Subject to a condition requiring a site investigation, no objection is raised.
Environmental Protection Officer: Request that as the site is occupied by disused buildings, a wildlife survey be undertaken.

Outdoor Recreation Officer: No objection to the scheme subject to a contribution towards outdoor recreation space.

Parish Council: Objection to the scheme on the grounds of potential flooding, failure to adequately consider archaeological matters and inappropriate use of a warehouse form of architecture which is out of keeping with the character of the area. Comment has also been made that double yellow lines should be provided along Wellington Road (Dale End Road) to prevent congestion.

English Heritage: Comment has been raised in respect of the design of the scheme and archaeological impact. In respect of the first of these points, English Heritage have confirmed that the redesigned scheme now addresses their concerns on the earlier proposals and subject to the details of the proposal, they welcome the application. With regard to the archaeological context of the scheme, English Heritage has stated that subject to the application being in accordance with the guidelines in PPG16, they have no objection to the scheme.

Environment Agency: Comments received in respect of two matters, contamination and flooding. In respect of the first of these, the Environment Agency has been in consultation with consultants acting on behalf of the applicants and the Council’s Scientific Officer due to the presence of the former petrol filling station on the site. After discussion, the Environment Agency have acknowledged that the scheme could be brought forward subject to five conditions covering the need for a contaminated land site investigation, submission of a verification report into remediation of the site, control measures should unanticipated contamination be found during construction works, control for surface water drainage and restrictions on the use of piling foundations. 

In respect of flooding however, the Environment Agency maintains an objection to the scheme on the grounds that it has not been shown that the dwellings sit above peak flood levels should the Coalbrook Dale and the River Severn both be in peak flood.

County Archaeologist: In correspondence, the County Archaeologist has confirmed that subject to the findings of an evaluation of the site undertaken in 2006, there are no objections to the scheme on these grounds.

Severn Trent Water: No objection subject to a condition requiring submission of drainage details including sustainable drainage principals.

Neighbour Comments: Four neighbour comments have been raised including the immediate neighbours. These comments relate mainly to the design of the residential units which are seen as being out of keeping with the character of the area and detrimental impact on neighbouring properties, particularly Yew Tree Cottage. A proposed alternative arrangement has been submitted by one of the neighbours. Additional comments relate to insufficient parking provision and impact from flooding. Suggestion is also made that the proposed development should consist of a more mixed use form introducing retail into the site.

PLANNING CONSIDERATIONS:

This site is strategically important not only in the context of Coalbrookdale but also the wider World Heritage Site. Due to its location the site can readily be seen by people entering the Gorge from the west or north. Not only this however, but the site will be one of the last key views of Ironbridge that people take away with them as they leave. Accordingly, the site has to address a multitude of viewpoints but also provide a form of architecture that complements the neighbouring buildings ensuring that the development is not seen as a harsh clash with the other design styles in the area but yet has its own identity and adds to the wide variety of buildings in the area.

The site was originally identified by the Council as a potential development area along with the adjoining land on the opposite side of Dale End in the adopted Local Plan. This allocation also includes a small parcel of land to the east of the site which is in the ownership of a third party and is situated behind no. 34 Wharfage.
The Council's design brief for the site sought to promote a comprehensive development scheme for the whole area. It is accepted that should a scheme come forward which will allow the subsequent development of the remaining parcel of land in an acceptable format; an independent scheme on this site could be considered for approval.
Before this application is considered in detail, consideration is given to the aspects of principle that may preclude development.  As the property is potentially within a flood plain, consideration in the first instance has been given to considering design approaches to minimise any risk to personal safety and property that might arise.  The normal practice with such sites would entail the development of raised ground floor levels to the properties to ensure that any residential accommodation was situated above the flood level.  
In this instance however it is felt that due to the location of the site on a gateway point leading into the World Heritage Site, the issue of flooding needs to be carefully weighed up against the impact that any engineering approach would have on the aesthetic character of the site bearing in mind the character and appearance of other properties within the Gorge.

It is understood that to ensure that any development is clear of any potential flood damage, the finished floor level will have to be a minimum of 1.9 m above the existing ground level.  Given that the lowest point of the site is close to the junction with Dale End and The Wharfage this would necessitate any design solution having any significant mass of brickwork or other material to raise the living accommodation to a safe height.

It is felt that this solution would result in a property that would be out of keeping with the surrounding area and would potentially be harmful to the overall character and appearance of the World Heritage Site representing an alien form of development which does not respect to the character and appearance of existing properties. 
In this respect therefore, consideration has to be given to the statutory objection of the Environment Agency. Whilst this Government body opposes the scheme, English Heritage, a separate Government organisation is of the opinion that the scheme not only preserves the character of the area but actually enhances it and is welcomed. The views of the two bodies therefore need to be weighed against each other but given that an engineering lead solution as supported by the Environment Agency would result in an unorthodox form of development, this would in all likelihood fail to meet the demands placed on the site by English Nature. 

Clearly, a stance needs to be reached between these essentially diametrically opposed viewpoints.  It is your officers opinion that if the majority of weight is attributed to the views of the Environment Agency, it is exceptionally unlikely that any form of suitable residential development could come forward on this site and due to its locations and constraints, it is also difficult to foresee any other form of suitable development being brought forward in the near future. As a result, the site will effectively become sterilized and be a visual blight on the World Heritage Site for many months or years to come.
In terms of considering the risk in the area, it is understood that the recent development on the opposite side of Dale End has only been affected by flooding to a modest degree.  Indeed, during the severe flooding of last summer, the dwellings themselves were dry internally even though the car park to the rear was flooded.

This approach whilst not meeting the requirements as set by the Environment Agency will allow the site to be brought back into positive use. To mitigate against the harm that may be caused through the impact of flooding, the applicants are seeking to design to the properties not to avoid the dangers of any flooding but to allow the buildings to accommodate the problems encountered. To this end, the lower floors have been designed with hard floors, not timber, electrical sockets raised higher up the walls than normal, avoiding the use of permeable materials and providing a raised walkway to the rear of the buildings leading to higher ground.

Given these measures have been put in place and the needs of the area, it is felt that on balance, support is given to the need to bring about a positive form of development on this site at this time to enhance the character of the World Heritage Site and avoid the possibility of this key gateway location into the Gorge being blighted for years to come.
With regard to the issue of sustainability as highlighted by Policy CS5 of the Core Strategy, this site is in an particularly significant location. Whilst many sites in the Gorge and other parts of the Borough may be highly visible or located close to main routes, this parcel of land has a continued blighting effect on the World Heritage Site. To this end a judgement has been taken by your officers in respect of seeking to ensure the majority of development is in sustainable locations and the worth of protecting and enhancing the visual landscape. In this instance it is felt that as the site is relatively small at only 12 units and the lack of any other form of development likely to occur on the site, residential use can be accepted on this site counter to the guidance in Policy CS5.

In respect of the other principal areas of concern, contamination and archaeology, these have been closely examined through the application process and it is felt that subject to the use of appropriate conditions, these concerns can be thoroughly addressed. 

In terms of parking provision, the Gorge has limited parking and in part it is characterised by the tight urban fabric of the area and the absence of large parking bays or garage facilities.  Given that a public car park exists within a short distance of this site it is accepted that the parking provision on site is acceptable.  The access and egress arrangements are also felt to be appropriate and no objection from the Highways Engineer has been raised to the proposed development.

Of principle concern therefore is the issue of design and the appearance of the proposed structures on the World Heritage Site.

The site although small is heavily constrained and this is reflected in the consultation that has been undertaken. Whilst the first two submissions have been criticised for their impact on the World Heritage Site and the immediate area, the applicants have taken on board the comments made by Council Officers and English Heritage. To this end, the revised scheme is now felt to successfully address many of the initial concerns. The development is structured around three blocks, one of which sits to the rear of the site away from the public highway whilst the other two bound the Wharfage and Dale End Road. 

This arrangement closely reflects existing developments in the Gorge which comprise of tightly knit dwellings clustered together. In particular, the corner grouping of three dwellings achieves the difficult task of turning the corner and allowing an active frontage to be presented to people approaching the site from either direction. With this submission, the applicants have given considerable attention to the fine details relation not only to the buildings but also the hard landscaping for example the walls and fencing around the site. Such details are drawn from other cues within the locality which results in the scheme blending in. 

As with any development scheme, attention is given to the impact of the development on the adjoining properties in terms of privacy and amenity.  In this instance, it is felt that the scale of development being proposed would not impinge on the adjoining listed building known as Yew Tree Cottage. An argument has been put forward that Yew Tree Cottage should be clearly visible to people entering the Gorge along the Wharfage. Whilst there is some merit to this view, the gradual opening up of the vista towards the Listed Building is also felt to be acceptable and does not diminish its status. 

It has also been suggested that the site be put to a mixed use role incorporating retail. Whilst mixed use schemes are normally to be welcomed, it is felt that in this instance such a form would lead to conflicts with neighbouring sites and in particular highways with the risk of short stay parking occurring on the junction of Dale End and the Wharfage.

In respect of the need for open space provision, this can be addressed through a Section 106 agreement. The required contribution in this instance is £600 per dwelling which equates to a total sum of £7,200.

Given the built up nature of the site, it is recommended that an informative be attached to the decision notice advising the applicants of their duty under the Wildlife Protect Act. 

In summary therefore, it is felt that the proposal represents a positive addition to the Gorge and the World Heritage Site and removed the existing blight. Furthermore, the proposed buildings are seen as bringing about an architecturally positive scheme which will enhance the character of the area.

RECOMMENDATION:

Subject to the applicant entering into a Section 106 agreement to provide a financial contribution of £7,200 towards outdoor recreation space, then delegated authority be granted to the Head of Planning to GRANT PLANNING PERMISSION subject to the following conditions:

1. A3 
– 3 Years
2. C120 
– Development to be implemented as amended

3. B15 
– Samples of materials

4. B17 
– Sample Brick Panel

5. B18 
– Details of doors and windows including windows set back by 75mm 

6. B19 
– Details of enclosure

7. B23 
– Landscape design

8. B26 
– Landscape maintenance

9. B30 
– Road design amended to include service routes, lighting, signage and road markings

10. B50 
– Foul and surface drainage

11. B44b 
– Contaminated land

12. Non-Standard - Submission of a verification report into remediation of the site required

13.  Non-Standard - Control measures should unanticipated contamination be found during construction works

14. Non-Standard - Control for surface water drainage

15. Non-Standard - Restrictions on the use of piling foundations.

16. C86: Car parking

17. D125 – Removal of permitted development rights

18. B63: Programme of archaeological works and watching brief

Informatives

1. SIE 22 –Conditions

2. SIE26 – Reasons for grant of planning permission

3. SIE 20 – Contaminated land

4. SIE 21 – Sustainable drainage

5. Non Standard – Requirement for applicant to consider duties under the Wildlife and Countryside Act 1981
REASONS FOR APPROVAL

The Local Planning Authority is of the opinion that the proposed development will enhance the character and appearance of the World Heritage Site and remove a longstanding area of blight to the benefit of the surrounding area. 

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

Agenda Type : A
W2008/0527 Construction of hard surface multi use games area with fencing and access path (Retrospective)     
Short Wood School, Limekiln Lane, Wellington, Telford, Shropshire.     Recommendation Code: FG
Ward: Ercall
	APPLICANT:
	RECEIVED ON:

	Telford & Wrekin Council
	22/04/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Wellington
	Ercall
	Emma Green


OBJECTIONS RECEIVED: No.

MAIN ISSUES: Effect on character and appearance of the area.  Effect on amenities of adjoining residential properties.

BACKGROUND:

On the 15th November 2004, outline planning permission for the development of land off Limekiln Lane, was granted subject to a number of conditions. The permission granted consent of the erection of a single storey primary school with new access and car parking and for the change of use and restoration of the existing Grade II listed barn to educational use. In November 2006, a detailed reserved matters application for the new school building was approved, subject to a number of conditions. This approved will provide for 16 class bases, plus a nursery with associated school hall, group rooms, kitchen, toilets and staff accommodation.

The outline plans indicated a potential future requirement for a multi use games area to the rear of the school building on the playing fields; however planning permission was not granted for these works at that stage.

THE PROPOSAL:  

This application seeks retrospective planning permission for the construction of a hard surface multi use games area with fencing and access path. The works are retrospective as the construction of the games area needed to coincide with the access arrangements for the footpath link to the adjacent school site, on which work had already commenced. The games area is complete and has been in operation 

since mid May 2008.

THE SITE AND SURROUNDINGS: 

The new primary school has been occupied since September 2007. This land was previously a green field site accommodating a man-made pool and a collection of existing buildings of varying age and quality.

The new school is predominantly single storey, wrapping around the waters edge of the circular pool, the design utilises two existing buildings, which are linked using glass enclosed walkways.  There are playing fields located to the west of the building, to the rear of properties along the Holyhead Road.

CONSULTATION RESPONSES: 

Wellington Town Council has raised no objections

Following the notification of neighbouring properties and the display of site and press notices, no letters have been received from local residents.

POLICY CONTEXT:

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

Wrekin Local Plan:

LR1 – Provision of Community Facilities

OL3 – Green Network

OL5 – Extensions and redevelopment within the Green Network

UD2 – Design Criteria

Core Strategy:

CS10 – Community Facilities

PLANNING CONSIDERATIONS:

The application site is located within the Green Network as defined in the Wrekin Local Plan.  The games area is considered as an acceptable use, in terms of scale and is compatible with the aims of the green network.

The layout of the games area has altered from that indicated on the outline planning application, due to poor ground conditions in the original location.  The new siting is for the area to be perpendicular to the boundary with properties along Holyhead Road. The new siting will result in the loss of thorn hedging, to allow for the re-grading of the land and ensure that the games area can be viewed from the school building of safety reasons.  The loss of this hedging within this context is considered acceptable and will not adversely impact on the character and appearance of the wider area.  

The design of the games area is for a tarmac hard surface with 3m high dark green ball stop fencing to provide a formal court.  This is considered an appropriate design, which is acceptable within this context and will not adversely impact on the visual amenities of the surrounding area.

Your officers consider that the proposal is unlikely to have a detrimental impact on the neighbouring residents given the separation distances, the ground level difference and hedged boundary. Furthermore, there is no lighting of the games area. As the games are is within the school grounds and there is no public access, the facility will not be used outside of school hours.

RECOMMENDATION: GRANT PLANNING PERMISSION subject to the following conditions:

1. SIE26 – Reasons for the Grant of Planning Permission

REASONS FOR APPROVAL:

The multi use games area is modest in terms of scale and of an appropriate design which respects the context of the site and would not be harmful to the streetscene. Furthermore, the proposal would not have a detrimental impact on the residential amenities of nearby dwellings. 

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

Agenda Type : A
W2008/0537 Erection of a two storey and first floor rear extension and a conservatory to rear     
26, Wheatley Crescent, Hadley, Telford, Shropshire.    
Recommendation Code: FR
Ward: Hadley & Leegomery
	APPLICANT:
	RECEIVED ON:

	Mr R Dhami
	30/04/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Hadley & Leegomery
	Hadley & Leegomery
	Andrew Mackriell


COUNCILLOR KEITH AUSTIN HAS REQUESTED THIS APPLICATION BE CONSIDERED BY PLANS BOARD.

OBJECTIONS RECEIVED:  Yes.

MAIN ISSUES:  The size and form of the proposed extensions, the cumulative effect of the proposed development, and the visual impact of the resultant extended dwelling on adjoining properties and the character of the area.

THE PROPOSAL:

The application is for a two storey extension to the rear of the existing side and rear extension, and a flat-roofed first floor extension over the existing ground floor rear extension.  A conservatory is also proposed.

SITE AND SURROUNDING AREA:

No.26 is a two-storey semi-detached house of traditional appearance with hipped roof situated at the end of a residential cul-de-sac within the built-up area of Telford.  No.26 has been previously enlarged with a two storey side and rear extension, and also at some point a ground floor rear extension.  No.24 also features a two storey side and rear extension of similar size and form to that at No.26.  The essential character of the area is one of relatively low density residential development.

PLANNING POLICY CONTEXT:

Wrekin Local Plan Policy UD2 Design Criteria.

CONSULTATION RESPONSES:

One letter received from a property on Hadley Park Road objecting to the proposals on the grounds of visual appearance, potential overlooking and loss of privacy.

PLANNING HISTORY:

No. 26 has been previously extended with a two storey side and rear extension approved under Ref: W89/0398.

Outline planning permission was refused under Ref. W2007/1242 for two semi-detached houses on land to the rear of 25 Wheatley Crescent (the adjoining semi - also owned by the applicant). Under Ref. W2007/1558 outline planning permission was refused for a detached dwelling to the rear of No.26.  In both cases the applications were refused on the grounds that the development would be cramped, out of character and detrimental to adjoining amenities.

PLANNING CONSIDERATIONS:

The Council recognises that extensions can provide a means of adapting dwellings to family needs especially when people find themselves needing to provide for dependant relatives within their own home.  Extensions should be of a scale and appearance which respect the character and form of the existing dwelling as well as the amenities of the adjoining properties and surrounding area.  

It is accepted that in this case the applicants have exceptional circumstances regarding the need to provide special care for their autistic son at home and that these requirements result in the need for specific extra accommodation.  However, it is important to take into consideration the extent to which the dwelling has already been enlarged.  The cumulative effect of previous alterations and extensions must be taken into account in determining whether the proposal would have a detrimental impact on the existing building and the surrounding development.  Combining the floor area of the existing extensions with the current proposals (but excluding the proposed conservatory) would result in a total additional floor area of 130 sq. metres. Compared with the original dwelling’s floor area of about 94 sq. metres the combined additions would therefore more than double the size of the original house, to the extent that, particularly from the rear, it would be overwhelmed and dominated.

The appearance and form of the rear extensions would not respect the character of the house.  The main two storey element (combined with the existing two storey extension), would project a total of 8.5 metres from the original rear elevation.  The first floor extension would have a flat roof which would be out of character, and this extension would also harm amenities and outlook from the rear of the adjoining No.25.  The resultant extended dwelling would be visually intrusive particularly from the rear of Nos. 72 and 74 Hadley Park Road, and would also affect the outlook from the rear of the new development of flats reaching completion.

Therefore, on balance it is considered that the special circumstances in this case should not override the established planning policy objective of allowing neighbourly development which respects the amenities of adjoining properties and the character of the area.  

The dwelling has already been substantially extended and it is considered that the cumulative effect of the proposed additions would result in an unneighbourly development which would be visually intrusive and out of character with the area.  The applicants have submitted this application despite pre-application advice from your Officer that the two storey and first floor elements would be unacceptable.  The applicant was advised at the pre-application site visit to consider the alternative of ground floor only additions which would have less visual impact and, despite the potential loss of garden area, would have been considered more favourably.

RECOMMENDATION: REFUSE PLANNING PERMISSION for the following reason:

The proposals represent an unacceptable form of development by reason of the size and form of the extensions, which combined with the existing extensions to the dwelling would result in disproportionate additions which would unduly alter the character, appearance and form of the property.  The resultant extended dwelling would have an overbearing visual impact on adjoining properties detrimental to the residential amenities of those properties and would be out of character with the surrounding residential area.

Therefore the proposals are contrary to the established objectives of Policy UD2 in the Wrekin Local Plan. 

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

Agenda Type : A
W2008/0556 Erection of an office, storage buildings, cycle shed, substation and gate house     
Telford Railfeight Terminal, A518, Donnington, Telford, Shropshire.     Recommendation Code: FG
Ward: Wrockwardine Wood & Trench
	APPLICANT:
	RECEIVED ON:

	Telford & Wrekin Council
	02/05/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Wrockwardine Wood
	Wrockwardine Wood & Trench
	Kate Stephens


OBJECTIONS RECEIVED: Yes.

MAIN ISSUES:  Visual impact of the buildings and impact on residential amenity.

PROPOSAL:

This current application seeks full planning permission for the erection of 5 buildings within a small complex with staff/visitor parking, located to the right of the access ramp off Hortonwood Roundabout, in association with the Railfreight Terminal.  Members will recall granting planning permission at Plans Board on 30th April for the retention of the existing ramped temporary construction access off Hortonwood Roundabout as a permanent vehicular and pedestrian access for the Railfreight Terminal.

The five proposed buildings are:

i) a grey timber clad office/welfare building with blue fascia trim, measuring 15m x 11.94m, that is part two storey and part single storey with steep mono-pitch roof over the two storey element rising to its apex at 7.13m high.  This building, with its reception area, offices, meeting rooms and staff facilities, will be the operational focus of the Railfreight Terminal and will deal with the administration and the control of traffic in and out of the terminal site; 

ii) a grey timber clad storage building measuring 8m long x 4m wide with mono pitch roof rising to a height of 3.36m is for the store for equipment, tools, consumables and may possibly also house an electricity substation (see v) below);

iii) a timber clad open-sided building for cycle parking and for the storage of recyclables and waste measuring 5.71m x 2.3m and 2.5m high;

iv) a small gatehouse building 2.7m x 2.7m and 2.7m high at the western end of the site where trains enter and leave the site – this building will be modular in form and of dark green plastic coasted steal panels located some 360m west of the ramped access where the multiple tracks and sidings become a single track; and 

v) a free-standing rendered brick building measuring 4m x 4m to a height of 3m to house electricity substation if necessary if the substation cannot be accommodated within building ii). Amended plans have been submitted that show this building proposed to the north of the site – previous plan showed two possible locations within the site.

All the buildings are set at a lower ground level than the nearby A518 that runs behind the site some 2.3m higher.  Access to the building will be via the access ramp that comes off the Hortonwood Roundabout and then will be along the vehicular road that runs parallel to the railway tracks and which will branch off into this proposed office building complex with parking for staff and visitors. 

The Telford Railfreight project is being led by the Borough in association with its partners and part funding has been provided by the European Regional Development Fund. In April 2005 the Secretary of State for Transport approved an application under the Transport & Works Act Order (T&WAO) for the re-instatement of 4km of railway line from mainline connection in Wellington to the terminal in Donnington and the construction of a Railfreight terminal within the site as well a warehousing development to be rail connected from the terminal (and intended to be sold to a private developer). 

SITE AND SURROUNDINGS:

The application site for buildings 1, 2, 3 and 5 lies to the north of the proposed railway track between the tracks and the roundabout/A518 and is located away from the nearest residential properties some 80m away in Stanmore Drive which are orientated such that the rear of properties face towards the railway line with rear garden boundaries some 30m in length.  The gatehouse building 4 lies some 380m west of the ramped terminal access.

PLANNING HISTORY: 

Telford Railfreight Terminal (Donnington) Order 2005 - came into force 4th May 2005.

W2007/0754 – Retention of temporary construction access as permanent vehicular access for the Railfreight Terminal.   Approved  May 2008

POLICY:

Wrekin Local Plan

Policy UD2 – Urban Design

CONSULTATION RESPONSES:

Neighbour consultations: 3 letters of objection summarised as follows:

· The railfreight terminal should not be built in this location (Halesfield was an excellent choice),

· There will be noise from traffic and use of the freight yard,

· The entrance to the railfreight will be a danger to cyclists and pedestrians as vehicles on the ramped incline will not see them on the roundabout. 

· Wants to know how much compensation will get for loss of value to property and was unaware that a railfreight terminal would be built at bottom of garden – will be an eyesore. 

PLANNING CONSIDERATIONS:

The principle of a Railfreight terminal in this location has already been established and agreed by the Secretary of State back in April 2005, so the merits or otherwise of having a Railfreight terminal and the associated noise and activities on this site cannot be revisited.  Also the access route into/out of the Railfreight Terminal site has already been approved by the recent granting of planning application W2007/0754.  None of the neighbour consultation comments received for this application relate directly to the proposed buildings, but object to the principle of a Railfreight terminal in this location. 

This application is for the erection of 5 buildings required for the operation and functioning of the Railfreight Terminal to be located between the railway tracks and the A518 on ground at lower levels than road.  This will afford the site and buildings some screening from the road.  The residents in Stanmore Drive across the tracks will be some 80m away from the nearest building and taking this distance into account together with the 5m high landscaped acoustic bund that will be erected along the southern boundary of the railfreight site and long their rear gardens, residents will have limited views of the buildings.  Hence there will be no significant visual and amenity impact of these buildings on residents or the surrounding area. 

CONCLUSION: 

The Railfreight Terminal and its associated activities have already been approved under The Telford Railfreight Terminal (Donnington) Order 2005, and the permanent access/egress off Hortonwood Roundabout has recently been approved.  The proposed buildings are necessary for the operation and functioning of the Railfreight Terminal.  The buildings are simple and will be grouped together on land at a lower level than the A518 so their impact will be minimal to road users.  Residents of Stanmore Drive will have limited views of the buildings due to the separation distance and the 5m high landscaped acoustic bund that will be erected along the southern boundary of the railfreight site and along their rear gardens and hence there will not be a significant impact on residential amenity. 

RECOMMENDATION:  GRANT PLANNING PERMISSION subject to the following conditions:

1. Details/samples of materials and colours

2. Building 5 only erected if electricity substation cannot be accommodated in building 2.

3. Details of bike racks

4. Landscaping

5. Parking/turning areas formed before buildings brought into use. 

REASONS FOR APPROVAL:

The Railfreight Terminal and its associated activities have already been approved under The Telford Railfreight Terminal (Donnington) Order 2005 and permanent vehicular access/egress off Hortonwood Roundabout has already been approved.  The buildings are necessary for the operation and functioning of the Railfreight Terminal. The buildings are simply designed and generally low lying, set at a lower level than the road, and with an 80m distance between the buildings and nearest dwellings and the installation of an already approved 5m high landscaped acoustic bund along the southern Railfreight Terminal site boundary the buildings will have no significant visual and amenity impact on residents, road users or the surrounding area. 

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

Agenda Type : A
W2008/0573 Erection of a single storey extension to provide 2no. classrooms, staff room, boys/girls wc and reception area    
High Ercall Primary School, Church Road, High Ercall, Shropshire.     Recommendation Code: FG
Ward: Ercall Magna
	APPLICANT:
	RECEIVED ON:

	Telford & Wrekin Council
	07/05/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Ercall Magna
	Ercall Magna
	Lucy Yates


OBJECTIONS RECEIVED: No.

MAIN ISSUES: Impact on open land and character and appearance.

THE PROPOSAL:

The application seeks permission for the erection of a single storey extension to provide 2no. classrooms, staff room, boys/girls wc and reception area.

THE SITE AND SURROUNDINGS:

High Ercall Primary School is accessed via a driveway from Church Road and comprises two blocks; a two storey Victorian school building to the north east of the site and a larger, modern single storey flat roof main building to the south west. To the front of the Victorian school building is an area of hard play which runs to the front of the site, adjacent to the single vehicular and pedestrian access which leads to the present entrance area. There is a demountable timber building currently used as a pre-school nursery, situated on the grass area adjacent to the school car park.

The playing fields are located to the south-east, south and west of the site, bounded by a mixture of fencing and hedging. The area to the south-east is currently used as a multi-play pitches area and there is an existing running track south of the school buildings. The site has an area of approximately 1.8ha.

The surrounding area is predominantly residential in area and consists of a mix of houses of various periods and styles. To the south are the semi-detached neighbouring properties of Talbot Fields, whose rear gardens are partly obscured from the school by a number of mature trees on the school fields. To the north west of the school are the various detached neighbouring properties along Church Road, which back onto the school grounds. St Michael’s Church is located at the end of Church Road, to the north of the school and in close proximity to the school entrance. To the east are open fields and to the west neighbouring properties are situated 150m from the existing school buildings, separated by the playing fields.

The driveway, Victorian school building and the playground to the front of the school are located within the High Ercall Conservation Area. The proposed extension will be located outside the Conservation Area.

CONSULTATION RESPONSES:

Ercall Magna Parish Council – comments awaited.

PLANNING HISTORY:

W2007/0778 Relocation of existing nursery demountable for a temporary period of 5 years, full granted

W2005/0689 Extension to existing car park, full granted

W2002/0577 Provision of single storey demountable on the existing school field with linked corridor, full corridor

POLICY CONTEXT:

In consideration of the proposals, the following Local Plan policies are considered relevant:

UD2 – Design Criteria

OL6 – Open Land

PLANNING CONSIDERATIONS:

The proposed single storey extension will measure an area of approximately 244m² and will be located on the south-west elevation of the single storey main school block. The extension will provide two classrooms, a staffroom, a boys/girls wc and a reception area.

The extension will allow enable the classes in the Victorian building to be relocated to the main school. Following refurbishment, the pre-school unit can be relocated to the Victorian building from the temporary demountable unit, which in turn can be removed from the site. The location of the extension will be on an area which was previously used by a demountable unit, which was moved under application W2007/0778.

The scale, form and massing of the proposed single storey extension are deemed proportionate to the existing main school building and the design is appropriate to the context of the modern school building. The Local Planning Authority considers that the character and appearance of the proposed extension would represent an acceptable addition which would not have a significant detrimental impact upon the existing school building or the surrounding area.

The extension will be built on part of the school playing field. However as the majority of the school field will be unaffected by the development and the area was previously occupied by a demountable unit, it is considered that the location of the proposed extension is acceptable. In addition, the development will be partly screened by the existing boundary treatment and will have no significant impact upon the existing running track and multi-play pitches area.

It is anticipated that the proposal will have a minimal impact upon neighbouring properties as it will be located a minimum of 40m from any neighbours, will be partly screened by the existing boundary treatment and is an overall improvement to the current solution of the demountable unit.

The proposed extension will create a clear entrance to the primary school and provide additional teaching space.

RECOMMENDATION: GRANT PLANNING PERMISSION subject to the following conditions:

1. A3 
– Statutory time limit

2. B15 
– Samples of materials

3. B18 
– Details of windows and doors

4. SIE22 – Conditions

5. SIE26 – Reasons for grant of planning permission

REASONS FOR APPROVAL:

The Local Planning Authority considers that the proposal for the erection of a single storey extension to provide 2no. classrooms, staff room, boys/girls wc and reception area, is acceptable as it would not result in a significant detrimental impact on amenity and would not have a negative effect upon the adjacent Conservation Area. The decision to grant planning permission has been taken having regard to the policies and proposals contained in the adopted Wrekin Local Plan 1995-2006. 

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

