
PLANS BOARD
Minutes of a meeting of the Plans Board held on Wednesday, 13th August, 2008 at the Civic Offices, Telford 

PRESENT:
Councillors I.T.W. Fletcher (Chairman), A.A. Meredith (Vice-Chairman), R. Aveley (as substitute for R.G. Chaplin), J.A. Francis, G.M. Green, F.R. Picken, H. Rhodes and M.J. Smith.
ALSO PRESENT: Councillor A.J. Eade for planning application W2008/0523, Councillor S. Bentley for planning application W2008/0619 and Councillor C.F. Smith for planning application W2008/0745. 
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MINUTES

RESOLVED – that the minutes of the Plans Board held on Wednesday, 23rd July 2008 be confirmed and signed by the Chairman.
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APOLOGY FOR ABSENCE

Councillor R.G.Chaplin.
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DECLARATIONS OF INTEREST

Councillor F.R. Picken declared a personal and prejudicial interest in planning application W2008/0713 and stated that he would leave the meeting prior to the consideration of this particular application.
Councillor R. Aveley declared a personal interest in planning application W2008/0713 however he stated that he wished to reserve his right to speak as ward member in connection with this particular application but would leave the meeting prior to the determination of the application.

Councillor I.T.W. Fletcher declared a minor personal interest in planning application W2008/0742 although he stated that he would remain in the meeting during the consideration and determination of this particular application.
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PLANNING APPLICATIONS FOR DETERMINATION

(a)
W2006/0382 – Land at Churchill Drive, Ketley, Telford, Shropshire
Members were reminded that consideration of this particular application had been deferred from the previous Board meeting in order for a site visit to be undertaken. The application site was a small paddock at the junction of Greyhound Hill and Churchill Drive in Ketley Bank. The application was for residential development with all matters reserved. The submitted concept plan suggested that the site was likely to be suitable for 6 dwellings. It should be noted that since the application was submitted by English Partnerships the site had been sold at public auction. 

The application site was a prominent site within a densely wooded embankment, with embankments on all sides including a small embankment up to Churchill Drive. The Board was informed that the boundaries of the site were not clearly marked on the ground and the site excluded much of the wooded area to the north and east of the paddock area.  

Members were informed of the relevant planning history, planning policy applicable to the application and the details of the consultation responses that had been received as outlined within the report. It was also noted that the applicants had agreed to pay the sum of £600 per dwelling in order to secure a contribution to off-site play facilities.
The Board were informed that the site had the benefit of a S7(i) approval under the New Towns Act which covered a larger area that was largely retained as open space but also included two small areas for residential development, one of which was the current application site. The site, therefore, had the benefit of an existing extant planning permission though English Partnerships had now agreed to submit new planning applications for all their undeveloped sites to take account of recent changes in legislation and government guidance.  

The Board also received details of the relevant planning policies that were applicable to the application.
A number of members expressed concerns in connection with the application in respect of the visibility to and from the proposed site, the level and the steep slope of the land within the site and the stability of the land and the previous use of the land. Members were reminded however that notwithstanding their particular comments that the application was only outline at this stage with a number of the matters referred to being dealt with at the reserved matters stage. The Head of Planning & Environment also wished to advise the Board that the principle of housing had already been established by virtue of the existing 7(1) Approval. 

It was also confirmed to Members that since completion of the report that the required drainage elements had now been agreed with Severn Trent. 

On balance it was considered that the site was suitable for residential development provided that the appropriate remediation works were undertaken together with improvements to the highway being completed. It was reported that these issues could be covered by appropriate planning conditions.
RESOLVED – that in relation to planning application W2006/0382 that subject to the applicant entering into a Section 106 agreement to provide a financial contribution to off-site outdoor recreational provision that delegated authority be granted to the Head of Planning & Environment to grant outline planning permission subject to the conditions as outlined within the report.

(b)
W2008/0523 – Barn Farm, Preston Upon the Weald Moors, Shropshire
This planning application related to the proposed conversion of an old tithe barn into a single residential unit and the formation of a joint access, at Barn Farm, Preston-upon-the-Weald-Moors. The Board was informed that the barn which dated from the early/mid 19th century and contained heavy oak purlins and timber-framed bays supporting heavy trusses, was situated by the roadside in the centre of Preston village. At present it lies within the curtilage of a modern detached bungalow. 
Members were referred to the additional information that was contained within the update sheet following the preparation of the report. The Head of Planning & Environment informed the Board that there had been a recent appeal decision to approve a barn conversion scheme in a village not identified to receive new housing in the LDF. It was reported that the Inspector had also considered that the non-provision of affordable housing as part of the conversion scheme in question was an inadequate justification for refusal in light of there not being any threshold above which affordable housing should apply. Members were also referred to the legal advice that had been obtained by the Council that suggested that such planning applications should be assessed against the provisions as detailed within PPS3 – Housing.  
The Board were reminded that the Council’s Conservation Officer had considered that the building had sufficient architectural and historic merit and did make a significant contribution to the character of the area in the centre of this village to warrant retention via residential conversion.  

In light of the above factors Officers had now considered that on balance the recommendation should be revised to grant planning permission in connection with the application.  

The local ward member, Councillor A.J.Eade was invited to address the Board and wished to support the applicants. He stated that he was pleased with the revised recommendation, although he did state that notwithstanding the revised position he remained of the view that there was sufficient evidence to enable the proposed development to have been granted planning permission in any event. 
RESOLVED – that in relation to planning application W2008/0523 that delegated authority be granted to the Head of Planning & Environment to grant planning permission subject to the imposition of appropriate conditions. 

(c)
W2008/0619 – Land adjacent to, The Old Rectory, Waters Upton, Shropshire 

This application sought outline planning permission for the erection of 12 dwellings, an extension to the cemetery, along with associated parking facilities and provision of a recycling area. The application site was currently the garden area to the Old Rectory, and wrapped around the existing cemetery off River Lane within the village of Waters Upton.
Members were reminded that this was an outline application will all matters apart from access reserved for later consideration. The indicative layout indicated a development of 12 semi-detached and detached dwellings, along with other works to provide community facilities.

The local ward member, Councillor S. Bentley was invited to address the Board – he stated that he was in full support of the application and welcomed that as a result of the application that a lot of extra facilities were being provided. 
The consultation responses that had been received were referred to Members as detailed within the report, with requests for financial contributions being sought of £600 per dwelling for leisure facilities and a £14770 contribution towards education facilities at a neighbouring primary school to be secured by a Section 106 Agreement. 
Members were advised that the original layout submitted with the application, indicated an access for dwellings, cemetery extension and associated car parking, with a separate entrance for the proposed recycling area. It was noted that the Councils Highways Engineer had raised objections to this proposal on grounds that the access could not adequately accommodate visibility splays of 2.4m by 40m as required by the development. The Board was advised that amended layout plans had been submitted for a single access point to serve all elements of the proposal. The Highways Engineer now considered that the new access was acceptable subject to conditions on layout, parking levels, constructional details, turning area and visibility splays.

It was further noted that the Parish Council was in full support of the application, although one letter of objection had been received. 
The Board were appraised of the relevant planning policies and guidance that were relevant to the application together with the appropriate planning considerations as outlined within the report.

It was noted that the indicative layout sufficiently demonstrated that 12 semi-detached and detached properties could be accommodated on the site without having a detrimental impact on neighbouring properties amenities in terms of overlooking or loss of privacy, although at Reserved Matters stage the layout would need to better address the dispersal of affordable dwellings. The siting of the proposed recycling area was adjacent to the sewerage treatment works and the Swan Public House, with the nearest residential property located approx 22m to the south. It was therefore considered that this siting was acceptable and would not adversely impact on neighbouring properties amenities. It had been further concluded that the extension to the cemetery as proposed to run along River Lane to the west of the existing cemetery, with car parking allocated provisionally at 4 spaces to the north of this was an appropriate place to extend the cemetery and would be in keeping with the character and appearance of the surrounding area.

The applicant had agreed to enter into a Section 106 agreement for the whole site in relation to affordable housing, off site leisure and recreation provision and primary education facilities, in accordance with polices H22, H23 and LR6 of the Wrekin Local Plan and CS7 of the Core Strategy.

In conclusion, having regard to local objections and planning guidance, officers had considered that on balance, the principle of redeveloping this site for residential use was acceptable subject to conditions, mitigation works and planning obligations. Members were advised that the recommendation had been revised to remove the deadline in respect of the completion of the required Section 106 Agreement requirements. 
RESOLVED – that in relation to planning application W2008/0619 and subject to the signing of a Section 106 agreement for financial contributions towards Education, Leisure and provision of Affordable Housing that delegated authority be granted to the Head of Planning & Environment to grant outline planning permission subject to the conditions as outlined within the report. 
(d)
W2008/0648 – Ashcroft, Sambrook, Shropshire 

Members were informed by the Chairman that a request had been made by the local ward councillor to defer this particular application as the local ward member had expressed a wish to address the Board on behalf of the applicant but he could not be present at this particular Board meeting.

Following a discussion; it was,

RESOLVED – that in relation to planning application W2008/0648 that consideration and determination of this particular application be deferred until the next Board meeting.
(e)
W2008/0651 – Land off, Prince Edward Crescent, Malinslee, Telford, Shropshire
Members were informed that this application had been withdrawn.

(f)
W2008/0693 – 28 St Leonards Road, Malinslee, Telford, Shropshire
The application sought planning permission for the change of use of land alongside 28, St Leonard’s Road from open space to private garden land and included the enclosure of this space by means of erection of a 6ft high close boarded fence. 

The land was currently a small area of open land alongside the rear garden of the property. The land was mostly grassed with some small shrubs up against the walled boundary with number 28 St, Leonard’s Road. There was also a silver birch at the western end of the site. The land had a small footpath going around the boundary of it and as well as running alongside number 28 from St Leonard’s Road through to Prince Andrew Drive, the path also ran north to the rear of number 28 and its adjoining neighbours. 

On the other side the pathway was bounded by 1.8m close boarded fencing. Apart from around the small area of open land the boundaries are all up tight to the edge of the pathways, thus forming a narrow alleyway to the north and east of the pathway. 
The Chairman stated that in view of the recently approved Design for Community Safety SPD further discussions should be undertaken in order to consider the further aspects of how the application could address the issues of Community Safety.

A number of members wished to associate themselves with his comments as they were concerned in connection with the proposed height of the enclosure fencing and the creation of a narrow alleyway that might encourage inappropriate and anti-social activities and considered that it should be possible to realign the proposed fencing 

Following a further discussion; it was,

RESOLVED – that in relation to planning application W2008/0693 that consideration of this application be deferred to enable further discussions to be effected in relation to ensuring that appropriate regard is given to creating a safer situation in relation to Community Safety within the planning process.
N.B. Councillor F.R. Picken in accordance with his previous declaration of interest left the meeting prior to the commencement of consideration of the following application.
(g)
W2008/0713 – 18-29 Trench Lock 2, Trench, Telford, Shropshire

This application related to the proposed demolition of a row of 12 commercial workshops to allow the extension of the storage compound of the adjoining car auction premises located at 18-29 Trench Lock 2, Trench.
The existing commercial workshops comprised two-storey brick and tile buildings which were converted from residential dwellings about 25 years ago. There was parking in front of each unit, with additional parking at either end.

The Board were informed that the applicant had already purchased the buildings from the Telford & Wrekin Council and intended to extend the existing car auction storage area in order to allow better manoeuvrability of the cars on the site on auction days. The extended storage area would be tarmaced to match the existing car park.

Members were further informed that there were no proposals to change or extend the auction times, which were 12 noon to 4.00pm on Wednesdays and 6pm to 9.30pm on Fridays, or to increase the number of vehicles allowed to be sold at these auctions.

A 2.4 metre high galvanised fence would also be erected around the new boundary which would match the existing fencing in and around Trench Lock 2.

The local ward member Councillor R. Aveley addressed the Board in connection with the application and highlighted ongoing problems that were currently being faced by the tenants within the units that were being proposed to be demolished. He also stated that he was concerned with the behaviour of the Landlord towards the tenants and requested that conditions should be imposed which would protect the tenants by ensuring that they were safeguarded with the provision of alternative facilities prior to the commencement of the permission should the application be granted. At the conclusion of his comments and in accordance with his previous declaration of interest he left the meeting prior to the determination of this application.

Members were referred to the consultation responses and relevant planning policies as outlined within the report.

A number of members expressed similar concerns as outlined by the ward member in connection with the application and the need to protect the existing tenants. The Head of Planning & Environment sought to advise the Board that notwithstanding the highlighted concerns as had been raised in connection with the application he stated that it was not possible to prevent the demolition of the buildings and that concerns about the protection of existing tenants were not material planning considerations to be applied to the application. The application before Members was for change of use of the land and the erection of a fence.
Following a further discussion; it was,

RESOLVED – that in relation to planning application W2008/0713 that planning permission be granted subject to the conditions as outlined within the report. 

N.B. Councillors R. Aveley and F.R. Picken returned to the meeting following detrmination of this particular application.
(h)
W2008/0742 – Land off, Brunel Road, Malinslee, Telford, Shropshire
This was a full application for the construction of a Healthcare Primary Care Trust building, to include the Child Development Centre as indicated at the outline stage, on the now cleared site together with associated parking and landscaping. The building itself was rectangular in footprint and would be two storey. The building would be of a unique design in that the upper floor would be smaller than the ground floor thereby creating a tiered effect. The overall ground floor area will be approximately 600 m.sq. and the height would be close to 6.5m. The property would also benefit from a flat roof and finished in brick on the lower section with render at first floor and would also have a canopy at the front over the entrance. Members were referred to the report and that it should be noted that the application should be considered as a full application rather than a Reserved matters application as was stated in the report.
There would be 14 spaces in close proximity to the adjacent centre, of which 2 would be for disabled use. There would be additional 44 space parking  available opposite the site in the local centre. The site would also be bounded to the rear by a 2.4 m high pallisade fence to the rear which would ensure security for the site. 
This application followed on from the approval last year for an outline scheme to undertake the wider redevelopment of the Malinslee centre (reference W2007/0359) and the full approval for the adjacent school (W2007/0316). The current application was just for the medical centre and further applications were expected over the following months for the redevelopment of the remainder of the centre.

Members were referred to the report which outlined the consultation responses and the relevant planning policies and planning considerations that were relevant to the application. 

In conclusion, it was considered that the proposed development was of an appropriate design and in keeping with the surrounding area. Furthermore, the proposal did not adversely affect the residential amenity or privacy levels of neighbouring properties.

RESOLVED – that in relation to planning application W2008/0742 that planning permission be granted subject to the conditions as outlined within the report.
(i)
W2008/0745 – 153 Wombridge Road, Trench, Telford, Shropshire
Members considered this application which sought planning permission for the erection of a two storey front extension, with a replacement conservatory to the rear at 153 Wombridge Road, Trench. In association with the application for the extension, the garage is to be converted to provide additional living space. The property was a modern red brick two-storey semi-detached property with attached flat-roofed garage linked to No.155 Wombridge Road, and small lean-to upvc conservatory attached to the rear, with other outbuildings located in the garden. The frontage of the dwelling was principally identical in design and form to adjoining properties, apart from small variations such as a bow window and small canopy compared with a larger canopy at No.151. 
The predominant character of the street, especially on the west side, (side which includes application property) was of modern semi-detached properties set back from the road, with frontage parking in the curtilage. There was a clear building line, with few forward projections other than canopies/porches.

The local ward member, Councillor C.F. Smith was invited to address the Board. He wished to speak in favour of the application and referred to other similar designed extensions that had been created for other residential properties within the vicinity. The reason for the application was that the existing facilities for the applicant’s family had become limited and he wished to extend his property accordingly. He also stated that even with the proposed extension it would have no impact on the property as the front drive was being retained. He also mentioned that the second door was to facilitate an extra access to the rear of the property.

Members were informed of the consultation responses, relevant policy context and the applicable planning considerations and planning policy in connection with the application.

A number of the members expressed concerns about the proposed design and particularly about the provision of a second entrance door to the proposed extension together with the protrusion onto the street scene of the extension.

However, officers had concluded that the front projecting gable did not relate to the form and design of the existing property or other development in the area. There was an established building form in the street, and this type of development comprising a large forward projection would not conform. It would create an incongruous and prominent feature to the front of the property, which would fail to be subservient or proportionate and would appear out of keeping with the character of the existing dwelling and adjoining properties. As such, the application did not comply with requirements of policies UD2 of the Wrekin Local Plan, CS15 of the Core Strategy and PPS1.

Accordingly; it was,

RESOLVED – that in relation to planning application W2008/0745 that planning permission be refused on the grounds that the Local Planning Authority considers the proposal is unacceptable by virtue of the scale, design and form which would appear as an incongruous and prominent feature. It would fail to relate to the character and appearance of the property and adjoining dwellings, to the detriment of the street scene. Accordingly, the development would be contrary to policy UD2 of the Wrekin Local Plan 1995 – 2006, Core Strategy policy CS15 and national guidance contained in PPS1. 

(j)
W2008/0759 – Coronation Bungalow, Station Fields, Oakengates, Telford, Shropshire
This was an outline application, which included access, for the demolition of the existing Coronation Bungalow, Station Fields, Oakengates followed by the erection of two dwellings in the grounds. All other matters were reserved. An indicative layout submitted with the application suggested the erection of two houses each with detached garages - one dwelling approximately in line with the adjacent property Newquay and the other dwelling forward of the existing bungalow in order to give that property a larger garden.

The site was currently the long front garden of Coronation bungalow that was sited at the far end of the plot with a long tarmac drive leading up through the middle of the site, off the unadopted Station Fields, off Holyhead Road. The site was close to Oakengates railway station which is a short walk across the railway bridge and located within 500 metres walking distance of Oakengates District Centre. The site sloped gently up from the entrance to the site. Adjacent to the east of the site were two housing plots currently under construction.
The local ward member, Councillor H. Rhodes citing concerns of the access and nature of the location of the application site, together with the narrow access road, requested that consideration and determination of the application should be deferred to enable a site visit to be undertaken

Following a discussion; it was,

RESOLVED – that in relation to planning application W2008/0759 that determination of this application be deferred in order for a Site Visit to be undertaken.
(k)
W2008/0770 – Randlay Primary School, Local Centre, Randlay Avenue, Randlay, Telford, Shropshire
This application was for a single storey extension to provide enlarged reception and administration area and a new entrance for visitors to Randlay Primary School, Randlay Avenue The main school building was single storey and brick built with hipped roof with the site being surrounded by maturing landscaping and trees.
Members were informed of the relevant planning policy, planning history, planning considerations and the results of the consultation responses that had been received. 
The existing main entrance to the school was very low key and the opportunity had been taken with the proposed extension to design a distinctive new visitors’ entrance in order to emphasise its location and provide a focal point to the building.  

The extension would have little impact on the surrounding area due to the well-screened nature of the site. Therefore the proposal accorded with the objectives of established design policies contained in the Wrekin Local Plan and Local Development Framework Core Strategy.
Accordingly; it was,

RESOLVED – that in relation to planning application W2008/0770 that planning permission be granted subject to the conditions as outlined within the report.
(l)
W2008/0800 – High Ercall Primary School, Shrewsbury Road, High Ercall, Shropshire
This application sought permission for the formation of temporary vehicle access and road way from Shrewsbury Road. The application was to provide access to construct the extension approved under W2008/0573. Members were informed that the regular access from Church Road was currently restricted due to roadworks; therefore permission was sought for an alternative access as construction is to occur during the summer holidays.

The access will be provided from Shrewsbury Road and would involve the removal of some hedging and trees, to be replaced with temporary vehicle access gates. A temporary road would provide access via part of the existing grassed playing field to the school buildings. The boundary and playing field would be reinstated once the construction of the extension is complete; during the first available planting season.

The driveway, Victorian school building and the playground to the front of the school were located within the High Ercall Conservation Area; however, the proposed temporary access would not be within the Conservation Area.

The Board was informed of the consultation response and relevant planning history, considerations and policy in relation to the application. 

Members, whilst acknowledging the need for the works and the resultant temporary access, questioned the mature trees on the border of the site and whether they could be safeguarded during the associated works. In response to the concerns raised by Members Officers referred the Board to the comments by way of response from the Council’s Arboricultural Officer. The Board were advised that the Local Planning Authority considered that as the trees and hedging to the boundary were not subject to a Tree Preservation Order, the replacement with trees of the same species and maturity would be acceptable, and could be secured via condition.

Accordingly; it was,
RESOLVED – that in relation to planning application W2008/0800 that planning permission be granted subject to the conditions as outlined within the report. 

PB-27

SITE VISIT
RESOLVED – that in respect of planning application W2008/0759 a Site Visit be made at 4.30 p.m. on 3rd September, 2008 prior to the meeting of the Board.
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PLANNING APPLICATIONS DEALT WITH UNDER DELEGATED POWERS 

The Board received for information details of planning applications that had been determined under delegated powers. 

The meeting end at 7.10 p.m.





Chairman:  …………………………………





Date:  ………………………………………..
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