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Agenda Type : A
W91/0520 The    erection    of    a    detached    bungalow (retrospective).     

Land to the rear of/The Swan Hotel, Watling Street,  Wellington, Telford.     Recommendation Code: Discharge of S106

Ward: Arleston XE "W91/0520 The    erection    of    a    detached    bungalow (retrospective).     Land to the rear of/The Swan Hotel, Watling Street,  Wellington, Telford.     Recommendation Code\: Discharge of S106  - Ward\: Arleston" 
	APPLICANT:
	RECEIVED ON:

	C. Witton Esq.,
	05/06/91

	
	

	PARISH
	WARD
	CASE OFFICER:

	Wellington
	Arleston
	Emma Green


This application is being brought back before members as the applicants now wish to discharge the Section 106 agreement attached to the original permission which linked the bungalow to the rear of the site to the Swan Hotel at the front of the site.

On the original application determined in July 1991, the applicants agreed to enter into a Section 106 Agreement. This agreement prevented the dwelling being occupied by anyone not solely or mainly employed or last employed in the Swan Hotel, and to prevent the transfer or sale of this property independently of the Swan Hotel.   

The reason for the agreement on the original application related to highways issues of access and visibility.

The applicants contacted the Local Planning Authority earlier this year with regards to discharging the Section 106 agreement; this is to allow for the house and the hotel to be sold independently.  As part of this process the Councils Highway’s Engineer recommended a number of alterations to the access and layout of the site, which would allow for adequate access to both the bungalow and The Swan Hotel.

These alterations included the closing of the dropped kerb entrance on Watling Street, the erection of a new boundary fence to prevent the illegal use of second access point to the site (off Watling Street); removal of internal bollards which divided the car parking into two separate areas; and painting of a yellow box on the road outside the entrance off Mill Bank.

These works have now been completed and the Councils Highway’s Engineer is satisfied that the single access to the site off Mill Bank as improved, is an acceptable access with adequate visibility, for both the bungalow and the Swan Hotel.  

In conclusion, these highways alterations have therefore negated the requirement of the Section 106 agreement linking the two buildings together and officers recommend discharging the Section 106 agreement attached to planning application reference W91/0520.

RECOMMENDATION: discharge of Section 106 agreement attached to planning application W91/0520.

A COPY OF THE REPORT IS ATTACHED FOR INFORMATION.

OBJECTIONS RECEIVED: YES.

MAIN ISSUES: Dwelling not erected in position shown on submitted plan. Dwelling constructed in unacceptable bricks and roof tiles.

Members may recall that a planning application for the erection of a detached bungalow on 0.4 acres of land to the rear of The Swan Hotel, Watling Street, Wellington, Telford was submitted and approved in July 1991, subject to the applicant entering into a Section 106 Agreement to ensure that the occupation of the bungalow was tied to the hotel usage.

The development of the bungalow was subsequently commenced in August 1991 before the Section 106 Agreement was finalised. At the outset the applicant was advised that all development was undertaken at his own risk as technically, the proposal did not have the benefit of planning permission. Concern was also expressed about the use of the chosen facing bricks, which were uncharacteristic to the general character of the area. Furthermore, the bungalow was clearly not being built in the position shown on the submitted layout plan and that certain landscaping matters had been carried out without consent.

In February 1992, the Council's Solicitor issued instructions that the Section 106 Agreement had been finalised and that the formal planning permission could be issued. However a site visit prior to the issuing of the consent revealed that the bungalow had been finished using the facing bricks that the applicant had been advised were unacceptable and that the roof tiles chosen did little to compliment the development and were not in accordance with those that had been agreed. Furthermore, the dwelling now had an additional three rooflights in the south elevation and a 1.8 metre high close boarded fence had been erected along the site frontage, instead of the previously agreed brick wall. Finally, the planting along the western boundary had yet to be implemented.

Following the commencement of the bungalow, the Council has now received an objection from a local resident who has expressed concerns over the materials used and over the siting of the bungalow.

The matter of materials is a subjective view and whilst the bricks and tiles chosen by the applicant are far from ideal, the bungalow itself is located to the rear of the existing hotel and not clearly visible from the adjoining roads. The onus is on the Council to demonstrate that that the development is causing unacceptable detriment and to take enforcement action. However in this particular instance, it is considered that there is insufficient harm for the Council to justify instigating enforcement proceedings to seek the demolition of the bungalow.

RECOMMENDATION: that the report is noted and that authorisation be given for the formal decision notice to be issued. 
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Notes

Agenda Type : A
W2006/0382 Residential Development (outline)      
Land at, Churchill Drive, Ketley Bank, Telford, Shropshire.     
Recommendation Code: OLG
Ward: Ketley & Oakengates
	APPLICANT:
	RECEIVED ON:

	English Partnerships
	16/03/06

	
	

	PARISH
	WARD
	CASE OFFICER:

	Oakengates
	Ketley & Oakengates
	Kath Whitfield


OBJECTIONS RECEIVED:  Yes.

MAIN ISSUES:  Policy, Ground Conditions, access, design, drainage and open space.

PROPOSAL:

This application is for residential development with all matters reserved.  The submitted concept plan suggests that the site is likely to be suitable for 6 dwellings.

SITE AND SURROUNDINGS:

This is a small paddock at the junction of Greyhound Hill and Churchill Drive in Ketley Bank.  It is a prominent site within a densely wooded embankment.  This is a sloping site with embankments on all sides including a small embankment up to Churchill Drive.  The boundaries of the site are not clearly marked on the ground and the site excludes much of the wooded area to the north and east of the paddock area.  

To the north and east of the site is existing woodland and to the south and west are existing dwellings.  The dwellings along Churchill Drive are bungalows with two storey dwellings along Greyhound Hill.

HISTORY:

Previous approval under S7(i) of the New Towns Act  as part of a larger area in May 1983 for residential development.

PLANNING POLICY:

Telford & Wrekin Core Strategy

CS1 : Homes

CS3 : Telford

CS5 : District and Local Centres

CS11 : Open Space

CS15 : Urban Design

Wrekin Local Plan (saved policies)

H6 Windfall Sites

UD2 Design Criteria

EH7 Contaminated Land

EH8 Remedial Action on contaminated land

EH14 Land Stability

LR4 Outdoor Recreational Open Space

LR6 Developers Contributions to Outdoor Recreational Open Space within new Residential Developments

OL3 Green Network

National Planning Guidance

PPS1 : Delivering Sustainable Development

PPS3 : Housing

PPS9 : Biodiversity and Geological Conservation

PPG14 : Development on unstable land

PPS23 : Planning and Pollution Control

CONSULTATION RESPONSES:

Woodlands Officer: There are no objections in principle though would like to see the paddock retained.  Existing trees and woodland should be retained and there should be a stand-off of 20 metres from the existing canopy of trees.  He also requests that the applicant undertake an arboricultural survey to identify any thinning and pruning that may be necessary in the surrounding woodland.

Pollution Control Officer: No objections.
Highways Officer: No objection in principle subject to the provision of satisfactory visibility splays at the junction of the development with Churchill Drive and improvements to visibility at the junction of Churchill Drive and Greyhound Hill.  

Pollution Control Engineer: The Ground investigation report submitted suggests that gas mitigation measures will be required.  In addition a cover of clean top soil (verified by testing) will be required.  

Geotechnical Engineer:  The recommendations in the Ground Conditions report in respect of Shallow mineworking are accepted.  A minimum 12 stand-off from the mineshaft in the centre of the site is required unless the mineshaft is appropriately treated.  This may need to be increased due to depths of colliery spoil and glacial till on the site.  The appropriate stand-off will need to be justified by any future developer.  There remain issues of slope stability and the report has recommended a stand-off in respect of the crest of the embankment to the north of the site which is accepted.  Further work will be required for the slopes to the south of the site adjacent to Greyhound Hill.  

Oakengates Parish Council:  The Parish Council has no objections in principle but recommends that the applicant makes a contribution to provision of youth in the area. 

Neighbour Comments: There have been three letters of objection to the proposal from nearby residents.  The main points of concern are:

· Disruption to the private access/public footpath down the eastern side of the site particularly during construction works

· Possibility the new development will lead to flooding of adjoining land

· Affect on natural habitat and wildlife

· Previous proposals suggested that this area would be retained for leisure and recreation purposes

· Increased use of the public footpath leading to loss of privacy to nearby dwellings

· Development will result in additional light pollution, noise and traffic in the area.

PLANNING CONSIDERATIONS:

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

Policy CS1 of the Core Strategy seeks to provide 1330 homes per annum up to 2011.  The majority to these will be provided within Telford (policy CS3).  Policy CS5 requires new housing development within the District Centres or on sites highly accessible to these centres.  Further guidance is provided by policy H6 of the Wrekin Local Plan for unallocated sites within Telford under 1ha in size.  This policy requires the applicant to demonstrate that the site can be:

· Accessed and parking provided,

· Drained

· Appropriately remediated in relation to land contamination and stability

· It does not have an adverse impact on the local environment

· It shows high quality design

· It should be within 800m of a District Centre or 400m of a Local Centre or within 400m of a regular (half hourly) bus service.

The site lies within an area allocated as white land within the Wrekin Local Plan and is adjacent to areas of Green Network (policy OL3 of the Wrekin Local Plan) which includes most of the wooded areas to the north and east of the site.  The Woodlands Officer has recommended an appropriate stand-off from the existing trees surrounding the site of 20 metres.  This can be required by condition.  There will be some loss of trees at the southern end of the site to provide improved visibility splays and the extent of this will need to be agreed as part of any reserved matters application.  The applicants have submitted a suggested layout which limits development to the flat central area of the site formerly used for grazing. 

The site lies about 1 km north of Telford Town Centre and ½ km south of Oakengates.  There is an hourly bus service along Greyhound Bank.  The site can, therefore be considered to be accessible to a District Centre as required by policies CS 5 of the Core Strategy and policy H6 of the Wrekin Local Plan.

The site covers an area of approximately 0.45ha of largely made-up ground comprising colliery spoil.  Some reclamation works took place in the 1970’s with the removal of some of the colliery spoil to create the current land form of a ‘bowl’ surrounded by embankments.   In addition there is a mineshaft within the site.  A ground investigation has been carried out in accordance with policies E7, E8 and E14 of the Wrekin Local Plan which has looked at the potential issues of land contamination, shallow mining, existing mineshaft on the site and land stability.  This will be a difficult site to develop in terms of ground conditions and land stability but it is considered that, subject to appropriate remediation, including treatment of the mineshaft, parts of the site can be developed.

Access to the site is proposed off Churchill Drive which will need widening and its junction with Greyhound Hill altered to provide improved visibility to the east.  This will require removal of some of the trees and part of the embankment fronting Greyhound Bank to provide the necessary visibility splays.  All of the land necessary for these works falls within the site and the highway.  It will be necessary to ensure that the existing public footpath and private vehicular access along the western boundary of the application are retained and safeguarded during construction works.

In terms of drainage the site is unsuitable for use of soakaways. All surface water drainage should be positively drained from the slope face to surface water sewers. There is combined sewer along Greyhound Hill and the applicants need to confirm with Severn Trent Water that a connection can be made to this sewer.  

Policy H6 of the Wrekin Local Plan suggests that sites over 0.4ha should normally be of higher than average density.  In this case the applicants have submitted an urban design concept plan as required by policy UD2 of the Local Plan.  This suggests that 6 dwellings could be provided set around a village square, where the mineshaft is located, with a couple of dwellings fronting Churchill Drive.  This will give a density of around 12 dwellings per ha.  This is very low when considered in relation to the minimum requirements of PPS3 of 30 dwellings per ha.  It is, however, felt appropriate in this case having regard to the constraints on the site particularly the mineshaft, slope stability issues and the need to protect and provide a stand-off to the existing trees around the boundaries of the site.  The suggested layout will provide an appropriate and acceptable response to the constraints of the site and opportunities provided.  

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

On balance it is considered that the site is suitable for residential development providing the appropriate remediation works are undertaken and improvements to the highway carried out.  These issues can be covered by appropriate planning conditions.

RECOMMENDATION :  Subject to the applicant entering into a Section 106 agreement to provide a financial contribution to off-site outdoor recreational provision and can demonstrate that the site can be drained then delegated authority be granted to the Head of Planning to GRANT OUTLINE PLANNING PERMISSION subject to the following conditions:  

1.
a1
Standard Outline

2.
a2
Submission of reserved matters

3.
b10
Submission of reserved matters

4.
b11.
General details required

5.
b12
Environmental Survey 

6.
b23
Landscape Design

7.
b30
Road Design – amended to include improvements to junction of 
Churchill Drive and Greyhound Hill, signage etc 

8.
b50
Foul and Surface water drainage

9.
Non Standard – implementation of gas mitigation measures in the Ground 
Conditions Report

10.
Non Standard – requirement for provision of clean top soil for the garden 
areas with an appropriate validation report

11.
Non Standard – Chemical testing of any imported material required to raise 
levels of the site.

12.
Non Standard – Drilling and grouting of footprints of proposed dwellings with 
completion reports

13.
Non Standard – provision of an appropriate stand-off to mineshaft in 
accordance with an agreed scheme

14.
Non Standard – provision an appropriate stand-off from crest of embankments 
in accordance with an agreed scheme 

15.
b46
Slope stability – amended in respect of slopes at the southern end of 
the site. 

16.
Non Standard – The reserved matters application shall be broadly in 
accordance with the layout in the Urban Design Concept Plan received on 5 
June 2008, shall also make provision for the retention of the 
footpath/private drive along the eastern boundary of the site and shall have regard to the recommendations in the Ground Conditions Report April 2008.

17.
d125
Removal of Permitted Development rights – for extensions and building within the curtilage of the dwellings.  

18.
Non Standard - No buildings shall be sited within 20 metres of the existing 
trees around the boundaries of the site particularly on the northern and 
eastern boundaries of the site unless otherwise agreed by the LPA in writing.

REASONS FOR APPROVAL:

This site benefits from an existing planning permission under the New Towns Act for residential development.  The Local Planning Authority considers that the development of this side is in keeping with the requirements for new housing development as set out in the Core Strategy Development Plan and the saved policies of the Wrekin Local Plan for unallocated sites under 1 ha.  This is a difficult site that will require substantial remediation.  The submitted concept plan respects the character of the surrounding area and will result in the protection of most of the existing trees around the northern and eastern boundaries of the site adjacent to areas of Green Network.  Contributions have been agreed towards off-site recreation facilities. 

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

Agenda Type : A
W2008/0437 Change of use from industrial (Use class B1/B2/B8) to an indoor climbing centre (Use class D2)    
The Malthouse, Springfields, Newport, Shropshire.      
Recommendation Code: FG
Ward: Newport South XE "W2008/0437 Change of use from industrial (Use class B1/B2/B8) to an indoor climbing centre (Use class D2)    The Malthouse, Springfields, Newport, Shropshire.      Recommendation Code\: FG - Ward\: Newport South" 
	APPLICANT:
	RECEIVED ON:

	Mr Karl Smith
	03/04/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Newport
	Newport South
	Anna Robinson


THIS APPLICATION WAS DEFERRED AT THE LAST PLANS BOARD MEETING (2ND JULY 2008) TO ENABLE MEMBERS TO FURTHER CONSIDER THE PROPOSAL WITH THE BENEFIT OF A SITE VISIT.

A COPY OF THE REPORT IS ATTACHED FOR INFORMATION. THERE HAVE BEEN NO CHANGES TO THE REPORT, AND THE RECOMMENDATION REMAINS TO GRANT PLANNING PERMISSION SUBJECT TO CONDITIONS.

NEWPORT TOWN COUNCIL HAS REQUESTED THAT THIS PLANNING APPLICATION IS CONSIDERED AT PLANS BOARD

OBJECTIONS RECEIVED: Yes.

MAIN ISSUES: Principle of development, impact on residential amenity and highways issues - parking and access.

THE PROPOSAL: 
The application seeks planning permission for a change of use of 'The Malthouse', a modern industrial unit to an indoor climbing centre.

No external changes to the building would occur, but associated parking and turning space within the site forms part of the application, utilising the existing area of hard standing.

THE SITE AND SURROUNDINGS: 
Existing modern portal framed industrial unit located in the centre of a developing residential area, approximately 600 metres south of Newport town centre. The extant use of the building is industrial (use classes B1, B2 and B8), although it is currently vacant.

The building covers approximately two-thirds of the site, the remaining area to the west is hard standing, with hedging to the west boundary, timber fencing to the north, red brick wall and fencing to the south. Metal vehicular gates are located at the entrance, at the end of a narrow driveway, flanked by a substantial red brick wall and hedge with timber fencing beyond.

The surrounding residential development comprises: The Maltings conversion located to the northern boundary of the site, at a considerably lower ground level; rear gardens to properties in Station Road located to the east; two established detached dwellings, Stanmore and Clevelands to the west, (whose rear gardens would adjoin car park); and new, higher density residential development to the south. The access to the site comes directly off the new estate road of a small residential development, Town Wells Mews. New residential development is under construction directly south of the building.

Between the residential developments and Springfields Industrial Estate is a right of way linking larger modern housing developments to the west to the main road, Station Road. The Industrial Estate comprises a number of small units.

CONSULTATION RESPONSES: 
The Highways Engineers have made the following comments on the amended proposals for this use:

· The parking layout is not ideal (but an improvement on the original proposals) The additional staff parking would have double parking implications, but would be acceptable if limited to staff parking only. 

· The addition of a space for a minibus and motorbike and cycle parking is welcome.
· Parking shortfall can not be fully accommodated on surrounding streets and consent from landowners would be necessary for parking within the industrial estate.
· The parking bay on Station Road adjacent to Linden Surgery could accommodate some overspill parking.
Whilst sustainable transport modes may be used by climbers, sensitivity of parking in Towns Wells Mews and being only facility of this nature in the area, it would be likely to generate traffic, therefore a Travel Plan should be submitted, promoting sustainable travel modes and managing parking demand.

As the climbing centre use would require less parking than other more intensive indoor sports facilities, or its current industrial use (B1, B2 and B8), which would normally require 19 spaces and an articulated lorry space the Highways Engineers resolved to have no objection to the proposal, subject to conditions and a requirement that the use is limited to a climbing wall and not other leisure uses.

Environmental Health Officer has confirmed that there are no objections with regard to noise and disturbance to adjoining residential properties, as the climbing wall is within the building. There is also no concern regarding traffic movements.

Newport Town Council objects to the change of use to the climbing centre, due to the increase in parking and traffic flow through a developing residential area; and that planning permission has previously been granted for demolition of the building and erection of new residential development on the site.

Two neighbour objections have been received from residents in the adjoining Town Wells Mews. The following issues have been raised:

· Location of building is not suitable for climbing centre use
· Existing problem of too many cars in vicinity - impact of additional traffic
· Insufficient parking provision within existing estate
· Site is not large enough and the access too narrow
· Impact of buses/vans accessing the site
· Difficulties caused to emergency vehicles
· Further residential development proposed in the area

· Height of wall along access - exiting vehicles will not be seen
· Existing highway safety issues at Town Wells - pedestrians and cyclists
· Location of access thought to be for infrequent delivery/collection vehicles when building was a storehouse - approx. once a week
· Creation of increased noise from cars and increase in people ('teenagers') "hanging" around.

PLANNING HISTORY: 
W2007/0492 Erection of a two storey building to provide 4no. apartments, following demolition of storage building, Approved. Various planning history between 1970s and 1990s referring to use of building for storage, office use, conversion to leisure centre.

Climbing Centre at Audley Avenue Industrial Estate, Newport - (W2007/0296 Refused, W2007/0890 Approved - resolved parking issues in original planning application).

POLICY CONTEXT: National Planning Policy PPS6 Planning for Town Centres - Sequential test PPG13 Transport PPG17 Planning for Open Space, Sport

Wrekin Local Plan 1995 - 2006 LR1 Provision of Community Facilities Appendix B Parking Standards

Core Strategy Policy CS6 Newport Policy CS10 Community Facilities

PLANNING CONSIDERATIONS: 
The proposal is for change of use of the existing industrial unit to a climbing centre. No external works to the building are proposed. There is existing planning permission for a similar use on Audley Avenue Industrial Estate, but the Applicants consider this new location more suitable as it is closer to Newport town centre and hence offers greater opportunities for visitors to use alternative transport modes to the car. The supporting information makes reference to the accessibility of the site by public transport, cycling and walking, as well as being close to the main road network in the area.

Policy CS6 of the Core Strategy requires development in Newport that will support its role as a Market Town including development that supports the town's economy and increasing accessibility to key services and other facilities including sports, leisure and recreation facilities. Policy CS10 of the Core Strategy states that the provision of new facilities to meet the needs of local residents will be supported. Delivering sustainable and accessible sporting, leisure and recreational services is a key objective for the Borough. Such development should be in District and Local Centres to ensure they are accessible and will promote social inclusion. The provision of the climbing wall in this location complies with the requirements of these policies and will enhance the provision of sporting, leisure and recreation facilities in Newport.

Policy LR1 of the Wrekin Local Plan also requires community facilities to be provided within the District or Local Centres including Newport. Outside the centres a sequential approach should be adopted. Proposals should demonstrate that the site is accessible, adequate parking facilities provided, it will not have an adverse impact on the character and amenity of local areas.

A sequential test has been submitted as part of the application to demonstrate why the proposed site is the best location for the climbing centre. The applicant considered that the majority of buildings within the centre of Newport, as well as other industrial units, were inappropriate for use as an indoor climbing centre due to insufficient floor area or ceiling height, limited availability for use on certain days, or in the case of some of the industrial units, their distance from Newport town centre. Other industrial units were considered too large.

The applicant notes that there are very few facilities of this nature in the area, with reference made to a climbing centre in Wolverhampton, and hence there would be potential interest and catchment from a wider area across Shropshire and Staffordshire.

Officers consider the location of the development on the edge of Newport town centre to be generally appropriate as there are options to use sustainable modes of transport, and the amended parking layout now includes provision for minibus parking and bicycles. However, there is a lack of frequent bus services along Station Road, with few routes to the main towns (and potential visitor base of Telford and Stafford). The site is, however, within 500 metres of the town centre. Nonetheless car use is likely but there is a public car park at the southern end of the centre.

There are no specific parking standards relating to a Class D2 use of this size. PPG13 (Transport) suggests that for Class D2 units over 1000sqm there should be 1 space per 22sqm. The Wrekin Local plan suggests 1 space per 25sqm for indoor sports facilities, which would equate to approximately 30 parking spaces. The proposed development provides 7 spaces plus 3 for staff. It is anticipated that most public use of the climbing centre will be in the evenings and at weekends.

The Highways Engineer has assessed the amount of car parking required on the basis of the area proposed area for actual climbing activities and not the size of overall the unit, as the internal floor area also includes toilet facilities, administrative area, and storage space. There is on-street parking nearby adjacent to Linden Hall Surgery on Station Road. The Highways Engineer has resolved to have no objection, subject to conditions controlling the use, intensification and submission of a Green Travel Plan to promote sustainable travel.

With regards to the Town Council and neighbour objections the use of the building as a climbing centre will be a relatively quiet use with all of the activities inside the building. The potential noise would be from traffic movements, but the Environmental Health Officer has no objection with regard to the proposal, and hours of use can be conditioned to minimise any impact on residential amenity.

However, the proposed change of use must also be considered in relation to the extant use of the building. The existing industrial use (Class B1, B2, and B8) would enable the unit to be used for offices, light industry, general industry or storage, and with this there could be the potential for frequent HGV movements delivering/transporting goods to and from the unit. It is considered that the proposed use as a climbing centre would be far less intrusive and have less impact on the residential amenities of the area than re-establishing its former industrial use.

On balance it is considered that the proposal should be supported. It will provide additional community/leisure facilities within Newport and for the wider area in accordance with policies in the Core Strategy and Wrekin Local Plan. The nature of the use itself within the building is of a quiet nature and should not unduly disturb nearby residents. Its proximity to Newport Town centre makes it generally accessible and visitors can walk or cycle to it. Whilst there will be only limited parking on site, there is nearby on-street parking. This coupled with a Travel Plan that will require the applicant to actively promote alternatives to the car will help address the parking situation. Finally it is considered that this development will have less impact on the residential amenities of nearby dwellings than the current industrial/storage use of the site.

RECOMMENDATION: GRANT PLANNING PERMISSION subject to the following conditions:

1. A3 
-Timescale 
2. C120 
- Amended plan (parking arrangements) 
3. D138 
- Restrict use within D2 class - Climbing centre only. 
4. No intensification of use (increase in number of climbing walls available) without prior written permission from Local Planning Authority. 
5. D135 
- Hours of operation 8am - 10pm (including Sundays) - staff to have vacated unit and site by 10pm. 
6. Prior to first use as climbing centre, Green Travel Plan to be submitted and approved by Local Planning Authority. 
7. C78 
- No removal of landscaping/boundary treatments unless agreed in writing by Local Planning Authority.

REASONS FOR APPROVAL:

The proposed change of use would provide additional community/leisure facilities in Newport and for the wider area in accordance with policies in the Core Strategy and Wrekin Local Plan. The nature of the use itself within the building is of a quiet nature and should not unduly disturb nearby residents. Although the bus service is somewhat limited at present, the site is close to Newport Town centre which makes it generally accessible and visitors can or walk or cycle to it. There will be only limited parking on site, but when taking into account that the climbing wall does not occupy the entire building, as there are ancillary functions, it is considered that parking demand will not be unduly high. This coupled with a Travel Plan that will actively promote alternatives to the car will help address any shortfall in parking provision. It is considered that this development will have less impact on the residential amenities of nearby dwellings than the current industrial/storage use of the site. 

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

Agenda Type : A
W2008/0650 Construction of additional car park to the rear of existing car park     Donnington Wood Junior School, Leonard Close, Donnington, Telford, Shropshire.     Recommendation Code: FG
Ward: Donnington XE "W2008/0650 Construction of additional car park to the rear of existing car park     Donnington Wood Junior School, Leonard Close, Donnington, Telford, Shropshire.     Recommendation Code\: FG - Ward\: Donnington" 
	APPLICANT:
	RECEIVED ON:

	Telford & Wrekin Council
	30/05/08

	
	

	PARISH
	WARD
	CASE OFFICER:

	Lilleshall & Donnington
	Donnington
	Anna Robinson


OBJECTIONS RECEIVED: None.

MAIN ISSUES: Design, Loss of open space.

THE PROPOSAL: 

The proposal is to construct an extension to the existing staff/visitor car park, within the Donnington Wood Junior School’s grounds, to provide an additional 18 parking spaces for school staff and visitors.

THE SITE AND SURROUNDINGS:

The application site comprises Donnington Wood Junior School, a modern school building, with detached demountable classrooms to the east, and is bounded by vertical bar and palisade fencing.  The playground and playing field are located to the south and west of the school.  The school is located at the end of a residential cul-de-sac, (Leonards Close), with a narrow access road to the existing tarmac car parking area.  There is an existing car park of 13 spaces to the north of the site, with 2 disabled parking spaces situated at the front of the school entrance.  Three-storey flats and two-storey dwellings adjoin the site.

The location of the proposed car park extension is currently a sloping grassed area, and is already used informally as overspill car parking, according to the Design & Access Statement.  It is situated to the east of the main school building and directly south of the existing parking area.  The area is screened by hedging and trees along the boundary with rear gardens in East Avenue.

CONSULTATION RESPONSES: 

Lilleshall & Donnington Parish Council raises no objection to the proposed development.

The Council’s Environmental Engineers have no objection, subject to Informatives regarding former mineral workings and contaminated land.

The Highways Engineer states that he has no objection to the scheme in principle, but that the existing School Travel Plan is 4 years old and does not meet current required criteria.  He advises that this should be reviewed, and therefore any permission should be subject to a condition that a School Travel Plan is submitted to the Local Planning Authority for approval, setting out targets, timetable for implementation etc.

PLANNING HISTORY:

The school site has been subject to a variety of planning applications, including:

W2003/0378
Provision of Cycle Shelters for 20no. Cycles, Full granted

W99/0698 Erection of security fencing, Full granted
POLICY CONTEXT:

Wrekin Local Plan (1995 – 2006):

Policy UD2 – Design Criteria

Appendix B: Parking Standards

PLANNING CONSIDERATIONS:

The Parking Standards identified in the Wrekin Local Plan can be used as a guide to parking provision required at the School.  It states that there should be one space per full time member of staff and a minimum of three visitor spaces for Primary Schools.  There are currently 14 full-time members of staff, and 13 part-time employees.  On-site existing parking provision accommodates 13 spaces, with 2 disabled parking spaces.  The shortfall is therefore at least 4 spaces.  The proposed extension to the car park would provide an additional 18 spaces for staff and visitors, formalising an area that is already used as overspill parking space.

Whilst it is appreciated that there are a significant number of part-time staff, no evidence was submitted with the application to demonstrate the need for the creation of an additional 14 spaces over the minimum Local Plan requirements.  The application makes reference to public transport links and it is stated in the Design & Access Statement that the large expansion should not lead to a substantial increase in vehicle numbers; however, there was no evidence that such a large car park extension was indeed necessary.  The Agent was advised that there should be a reduction to the number of proposed spaces, or supporting evidence should be provided to aid the assessment of the development.  

In response to this, additional information has been submitted that identifies plans for the future amalgamation of the Infant School, (currently located off Baldwin Avenue, some 800 metres walking distance away) and the Junior School on to the same site.  It is now considered that the additional 18 parking spaces are appropriate in the light of this evidence.  However, the submission of a Green Travel Plan is considered necessary to encourage alternative travel modes and should be conditioned.

There have so far been no details regarding the approximate number of teachers relocating to the Junior School site from the Infant School, but this information has been requested to further demonstrate the need for the car park extension.  

The grassed area does not form part of the main playing field, which is situated to the west of the school building, and existing boundary hedge/trees are to be retained, providing a sufficient level of screening; however loss of such an open space should be mitigated through appropriate landscaping immediately around the car park.

The parking area will be of standard design and materials with tarmac surfacing and concrete kerbing, which will be in keeping with existing parking and drive access at the school site.

The development will be situated within the curtilage of the school, partly screened by the main building, demountables and existing boundary hedge.  It should not be prominent from Leonard Close road access, and although directly overlooked by adjoining residential properties, it should not adversely affect the amenity of the area.

RECOMMENDATION: GRANT PLANNING PERMISSION subject to the following conditions:

1. A3 Statutory time limit

2. Prior to commencement, submission of landscaping plan

3. Prior to commencement, submission of Green Travel Plan

4. Sie22 Conditions

5. Sie17 Mineral workings

6. Sie20 Contaminated land 

7. Sie26 Reasons for the Grant Planning Permission

REASONS FOR APPROVAL:

The proposed development is considered acceptable as it will provide improved and increased parking arrangements and overcome the current shortfall in car parking provision at Donnington Wood Junior School when the Infant and Junior schools amalgamate on this site.  The design and materials are considered appropriate and in keeping with the existing car parking area.  The development will not have a detrimental impact on the amenity of the school or residential area, and should not lead to a significant loss of open space.

--------------------------------------------------------------------------------------------------------------
Notes
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OBJECTIONS RECEIVED: Yes.

MAIN ISSUES: Loss of retail unit, opening times of tea shop.

THE PROPOSAL: 

Replacement of upper floor windows to front elevation, formation of new letting bedroom with en-suite facilities, in place of existing dining room at first floor and change of use, renovation and alterations to ground floor for use as a tea shop.

THE SITE AND SURROUNDINGS: 

Bridge View B&B is a three storey, terraced Listed Building dating from the late 1800s, located on Tontine Hill opposite the Iron Bridge in the centre of the town. The property is situated within the Severn Gorge Conservation Area and the Ironbridge World Heritage Site. The building is currently divided into a B&B on the first and second floors, with a vacant retail unit on the ground floor. This was previously a charity shop which became vacant in November 2006. The applicant owns the adjacent property No.11 which received planning permission in 2007 for the formation of 2 letting bedrooms with a shop on the ground floor. There is a passageway between the two properties which will provide improved access to both buildings as currently Bridge View is only accessible via the external emergency stairs to the rear of the property. The building benefits from exceptional views of the Iron Bridge from every floor.

CONSULTATION RESPONSES: 

Eight neighbour objections have been received on the grounds of a concentration of cafes and tea shops within the centre of Ironbridge and concern over the loss of a retail unit. One objection has been received with concerns about the letting room making the B&B too big. No objections have been raised with regards the replacement windows.

The Gorge Parish Council have objected on the opening hours as they are shown only Monday-Friday. In addition, concerns have been raised regarding the loss of the retail unit and an excess of tea shops in Ironbridge. The Parish Council have no objection to the replacement windows.

The Conservation Officer responded verbally that the proposals were acceptable providing the Listed Building was not damaged in any way. No objection was raised to the change of use or replacement windows.

Highways have no objections to the proposal.

PLANNING HISTORY: 

W2008/0613 Replacement of upper floor windows to front elevation and formation of a letting bedroom with en suite facilities and renovation and alterations to ground floor, listed building granted

W92/0356 Change of use of part of first floor to café/restaurant, full granted

W92/0357 Change of use of part of first floor to café/restaurant, listed building granted

Enforcement History

0577/2007 Unauthorised signage (board and externally illuminated fascia sign on front elevation)

0707/2007 Non-compliance with W2005/1342 Condition 5 (velux windows)
POLICY CONTEXT: 

UD2 Design Criteria

HE3 New Development in Conservation Areas

HE8 Change of Use and Upper Floor Conversions

HE16 Alterations and Additions to Listed Buildings

SG1 World Heritage Site

SG12 Retailing and the role of Ironbridge Centre

National Planning Policy

PPS1: Delivering Sustainable Development

PPS6: Town Centres

PPG15: Planning and the Historic Environment

PLANNING CONSIDERATIONS:

The Local Planning Authority considers that the proposed replacement windows will improve the façade of the building, and its character and appearance, and it will be in keeping with the windows of the other properties on Tontine Hill. Accordingly, this aspect of the proposal is deemed acceptable.

The change at first floor from a dining room to a letting bedroom with an en-suite as part of the B&B is considered acceptable as this will not result in a change of use as the premises will remain in use class C1 and will not have a detrimental impact on the amenity or privacy of neighbours.

The Local Planning Authority has considered the proposed change of use from retail (A1) to a tea shop (A3) with regard to Policy SG12 of the adopted Wrekin Local Plan. This policy states that changes of use which lead to a loss of retail uses within Ironbridge should not be permitted unless it can be demonstrated that the retail unit is no longer viable and has been unoccupied for a minimum of 12 months.

Bridge View has been vacant since the autumn of 2006 when the Red Cross charity shop left the premises. 

In addition, the applicant is undertaking a marketing viability appraisal of the potential to secure the long term occupation of the unit. This is felt to be an acceptable alternative to the need for a 12 month marketing exercise given that the property has now been vacant for nearly 20 months. The contents of the marketing exercise will be submitted to Committee on an update sheet.

The Local Planning Authority has also considered Policy HE8 which states that the Council will consider proposals for the change of use of Listed Buildings favourably providing the character and appearance, form, historic fabric and features of the building are not adversely affected; the structure of the building is capable of conversion; the setting of the building, surrounding uses and Conservation Area are not adversely affected by way of noise, smell, traffic generation or loss of amenity; and that the proposals should not prejudice the full and appropriate use of the building. 

In addition, with consideration of Policy HE16 changes to Listed Buildings will be permitted where the essential form, character and special interest of the building are maintained and the historic interest of the building and its setting are not adversely affected; its architectural features, both internal and external, are preserved intact; and the new use can be demonstrated to be in the interests of the long term survival of the building.

The Local Planning Authority considers that the change of use is acceptable on the grounds that it would prevent the loss or deterioration of the Listed Building and is in the interests of securing the long term survival of the building, as it meets the criteria set by Policies HE8 and HE12.

With regards the objections raised by local residents and the Gorge Parish Council, the Local Planning Authority has considered PPS1: Delivering Sustainable Development, which states in paragraph 23 that planning authorities should provide improved competition where possible. In addition, PPS6: Planning for Town Centres states in paragraph 1.7 that it is not the role of the planning system to restrict competition, preserve existing commercial interests or to prevent innovation. Given this advice, it would not be appropriate to refuse this scheme on the grounds of competition as this would run counter to national planning guidance.

PPG15: Planning and the Historic Environment states that economic prosperity can secure the continued vitality of conservation areas, and the continued use and maintenance of historic buildings, provided that there is a sufficiently realistic and imaginative approach to their alteration and change of use, to reflect the needs of a rapidly changing world. New uses may often be the key to the preservation of a building or area and controls over planning matters should be exercised sympathetically where this would enable a historic building or area to be given a new lease of life, as patterns of economic activity inevitably change over time. PPG15 also comments that generally the best way of securing the upkeep of historic buildings and areas is to keep them in active use. 

The Local Planning Authority has assessed the application for change of use from A1 to A3 with consideration of PPS1, PPS6 and PPG15 and concluded that the Listed Building would be preserved by allowing a viable use to be accommodated and recognises that demand will change in a town centre.
Ironbridge is unique within the Borough of Telford & Wrekin as it is a major tourist attraction which, by its nature, has distinct demand for certain uses, which include A3. If the applicant can satisfactorily demonstrate that a retail use is no longer viable at Bridge View, the Local Planning Authority considers that the overall vitality of Ironbridge centre is of significant importance. The decision to recommend approval for A3 use will ensure the survival of both the Listed Building and Ironbridge as a vibrant and desirable destination.

The applicants have proposed opening times of 8am-6pm Monday-Sunday, including Bank Holidays. The Local Planning Authority consider these opening times to be acceptable as it would not result in an adverse impact upon amenity and will further secure the vitality of Ironbridge Centre during peak times.

Listed Building Consent has already been granted for these works as the Local Planning Authority considers that the proposals will maintain the essential form, character and special interest of the Listed Building as the architectural features, both internal and external, will be preserved.
RECOMMENDATION: GRANT PLANNING PERMISSION, subject to the following conditions:
1. A3 
– Statutory time limit 

2. C70 
– Window details

3. D135 
– Hours of work

4. B58 
– Details of extraction equipment

5. B61 
– Details of works to Listed Building

6. SIE22 – Conditions 

7. SIE26 – Reasons for grant of planning permission

8. Land Stability Informative

REASONS FOR APPROVAL:

The Local Planning Authority considers that the proposal for replacement windows is acceptable as it will enhance the character and appearance of the Severn Gorge Conservation Area, World Heritage Site and the Listed Building. The Local Planning Authority considers the proposal for a change of use from retail (A1) to a tea shop (A3) is acceptable as the vitality of the centre of Ironbridge should be enhanced and the proposal would ensure the long term survival of the Listed Building. 

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

