TELFORD & WREKIN COUNCIL
PLANS BOARD - 15" OCTOBER 2009

Schedule 1 : Planning Applications for determination by Board

W2006/0608 Erection of 18 dwellings  Land off, Church Walk, Donnington,
Telford, Shropshire. Recommendation Code: FG - Ward: Donnington............ 1
W2007/1732 Erection of 350 dwellings (Outline application)  Capewell Works,
Sommerfeld Road, Trench Lock, Telford, Shropshire. nRecommendation
Code: OLG - Ward: Ketley & Oakengates.........oooouuiiiiiiiiiiiiieiiieeeeee e 4
W2009/0009 Demolition of former agricultural buildings and erection of extensions to
existing clubhouse to accommodate overnight accommodation and ancillary
leisure facilities with associated parking The Shropshire Golf Centre, Muxton
Lane, Muxton, Telford, Shropshire. ¥ Recommendation Code: FG - Ward:
1Y o o SRS 19
W2009/0115 Demolition of existing teaching blocks and erection of 3 and 4 storey
new teaching block, 2 storey replacement fire station, modifications to existing E, F
and W blocks, erection of single storey horticultural building and installation of new
all weather pitch to include floodlights and relocation of 2no. sports pitches together
with associated car parking.Telford College of Art & Technology, Haybridge
Road, Wellington, Telford, Shropshire. Recommendation Code: FG - Ward:
College 26
W2009/0326 Demolition and re-construction of existing local centre to comprise a
community centre, 3 retail units, 72 bed care home and 15n0. 2 bed apartments
and 3no. 1 bed apartments, relocation of ball court and associated engineering
works including blocking up of underpass Randlay Centre, Randlay Community
Centre, Randlay, Telford, Shropshire. ¥ Recommendation Code: FG - Ward:
THE NEAQE ...t e e e e e e e e e e e e e aanes 33
W2009/0610 Installation of new retail floorspace at mezzanine level  MFI Unit 3,
Telford Bridge Retail Park, Colliers Way, Old Park, Telford, Shropshire.
Recommendation Code: FG - Ward: Lawley & Overdale............occcuuiiieeeeeennnnns 44
W2009/0618 Erection of a single dwelling  Land adjacent to, 81, Coronation
Crescent, Madeley, Telford, Shropshire. ¥ Recommendation Code: FR - Ward:
1Y F=To L= =R 50
W2009/0683 Change of use of land from public open space to private garden land
and erection of a fence  Land adjacent to, 280, Wombridge Road, Trench,
Telford, Shropshire. Recommendation Code: FG - Ward: Wrockwardine
WOOd & TIENCK .. 55
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W2009/0703 Realignment and new section of road and the provision of public open
space and parking area  Land to south of Park Lane Centre, Park Lane,
Woodside, Telford, Shropshire. nRecommendation Code: FG - Ward:

AT L oTo 0[] o [T OUU SRR 58

W2009/0724 Erection of 2no.classrooms, library, toilet block and extension to
entrance/admin area  Lawley Primary School, Arleston Lane, Lawley,
Telford, Shropshire. Recommendation Code: FG - Ward: Wrockwardine ..... 61
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Agenda Type : A

W2006/0608 Erection of 18 dwellings

Land off, Church Walk, Donnington, Telford, Shropshire.
Recommendation Code: FG

Ward: Donnington

APPLICANT: RECEIVED ON:
Dordale 22/05/06
PARISH WARD CASE OFFICER:
Lilleshall & Donnington Donnington Kate Stephens

PURPOSE OF REPORT

The purpose of this report is to ask members to agree to a variation of an existing
Section 106 agreement on an existing planning permission to allow fewer affordable
houses to be built on the site, in light of the current recession and down turn of the
economy.

BACKGROUND

Planning permission W2006/0608 was granted by members at Plans Board on 9"
August 2006 for 18 dwellings. The design of the dwellings, at the suggestion of the
Council officers, are contemporary with mono pitched roofs, timber cladding and
render to reflect the highly planned and designed form of the flat roofed dwellings
and their geometric orientation that surrounds this “island” site. The new
development takes the form of an echelon arrangement with terraced blocks of two
and three storey dwellings.

A S106 agreement was signed that required 1) not less than 38% affordable
housing, 2) £500 per dwelling for leisure, 3) £28,101 towards primary education and
4) £10,000 towards bus shelters in the vicinity.

Construction has commenced and is well advanced on site with the majority of
dwellings nearing completion. However, with the downturn in the economy, the
reduction in land values, a reduction in both open market and affordable housing
values since the development was started, the higher build costs of a modern high
spec design development and unforeseen groundwork problems, the developer
advises that the scheme is no longer viable and work on the site came to a halt
earlier in the year.

The developer is asking for assistance in these difficult times to help complete the
site. This assistance would take the form of reducing the number of affordable
housing units in order for the development to break even. The S106 required 38%
affordable, which equates to 6.8 affordable units (the Council would round this up to
7 - the developer has rounded down to 6). The developer is now requesting that this
be reduced to 4 affordable units, which would be 22%. The developer has provided
cost sheets to show costing and profits that would result from reducing affordable
units to 4, 5 or 6. The developer’s bank has been in contact with the Council to
establish what matters remain outstanding on the site.
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Whilst the developer has nearly completed the development, he has not paid any of
the S106 monies owing to the Council. The developer advises that he will pay all the
S106 monies upfront, with indexation. The Council can pursue these monies
through legal means in any event.

PLANNING HISTORY:

During the life of the application the developer has sought 2 separate amendments
that have resulted in the creation of additional units on site, but which are not the
subject of the S106.

W2007/0968 — Erection of 4 dwellings (amendment to W2006/0608) Granted 6/9/07.
This effectively sought a substitution of house types by horizontally subdividing two
of the 4bed houses into four 2bed flats, with no new buildings on site. This took the
overall number of units on site to 20, but there was no change to the S106, which
still applied to the 18 units.

W2007/1441 — Erection of 6no. 1 bed flats (amendment to W2006/0608)
Granted18/12/07. This effectively sought another substitution house types by
horizontally sub-dividing 2 of the three storey houses in to 6 flats, with no physical
change or increase to the buildings. This took the overall number of units on site to
24, but there was no change to the S106, which still applied to the 18 units.

PLANNING CONSIDERATIONS:

Members will be aware of the difficulties facing developers in this current down turn
in the economy, with some develops stopping building on site all together, whilst on
some new sites affordable housing provision being negotiated at lower levels to
reflect these poor economic times. Yet the Council must still try and deliver houses
including affordable housing.

This site was fairly well advanced before the economy down turned — construction
on this site came to halt in May this year. Officers concur with the aspirations of the
developer that to finish off this site would help secure the deliverability of 24 units
including affordable housing. In addition, local residents and the local area would
benefit from a finished development rather than looking at a boarded up unfinished
site.

It could appear that the developer has benefited from having an additional 6 units on
site which are not subject to affordable housing requirements, and no having paid
any of the S106 monies. However the developer advises that whilst the larger units
would have commanded more money, their subdivision, the increased costs of fitting
out (for example more kitchens, more bathrooms) and the down turn in the market
means that profits will not be realised and the scheme is at risk of making a loss.
Wrekin Housing Trust has verbally agreed to take the affordable units on site.

Officers consider that in these exceptional circumstances that a reduction in the
number of affordable units to be provided on site would not be unreasonable. This
would enable the development to continue to completion (that would benefit the local
area and residents surrounding the site), the scheme would still deliver housing and
affordable housing, and the S106 financial contributions for leisure (£500 per
dwelling), education (£28,101) and Highways (£10,000) would still be provided.



Date 15" October 2009 Page3

Therefore officers agree to a reduction in the number of affordable units to 4 units
instead of 6 or 7, equating to 22% of the original 18 units.

However, officers are keen to ensure that this particular situation is restricted, that
the S106 monies are paid without further delay and that the reduction in the
affordable housing provision is time limited and only applies at the current time (to
reflect the current circumstances) and that if the economy improves before the
develop is finished that the affordable provision is reviewed. To this effect the S106
should require the development to be completed by a certain time.

The developer has advised that Wrekin Housing Trust are interested in taking the
affordable units. The developer has also advised that practically completion of the
site is likely to b the end of April.

RECOMMENDATION: to amend the S106 to allow the % of affordable housing to be
reduced to 22%, but that if the development is not completed by 30" April 2010,
then affordable housing provision reverts back to 38%.
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Agenda Type : A

W2007/1732 Erection of 350 dwellings (Outline application)

Capewell Works, Sommerfeld Road, Trench Lock, Telford, Shropshire.
Recommendation Code: OLG

Ward: Ketley & Oakengates

APPLICANT: RECEIVED ON:
Harrow Estates plc 20/12/07
PARISH WARD CASE OFFICER:
Oakengates Ketley & Oakengates Kate Stephens

OBJECTIONS RECEIVED: Yes

MAIN ISSUES: Suitability of the site for residential development, loss of employment
land, highways and public transport, Green Network, affordable housing

THE PROPOSAL

This is an outline planning application for residential development for 350 dwellings
to include access (with layout, scale, appearance and landscaping as matters
reserved for later consideration). The 9.4ha (23 acres) site would propose a mix of
detached, semi detached and terraced houses and some blocks of flats across
approx 7.45ha of the site with 0.75ha being for open space and approx 1.45ha of
existing woodland retained. The buildings would be predominantly two storeys with
some three storey units. An indicative layout in the Design & Access suggests
blocks of housing linked with estate roads and all accessed from a single access
point off Sommerfeld Road that uses the existing site access. The D&A statement
also indicates that the three storey blocks of apartments along the site boundary with
the A442 will be single aspect to serve as an acoustic barrier. The residential
density across the site (excluding the woodland area) would be approx 43
dwellings/ha.

Since the application was submitted, the applicant has recently requested that the
application be for “up to 350” dwellings due to a change in the housing market and
that flats have been hit harder than other sectors. The applicant considers that
flexibility in the application description would support the attractiveness of the site to
house builders and encourage early implementation. But in recognising officer
concerns about a lower density development, the applicant would accept the
imposition of a minimum density of 30 dwellings per hectare. Officers are prepared
to accept this.

THE SITE

The site is vacant industrial land with offices and buildings belonging to the former
Capewell Works and over the years have been used for various manufacturing and
warehousing, and most latterly by Hutchinson UK. Since the application was
submitted in December 2007 the site has been cleared of buildings.

The site is brownfield unallocated employment land and represents a large “windfall”
housing development over 1 hectare. The site has no local plan designations and is
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effectively “white land”, although part of the site that is currently woodland is
designated as Green Network on the Wrekin Local Plan proposals map, but this is to
remain as woodland and will not be built over.

The nearest corner of this 9ha site is located approx 400m metres from the mini
roundabout junction with Trench Lock. The site lies adjacent to the A442
Queensway, but is not accessible from it, and adjacent to Middle Pool, which is an
attractive local informal recreational/amenity facility with links to a network of
footpath/cycle links including to the footbridge across the A442 giving pedestrian and
cyclist access to Teague’s Bridge primary school and the SUSTRANS national cycle
route 81.

Hadley District Centre is some 1300m away from the site entrance (taking a likely
realistic walking route) and there is a Lidl supermarket on Castle Street over 900m
away and the 24 hours off-licence/shop at the petrol station on Trench Lock will also
offer some limited convenience top-up shopping nearby. A regular bus service No.
55 bus runs along Trench Lock every 30mins, although no buses travel along
Sommerfeld Road or past the site itself.

The area around Sommerfeld Road is undergoing a gradual transformation from
predominantly industrial to more residential. Although the Blockley's brick works,
Hadley Quarry and two small industrial estates still remain, the site at Trench Lock 1
near the junction with Trench Road is currently under construction for some 100
dwellings and the former Blockley's site is now an established residential estate
(Eturia village). There are also impending plans to redevelop Hadley Quarry for
housing in a phased manner as extraction winds up. There is an existing small
industrial estate between the site and the Trench Lock 1 housing site currently under
construction.

The site is heavily contaminated from previous industrial uses, which will require
considerable remediation. There are also some unique drainage issues on site due
to the maze of pipes and chambers beneath the site for the abstraction of mine
water and to feed Middle Pool, including a serpentine chamber that removes iron
ochre from the water.

CONSULTATION RESPONSES:

Environment Agency:

Site is in Flood Risk Zone 1 which is at lower risk of flooding. Originally objected as
the Flood Risk Assessment (FRA) did not adequately consider flood risk nor
demonstrate that risks could be safely managed, that run-off was no greater than on
the existing site, that adequate attenuation could be provided, flood flow routes
should Middle Pool overtop, no space shown for on-site storage. Flood flow routes
should be considered, but can be conditioned.

Following additional FRA work and an Addendum Version 2, including work in
response to the Council’s Strategic Flood Risk Assessment work undertaken by
Halcrow which also considered the Crow Brook, flood risk objection eventually
removed on condition that development proceeds in accordance with the FRA and a
drainage strategy to be approved by the Council’s drainage engineers.
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With regards contamination, it is widespread across the site and there is a
complicated surface water regime with peripheral discharge of mine water from
Blockley’s Quarry (an aeration ditch for the oxidation of iron compounds between the
factory and Middle Pool.

With regards water flow, low attenuation, limiting contamination of surface run-off
and protection of groundwater needs a careful sustainable drainage (SUD’s)
solution. Foul water disposal should be via foul sewer. Site requires soil and
groundwater remediation and hence recommend various contamination and
remediation conditions.

The site is opposite the New Acres Inert landfill site which has a PPC permit to
dispose of inert wastes and the operators are required to monitor methane. As itis
some distance from the site unlikely to pose any risk.

Biodiversity holding objection for nature conservation reports. However on receipt of
additional information comments that support most of the Mitigation and
Enhancement recommendations in the PCA Ecological Survey and Assessment
Report (Dec 2007). However the recommendations do not address the existing
water features on site and potential interactions with adjacent water features. The
existing system that carries/treats the mine and ochre stained water plays an
important role in filtering and improving this water — simply culverting/piping the
water and bypassing the system would have impacts downstream Always
recommend that culverts are opened up where possible. Also loss of reed bed
elements is a habitat concern as this is valuable biological treatment process and a
national Biodiversity Action Plan. Also there may be impact on for Trench Pool
which contains the protected White —claw Crayfish. Before any changes are
proposed to the system, there needs to be a full evaluation to ensure the system at
least provide improvement to water quality. Water sampling should be undertaken
to establish degree of water pollution. If the pollution is just a matter of
discolouration, then it should remain to support the existing wetland feature.
However, toxicity will require appropriate remediation.

Severn Trent Water:
No objection subject to drainage condition for details of foul and surface water
disposal.

British Waterways:

Maze of pipes and chambers beneath site relating to abstraction of mine water and
feeding water to Middle Pool, and including the “serpentine” channel that removes
iron ochre from the water. Need to safeguard water supply and its quality and
proposals to remove the serpentine channel may put this at risk with iron ochre
contamination. Developer should discuss with BW.

Council’s Drainage Engineers:

Share Environment Agency’s concerns about the FRA and that it is revisited
particularly with regards possible flooding from the Crow Brook (following additional
work done by consultants for the Council for Strategic Flood Risk Assessment work).
PPS25 suggests that sequentially sites with less flood risk should be developed prior
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to this site. Mines water drainage can be transferred in an alternative route through
the wooded area but with a mechanism for treating pollutants. The Crow Brook
should be kept open rather than culverted.

For surface water and sustainable drainage there needs to be attenuation on site to
cater for 1 in 30 year storm events. Through the Council’s draft strategic drainage
SPD, the Council suggests a 50% reduction in surface water flows across the site
from the existing situation (which exceeds standards set out in PPS25 and those
used by the EA). The applicant suggested 12%, but the Council has accepted 30%
and the applicant is prepared for this figure to be a condition. Flows in excess of this
will require attenuation on site to a 1 in 100 year event (+30% for climate change).
Also a flow routing exercise should be undertaken to show surface water flows paths
crossing the site and that any SUD’s features are appropriately located.

The Council would advise that the serpentine chamber should not be culverted and
the Council is unlikely to grant Flood Defence consent for its culverting (as the land
Drainage Authority).

Highways:
Initial concerns that the trip distribution onto the exiting highway network was

inaccurate and that assumptions needed to be reviewed. Also need for junction
improvements and a second point of access. Off-site improvements should also
include improvement cycle/footpath links to the Silkin Way, enhanced Safe Routes
to School, a Residential Travel Plan and enhanced public transport. Initial S106
contributions asked for were £80,500 for improvements to Trench Lock mini
roundabout (equates to £230 per dwelling), signalised junction at Wombridge Way
and £30,000 for footpath/cycle path improvements to link site to Teague’s Bridge
Primary School and Wrockwardine Wood secondary school.

Following further traffic assessment and modelling work and discussions between
the Council’s highway engineers and the applicant’s highway consultant, it has been
agreed that a signalised junction at Wombridge Way will no longer be required. The
revised S106 requirements therefore agreed are:-

e £80,500 for improvements to the mini roundabout at Trench Lock,

e £30,000 towards improvements and./or provision of cycleway in vicinity of the

site,
e £30,000 for improvement of pedestrian routes to school.

Geotechnical engineers:

The mining report shows there to be a mineshaft within the site boundary — a
minimum development standoff of 20m must be observed from the shaft. If the shaft
is due to be within land that is to be adopted by the council or in public open space
the shaft should be treated to a standard agreed in writing with us. Impose untreated
mineshaft condition. Mine workings should not be a problem on the site, however a
mining informative should be included on any consent.

Leisure/Recreation:

Initially requested £600 per dwelling for improvements to off-site children’s play at
Wombridge (as a compromise for on-site NEAP and to allow the applicant more
developable space), together with suggestions for improved disabled access to
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Middle Pool, improved drainage of Oakengates sports pitches, modernisation of
Oakengates Leisure Centre and upgrading or nearby Hartshill Park.

Following further discussions the applicant has now agreed to provide an on-site
LEAP together with a financial contribution of £100,000 towards improvements of the
existing off-site play facilities at Wombridge.

Environmental Health (contamination):
Site is on former foundry, gas works and rubber work. Suggest contamination
conditions for ground investigation and remediation.

Environmental Health (pollution control):

e The majority of the site falls within Noise Exposure Category (NEC) C during the
day whereas the majority falls within NEC B during the night but with the section
along side the A442 still falling within NEC C.

e Advice in PPG24 advises that planning permission should not normally be
granted for sites falling within NEC C, but where no quieter sites are available,
conditions should be imposed to protect against noise.

e If minded to grant planning permission then the standards that the applicant
proposes in the noise assessment are the minimum and should be improved
upon, by using the “good” and “moderate annoyance” standards.

e The design of the blocks of flats will have to achieve the “good” and “moderate”
standards.

e With regards Dust Monitoring and Air Quality, the Blockey’s Brickworks have to
keep the highway clean with a mechanical road sweeper, but there are
intermittent dust problems from the highway. Whilst concur with the consultants
that dust will not be a problem, cannot rule out that there will be intermittent dust
problems from the highway that may affect this site at times.

Housing Manager:
Requested 30% affordable housing, of which 20% be social rented and 10% shared
ownership.

Education:

Initial request was for £2.33 million contribution for new primary school, as the
proposed 350 dwellings would generate some 98 primary pupils that would almost
half fill a 210 place primary school, so there are no surplus places in the area in 5
years and with the possible Hadley Quarry site (circa 1300 dwellings) there would be
a need of a new school to accommodate the increased proposed population in the
area for the future.

Following review of school expansion programme this was revised to £1.6million for
an extension to the Teague’s Bridge Primary School (equates to £4,500 per
dwelling).

In light of the down turn in the economy and the change in the market, and that the
final numbers of dwellings on the site may end up being less than 350, the applicant
has further agreed with the Council’s Education department to a S106 contribution of
£4,500 per dwelling, rather than a fixed total sum, as the final number of houses is
not known.
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Natural environment officer:

e Would like to see woodland retained preferably as wet woodland and access to
Middle Pool could be achieved with board walks.

e Majority of site does not provide significant habitat value.

e Sustainable Code Level 3 is not onerous, so would like to see minimum
requirements of buildings regulations by 2010 - Level 4 would be more
sustainable and suitable.

Oakengates Town Council:

No objection to principle, but

e Want the woodland/wetland to remain;

e Keen to avoid another set of traffic lights at Sommerfeld Rd/Trench Lock
junction;

e |LDF requires public transport;

e Site lies at level lower than Middle Pool so need assurance site won’t be
endangered if pool’s banks fail.

Neighbour consultations:

2 letters of objection summarised below:-

e Concerned about volume of traffic on Hadley Road.

e Since Eturia Village built Sommerfeld Road/Hadley Road become a rat-run for
traffic from Oakengates to join to EP instead of using Trench Lock Interchange.

e Traffic travels fast on Sommerfeld Road

PLANNING POLICY CONTEXT:

National Policy:

PPS1: Delivering Sustainable Development
PPS3: Housing

PPG13: Transport

PPS25: Development and Flood Risk

West Midlands Regional Spatial Strategy
CF1 — Housing within the Major Urban Areas
SR3 — Sustainable Design and Construction

Wrekin Local Plan 1995 — 2006)

H7 - Large Scale Regeneration Exceptions in Telford & Newport

H23 - Affordable Housing

H22 — Community Facilities

T4 - Development Principles

UD2 - Design Criteria

OL3 - Green Network

OL4 - Development in the Green Network

LR6 - Developers Contributions to Outdoor Recreational Open Space Provision
within New Residential Developments

LDF Core Strategy (adopted Dec 2007)
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CS1 - Homes

CS3 - Telford

CS5 — District and Local Centres in Telford
CS9 — Accessibility and Social Inclusion
CS11 — Open Space

CS13 — Environmental Resources

CS15 — Urban Design

PLANNING CONSIDERATIONS:

a) Suitability of the location of the site

Telford is identified in the RSS as one of five towns which are to be sub-regional foci
for longer term strategic housing development (policy CF2) and this is reflected in
Core Strategy policy CS3, which identifies Telford as accommodating the majority of
new homes. The Council’'s Spatial Strategy also seeks to develop brownfield land in
preference to greenfield. In line with national and regional guidance the Council
seeks to encourage sustainable development and has various policies that seek to
locate new development in locations that are easily accessible to local services,
facilities and public transport.

Policy CS5 seeks to concentrate new development and facilities in or close to
District Centres, such as Hadley, where there is a range of services and facilities that
are highly accessible, and which in turn helps to sustain and enhance the vitality and
viability of district centres. However, policy CS5 does not define “highly accessible”
locations or distances.

Wrekin Local Plan Policy H7 relates to residential development on employment sites
greater than 1ha. It should be shown that residential development is the most
appropriate use for the site (discussed in section b below) and that the development
satisfies the four criterion, namely that the site and proposal a) can be adequately
remediated against contamination and ground instability, b) accords with Policy H23
on affordable housing, c¢) can be adequately accessed and d) can be adequately
drained. Affordable housing is an issue discussed below in section c¢) of the report
below.

Whilst policy H7 does not state distances that developments should be from District
Centres or public transport, Local Plan Policy T4 expects housing developments on
sites over 0.4ha, such as this site, to be located “close to” an existing public
transport route with a regular service (unless the site is less than 800m from a
District Centre, in which case the proximity of a regular bus route is less crucial).
Policy T4 defines “close t0” as being within 400m of a bus route. This distance is
similar to the advice in Local Plan policy H6 for “windfall” sites between 0.4ha-1ha,
which expects sites to be located less than 800m (approx 10 minute walk) from a
District Centre or within 400m (approx 5 minute walk) of a regular bus service (every
30 minutes). The reasoning behind all of these policies is to ensure that new
housing development is sustainably located close to existing facilities and accessible
by public transport.

For this site the edge of Hadley District Centre is located approx 1.3kms from the
site entrance (taken as an average measuring point for the 9ha site as those living
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on the far side of the site will have further to walk) and approx 980m to the LIDL
supermarket on Castle Street. As the site is further than the recommended 800m to
a District Centre, the proximity of the regular bus route becomes more significant.
The regular bus service No.55 to Telford town centre that runs along Trench Lock is
approx 530m from the site entrance, which is also further than the recommended
400m (although the most westerly corner of the site is approx 360m from Trench
Lock). The site is not a close to these facilities as policy would expect.

With regards accessibility to public transport, there is no bus that goes directly past
the site or along Sommerfeld Road. In recognising that the development would be
placing some 350 dwellings (possibly 1000 people) in a location without public
transport passing the site, officers considered it appropriate that the developer
contributed to the provision or diversion of a bus service to serve the new site.
Officers calculated the cost of diverting the 2 hourly rural bus No. 822 from Church
Street/Hadley Road along Sommerfeld Road and upgrading it to an hourly urban
service would be in the order of £1 million for 5 years.

The applicant is not prepared to pay for any bus diversion as they consider the site
to be close enough to the frequent (every 30mins) bus service (No.55) that runs
along Trench Lock. Whilst this is disappointing, officers accept that there may be
scope in the future for bus services to be extended if and when the Hadley Quarry
site is developed for residential development.

Whilst the site does not lie within the suggested distances of either a regular bus
route or District Centre, the site is within easy walking distance of Teague’s Bridge
Primary School (across the foot bridge over the A422), and is well located to a cycle
network of routes that affords access to Oakengates railway station, Telford town
centre and other parts of Telford. In addition, a small supermarket (LIDL) on Castle
Street, but outside Hadley District Centre, is approx 980m from the site entrance and
would provide new residents with nearby convenience shopping as would the 24-
hour petrol station with shop at the Trench Lock mini roundabout and help mitigate
against the site’s location.

Officers consider that refusal on the grounds of the majority of the site being more
than 400m from a regular bus route and the whole site being more than 800m from a
District Centre could not be substantiated at any subsequent appeal, when policy T4
acknowledges that these distances from District Centres and public transport can be
relaxed in exceptional circumstances, outlined in policy H7.

With regards relaxation of circumstances, policy H7 makes reference to the fact that
the degree of site contamination and remediation should be taken into consideration
in negotiating an appropriate level of affordable housing. In addition to these
exceptions, officers consider that the current down turn in the global and national
economy is also an “exceptional circumstance” that also should be taken into
account when assessing developer S106 contributions including affordable housing
provision and bringing forward housing delivery in the Borough, which is currently
suffering.

Furthermore, the applicant has indicated their intention to have remediated with site
within a year and to have commenced development within a further year. They have
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a potential house-builder (Redrow) interested in building the site out. In this current
struggling economy, delivering houses in the Borough is necessary and developer
assurance that this will occur is of consideration in assessing the application.

b) Loss of employment land

The proposed development of this site for residential would result in the loss of
employment land and reduce the ability of the site to contribute to the range of
available employment sites within the Borough, which is one of the Core Strategy’s
spatial development objectivise. Telford is identified in the RSS as a sub-regional
foci for the growth of employment.

However, the site is not allocated for employment nor is it protected by any specific
designation in the development plan. In addition, the site had lain vacant prior to the
submission of the planning application. The last industrial user Hutchinson, who
specialised in the manufacture of synthetic rubber components for the car industry,
made a decision in 2005 to transfer its operations to Poland and subsequently the
site closed.

The site was marketed as an employment site complete with buildings from January
2007 for a nine month period prior to the submission of the application in December
2007. Advertising included a sign board at the site, sales particulars in the local and
national press (Shropshire Star and the nationally circulated Estates Gazette) and
on Transforming Telford’s website, as well as mail shots.

The applicant’s marketing and surveyor’s report identifies the buildings on site as
lacking flexibility for adaptation and that purpose-built modern premises elsewhere in
Telford have proven more attractive to companies seeking premises in Telford and
concluded that they consider there is currently no demand for a range of buildings of
this age, type and scale (as found on the site) within Telford. In addition, the
surveyor advises that due to site contamination and ground conditions major
remediation works are required which would make “redevelopment for employment
use uneconomic”. The applicant’s surveyor advises that between January and
October 2007 whilst there were expressions of interest in the site, none of the
enquiries about the site were for industrial use classes B1, B2 or B8. The buildings
have since been demolished and cleared from the site for which planning permission
was not required.

Whilst the Council seeks to ensure that Telford is a focus for both residential and
employment development, Telford does not have an identified shortage of
employment land and as such its loss would be difficult to defend as a reason for
refusal at this present time.

In addition, officers would agree with the applicant that the area around Sommerfeld
Road is undergoing a gradual transformation from predominantly industrial to more
residential. Although the Blockley's brick works and the Hadley Quarry still remain,
the site at Trench Lock 1 near the junction with Trench Road is currently under
construction for some 100 dwellings and the former Blockley's site is now an
established residential estate. There are also impending plans to redevelop part of
the Hadley Quarry as extraction gradually nears completion.
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c) Affordable Housing

In PPS3 the government seeks to ensure that mixed communities are provided for
and expects new residential developments over 15 dwellings to provide a proportion
of affordable housing, where it is viable to do so. Wrekin Local Plan policy H23
advises that a proportion of affordable housing will be sought on non-allocated sites
that come forward for residential development, with the actual level of provision
reflected by the circumstances of the site including relevant factors such as
reclamation of derelict land.

The applicant originally proposed provision of affordable housing and the Council’s
housing manager advised that there should be 30% affordable housing on site, of
which 20% would be social rented and 10% shared ownership. However, during the
processing of the application the economy has gone into recession and the applicant
has now advised that it is no longer economically viable for the site to provide any
affordable housing. At one stage the applicant advised they would not be able to
pay any S106 contributions, but has now agreed to provide financial contributions for
education, highways and leisure as they consider that the new development will
bring new people and cars into the area which will have a direct impact on these
facilities. Affordable housing is more costly to provide and with a down-turn in the
economy and land having been bought at a higher value than it is worth currently,
the developer can no longer viably develop the site with affordable housing.

As Local Planning Authorities have to take into account economic viability, officers
requested the applicant to provide a financial appraisal to demonstrate their claim
that affordable housing could not be provided. The applicant’s case has been
assessed by an independent consultant commissioned by the Council. The
Council’s consultant disputed some of the applicant’s claims, assumptions and
figures particularly with regards buildings costs and interests rates and the appraisal
model tool-kit used and considered that with some modest adjustments to some of
the parameters used that positive residual site values could be achieved.

In response the applicant submitted additional justification as to why it is not
financially viable to now provide affordable housing and that just having a positive
land residential site value is not in itself sufficient, as there needs to be a reasonable
return on the development (at least 15% profit) to stimulate a land transaction and
hence implementation of the development, which has been accepted in part by the
Council’s consultant. The applicant also drew attention to advice in Circular 05/2005
on Planning Obligations that the “level of contributions should be based on
negotiation with developers over the level of contribution that can be demonstrated
as reasonable to be made whilst still allowing the development to take place”.

The non-provision of any affordable housing is disappointing especially on such a
big site that could provide up to 350 dwellings in a mix of houses and flats.

However, in this current economic downturn housing delivery appears to be
suffering, such that housing construction on some sites with planning permission has
slowed down and even stopped completely until developers consider the market
picks up. Local Authorities are being advised to consider measures that would not
deter new development and look at flexible approaches to delivery. Advice earlier
this year from the Department for Communities and Local Government outlined
measures the government was taking and considering taking to “help planning
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authorities respond to the downturn and, in particular, to ensure that planning is in a
position to deliver when an upturn in the economy happens”. In addition, the Homes
and Communities Agency has published advice on how to deal flexibly with the down
turn, supporting lower levels of viable developer contributions and a flexible
approach to managing obligations for affordable housing, as well as securing ways
to ensure developer commitment to delivery and that developers do not just “bank”
land for implementation later when the market has recovered.

Such measures include extending the standard 3-year permission period to 5 years
to help bring forward development, deferring, staggering or setting triggers for S106
payments, and requiring financial viability assessments to be reviewed if
development is not commenced within a certain time frame. Officers consider this
current down-turn in the economic climate as an exceptional circumstance against
which to re-assess affordable housing provision and the location of development in
this instance. Therefore in light of these unusual times and assessment of the
applicant’s financial situation regarding this site, officers are prepared to accept the
applicant’s stance that no affordable housing can be provided on this site at this
current time.

However, officers are keen to avoid the applicant/developer from benefitting from a
“flexed” planning permission without affordable housing and that the site is not sat
upon until the market improves. To this end officers would want the 0% affordable
housing situation to be time limited such that after a certain period of time if the
development has not commenced the affordable housing requirement for the site
would revert back to 30% and financial viabilities would have to be reassessed for
any further relaxation. Following discussions the applicant agreed to a shorter
permission and that they commence on site within 2 years - in doing so they would
remediate the site within the first year of getting planning permission and then
submit reserved matters, to then commence development within a further year of
that. If after 4 years from commencement (i.e. 6 years from getting outline planning
permission) the site has not been completed, then a revised financial appraisal
would be submitted and the affordable housing position reassessed.

d) Drainage/Flooding

The site is within Flood Risk Zone 1 which is an area of low risk of flooding. Both the
Council’s drainage engineers and the Environment Agency considered the
applicant’s initial Flood Risk Assessment to be inadequate. However, following
additional investigations, meetings and work done by the Council’s consultants who
are working on a Strategic drainage and flood risk assessment for Telford, both the
Council’s engineers and the EA are satisfied that the site can be managed from
flood risk.

With regards surface water, PPS25 expects water run-off rates across the site to be
less than existing rates and the Council’s 50% rates are in advance of PPS25 and
the EA’s suggested rates of 30%. However, the Council and applicant have agreed
to 30% reduction rates and this can be conditioned.

With regards the serpentine chamber on the site that takes mine water from the
Blockleys, the applicant’s wish to culvert this water course rather than leave the
channel with its orange iron coloured water snaking through the woodland to Middle
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Pool. Both the EA and Council would wish the channel to remain open and the
Council as land Drainage Authority would likely refuse any application to culvert it.

In addition, British Waterways are concerned that any works to the serpentine
chamber will affect water quality to Middle Pool which in turn feeds Trench Pool (that
they own). This appears to be separate land owner and rights issue rather than
directly impacting on the proposed development. Conditions will be imposed to
require a scheme for the management of this water area and serpentine channel
and that if any changes are made, then details should be submitted for assessment.

e)_Highways

A new single access point is proposed off Sommerfeld Road to serve the new
housing estate. Highway engineers have no objection in principle to the
development.

Following further discussions and assessment of traffic figures and projections
between Council’'s highways engineer and the applicant’s highway consultant, it has
been agreed that a signalised junction at Wombridge Way will no longer be required.
However, improvements to the mini roundabout at Trench Lock will still be required
and a pro rata contribution, based on other residential development contributions,
would be £230 per dwelling. In addition, the applicant has agreed to pay £30,000
towards improvements of footpaths and cycle ways in the vicinity of the site that
would link to the national cycle route 81 and improve links between the Teague’s
Bridge Primary School and Wrockwardine Wood Secondary School, as well as onto
and along Sommerfeld Road.

f)_Leisure/Recreation/Green Network

Wrekin Local Plan policy LR6 expects developers to provide a local equipped area
for play (LEAP) on sites providing between 75-200 new child bed spaces, which this
site would do. Initially the Council’s Leisure officer was prepared to accept financial
contributions for off-site play provision amounting to some £200,000 plus
contributions for other facility improvements. However, after further consideration in
light of the overall reduced S106 contributions and officer concerns that a site of this
size (up to 350 dwellings) should have on-site provision rather than all children
having to walk/cycle to other play facilities in the neighbourhood, the applicant has
now agreed to provide a LEAP on site, which will require any housing to be sited
30m away from the perimeter of the play area, together with a financial contribution
of £100,000 towards improvements of off-site existing play facilities at Wombridge.

The far eastern part of the site is currently wetland woodland and also designated
“Green Network” on the Local Plan Proposals Map. The Design & Access
Statement shows this area of Green Network and woodland retained for recreational
purposes and will not be built over. The applicant has confirmed that the woodland,
open space and LEAP on site will be maintained by a management company. This
will allow increased and improved access and enjoyment of this existing woodland.
In addition links from the housing development to Middle Pool and beyond will bring
more areas into active recreational use, and benefit residents and enhance the local
amenity and recreational/leisure opportunities. Officers endorse the retention and
enhancement of this woodland with its improved links, and consider this to be a
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material benefit of the proposed residential development that accords with the
Council’s Green Network aims.

CONCLUSION

Development of this site will bring a currently vacant and derelict industrial site into
active use in an area of Telford that is undergoing change. Whilst the proposal will
result in the loss of employment land and reduce the ability of the site to contribute
to the range of available employment sites within the Borough, the site not is
allocated, it has lain vacant and been marketed for employment with no takers,
extensive remediation is required and there is no shortage of employment land
within Telford at the present time and hence refusal on the grounds of loss of
employment land would be difficult to substantiate.

Whilst the nearest corner of the site is within 400m from a regular bus route, the
majority of the site and its entrance are more than 400m from the bus route and
more than 800m from a District Centre (the suggested distances for the location of
development to be more accessible and sustainable and to encourage walking and
cycling modes of transport). However a (LIDL) supermarket lies closer than the
District Centre to provide some convenience shopping opportunities, Teague’s
Bridge Primary School is within easy walking distance of the site, and a regular bus
route lies less than 1km (12 minutes’ walk) from the majority of the site. In light of
the exceptional economic condition and the applicant’'s commitment to get the site
built out soon, officers consider that the whilst the site’s location is not ideal, there
are other material considerations that would make a refusal less tenable.

The scheme will also retain woodland Green Network and create new open spaces
on site and provide new footpath links through to the adjacent amenity area around
the nearby Middle Pool and other footpath/cycle way links, so the development will
enhance and improve recreational and amenity opportunities and facilities, as well
as increasing their accessibility to a wider range of people, which the Council strives
to do.

The lack of affordable housing is regretted as it reduces the scope for mixed
communities which both the government and the Council encourage. But in light of
the current down-turn in economy and assessment of the applicant’s financial
appraisal, the wide spread contamination across the site and the cost of
remediation, officers consider that on balance these are exceptional times and
recommend that the applicant’'s S106 package of contributions to education,
highways and leisure be supported, but with clauses to ensure development is
commenced within a certain time period and that if not the affordable provision
reverts back to 30% and financial viability is reassessed if affordable provision is
revised.

RECOMMENDATION: to delegate to the Head of Planning to GRANT OUTLINE
PLANNING PERMISSION subject to the signing of a S106 agreement for a) £4,500
per dwelling for extensions to Teague’s Bridge Primary School; b) £100,000 for
improvements to nearby Wombridge play facility; c) £230 per dwelling for
improvements to Trench Lock mini roundabout, d) £30,000 for improvements to the
local cycleway network in the vicinity of the site, e) £30,000 for improvement of
pedestrian routes to school, but with clauses in the S106 to ensure development is
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commenced within a certain time period and that if not the affordable provision
reverts back to 30% and financial viability is reassessed if affordable provision is
revised, and subject to the following conditions and any others that officers consider
relevant:-

. A8 - Commence within 2 years

. A2 — Submit all reserved matters within 1 year

. B11 — General details to be included in Matters Reserved

. G120 - Accordance with plans

. Submit details of remediation including contamination

. B2 - Materials

. B50 - Drainage and surface water details

. C70 windows set back min 55mm

. Joinery details

10. B23 - Landscaping and boundary scheme

11. Management scheme for wetland/woodland

12. B25 Landscape management plan for open spaces/LEAP

13. No dwellings of gardens sites within 20 metres of boundary of LEAP

14. LEAP completed before any dwellings within 30m of boundary are sold or
occupied

15. Details of access and visibility

16. C85 —access to base core level during construction

17. C87 - Car parking, turning, footpaths and servicing areas all surfaced, drained
and laid out.

18. B30 - Formation of roads

19. B54 — Design and layout take account of Noise Assessment but improve
Acoustic standards to at least “good” and “moderate annoyance” standards.
20. C92 - Mud on road even for remediation

21. D129 — garages not converted into residential accommodation

22. D125 remove permitted development for fences/walls/gates

©Coo~NOOOTR~WN =

REASON FOR APPROVAL

Whilst the proposal will result in the loss of employment land, the site not is
allocated, it has lain vacant and been marketed for employment with no takers and
there is no shortage of employment land within Telford at the present time

Whilst the site is not located within the 400m and 800m suggested distances of
public transport and a district centre, the site lies relatively close to a supermarket,
within easy walking distance of Teague’s Bridge Primary School, and a regular bus
route lies less than 1km (12 minutes’ walk) from the majority of the site.

The development will also retain woodland Green Network and create new open
spaces on site with new footpaths links through to the adjacent amenity area around
the nearby Middle Pool and other footpath/cycle ways, and so will enhance and
improve recreational and amenity facilities in the area as well as increasing their
accessibility to a wider range of people to accord with the Council’s Green Network
and recreational aims.
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Whilst the lack of affordable housing is regretted, economic viability has to be taken
into account and in light of the current down-turn in economy and assessment of the
applicant’s financial appraisal, and the abnormal costs of remediating a heavily
contaminated site, it is considered that on balance these are exceptional times and

that development is acceptable with the S106 package of contributions to education,
highways and leisure.
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Agenda Type : A

W2009/0009 Demolition of former agricultural buildings and erection of extensions to
existing clubhouse to accommodate overnight accommodation and ancillary leisure
facilities with associated parking

The Shropshire Golf Centre, Muxton Lane, Muxton, Telford, Shropshire.
Recommendation Code: FG

Ward: Muxton

APPLICANT: RECEIVED ON:
Burhill Golf and Leisure Limited 06/01/09
PARISH WARD CASE OFFICER:
Lilleshall & Donnington Muxton Phil Baker

OBJECTIONS RECEIVED: Yes

MAIN ISSUES: Increase in traffic along Muxton Lane, Design, Appearance,
Development in the Rural Area

THE SITE AND THE PROPOSAL

The Shropshire Golf Centre (SGC), which has been operating at its site on the north
eastern edge of Telford since 1992, lies just outside the urban boundary of Telford in
the Borough’s Rural Area.

The Centre comprises a 27-hole golf course; 30-bay driving range; golf shop;
clubhouse; lounge; bar; dining area; and meeting rooms. The club has in excess of
600 members. In addition, conferences, events, and weddings are also held at the
Centre.

This planning application relates to the demolition of former agricultural buildings
which are now dilapidated and redundant, (the largest of which was irreparably
damaged by fire), and the erection of extensions that comprise:-

(@) 50 bedrooms of overnight accommodation, in a two storey wing, with the third
floor in the roofspace. This proposed block measures approximately 44 metres long
and 16 metres wide, and is located on the west side of the complex, parallel to
Muxton Lane, necessitating the demolition of the old farm buildings. A lift tower
protrudes above the roofline and its hipped clay-tiled roof matches that of the
remainder of the new wing

(b) Health and fitness suite, in a two storey wing, with a gymnasium on the first floor
and changing rooms on the ground floor. The proposed block measures
approximately 26 metres long by 11 metres wide, and is located on the east side of
the complex, replacing a building demolished several years ago

(c) 15-metre long swimming pool, in a single storey building measuring 30 metres
long and 10 metres wide, adjoining the health and fitness suite, and replacing an
existing garage
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(d) Extended restaurant, accommodating 110 seats, in a single storey building
measuring 14 metres square, in the middle of the complex of buildings

The applicants state that their golfing, conference, and wedding businesses are now
well developed and they are seeking the opportunity of enhancing the services
offered to club members, users of the golf course, and conference delegates by
offering a modest amount of overnight accommodation and health and fitness
facilities.

The applicants state that the bedroom accommodation will mainly cater for visiting
golfers and by wedding guests at the weekend, and users of the conference facilities
during the week. They consider the accommodation may also be attractive to
tourists to the area, as well as during periods when the Telford International Centre
is very busy and the Town Centre hotels are full. Members of the golf club will be
able to use any of the proposed facilities, and associate membership will be required
to use the health and fitness suite and the swimming pool. No membership will be
required to use the restaurant and bar.

The design of the new extensions will reflect the appearance of the existing
buildings, some of which are former farm buildings and the remainder which are
modern additions. External materials are predominantly red/brown bricks and plain
clay roof tiles that match in type and colour the materials used on the existing
buildings. Fenestration, eaves, lintel and cill details will also replicate those found on
the existing buildings on the site

Vehicular access to the site is gained from Muxton Lane to the north and from
Granville Road to the south. A total of 243 car parking spaces will be available for
the whole complex. There are currently 223 spaces but it has been recognised by
the Council’s Highways Engineer that there has been an over-provision of spaces for
many years on this site.

CONSULTATION RESPONSES
23 letters have been received from local residents, summarised below as follows:-

e Increase in traffic along Muxton Lane, which will exacerbate road safety
problems

e Muxton Lane is narrow in places and full of sharp bends. There are also
places where cars cannot pass without one giving way to the other. This is not
helped by overhanging branches along the road.

e Motorists already use Muxton Lane as a race track. This will increase in future

e [t will increase the probability of a serious accident

e Muxton Lane is used for recreational purposes such as walking, cycling,
jogging, horse riding, and dog walking by Muxton residents

e Itis important that Muxton Lane retains its character as a ‘country lane’ for the
benefit of everyone to use

e Access from Muxton Lane should be on foot only

e Muxton Lane has recently been subject to a 30mph restriction

e In winter cars often skid on Muxton Lane
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e Vehicular access should be along Granville Road only. This road should be
upgraded to encourage more people to use it. All service vehicles, coaches,
and construction traffic should use this access

e [f the application is allowed all advertising literature should state that vehicular
access is from Granville Road, and a maximum vehicle weight limit imposed
on Muxton Lane

e The site is not in a sustainable location. It is not close to a public transport

route. The nearest bus stop is a mile away

Increase in noise from the venue

The hotel will want more bedrooms in the future

There are sufficient alternative hotel and leisure facilities in the Telford area

The present and quiet location of properties in Muxton Lane should not be

compromised by the financial gain of others

The Parish Council has concerns regarding the possible increased disruption to local
residents by more vehicles using Muxton Lane to access the new facilities.

Transforming Telford is in favour of the proposed development, believing that it will
create jobs; enhance visitor and business tourism facilities; and encourage visitors to
stay overnight, thereby increasing visitor spending in the area.

The Council’s Highways Engineer has no objections subject to the applicants making
a financial contribution of £30,000 towards highway improvements in Granville Road.

The Council’s Geotechnical Engineer has no objections to the application.

The Council’s Drainage Engineer has no objections subject to a condition relating to
the need to carry out a soakaway test.

The Council’s Arboricultural Officer has no objections, stating that although some
trees are affected by the development these are not of any great importance, and
therefore not worthy of retention.

The Council’s Environmental Health Officer has no objections to the application.

The Council’'s Planning Ecologist has no objections subject to a condition relating to
the implementation of the mitigation measures recommended in the Protected
Species Survey.

PLANNING HISTORY

In 1989 planning permission (ref: W89/0979) was granted to change the use of
agricultural land to a 27-hole golf course, with club house and driving range, and
conversion of farm buildings to hotel accommodation. The hotel element was not
implemented.

In 1991 planning permission (ref: W91/0055) was given to erect a new building to
accommodate golf facilities and associated shop, bar, restaurant, and staff flat.
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In 1999 planning permission (ref: W99/1027) was given to convert existing buildings
and erect a two storey extension to provide a 40-bedroom hotel. This permission
was not implemented.

In 2003 planning permission (ref: W2003/0384) was granted to demolish an existing
barn and erect a two storey extension to provide changing rooms, golf shop, offices,
and new entrance lobby.

PLANNING POLICY
The following statutory policies are relevant in the determination of this application:-

Wrekin Local Plan
UD2 — Design criteria

LDF Core Strategy

CS2 — Jobs

CS12 — Natural environment
CS15 — Urban design

PPS1 — Delivering sustainable development
PPS6 — Planning for Town Centres
PPG13 - Transport

PLANNING CONSIDERATIONS

Although the application site lies in the Rural Area it abuts the built up area of
Telford as shown on the Wrekin Local Plan. The principle of providing overnight
accommodation on this site has already been established by the 1989 and 1999
planning permissions, albeit that the hotel elements of the permissions were never
implemented.

The new development will be confined to previously developed land that directly
adjoins the existing buildings on the site. The overnight accommodation block will
replace old redundant farm buildings which have been irreparably damaged and are
unsuitable for conversion. The health and fitness suite will be built on cleared land
which formerly contained farm buildings. Therefore, no development takes place on
‘greenfield’ land and none of it will extend the complex out into the open countryside.

Because the site lies outside the urban area, a District Centre or an identified
settlement, and is not allocated for development on the Wrekin Local Plan, the
applicants were required to undertake a sequential test of alternative hotel sites in
order to comply with PPS6. The sequential assessment concluded that there was an
identified demand for the hotel development on this site; it was of an appropriate
scale; there were no suitable sites available in any other centre, including Telford
Town Centre; and that it would not have an unacceptable impact on existing hotels
elsewhere in the Telford area.

The Council’s Development Plans Officer has concurred with the results of this
sequential assessment. He is satisfied that the applicants have proved that the
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proposed overnight accommodation will support existing facilities, and will not have a
detrimental impact on Telford Town Centre and other existing centres. He is also
satisfied that the overnight accommodation will be ancillary to the golf club and not
be in direct competition with the Town Centre conference/corporate markets.

The proposed development is likely to increase the volume of traffic along Muxton
Lane and this is of most concern to local residents. Muxton Lane stretches for 1.2
kms between the Golf Centre and Wellington Road. For the first half of its length
from Wellington Road it comprises a 5.5 to 6 metre wide urban street-lit road that
serves a considerable number of residential properties.

For the second half, approximately from Halcyon Court onwards, it takes on the
character of an unlit rural country lane, with twists and turns, and its width comes
down to around 4 metres. Passing places are provided by localised widening.

Muxton Lane is well used by local residents for walking, cycling, horse-riding and
other recreational activities, and is one of the main accesses to the Granville
Country Park. Therefore, it is considered that any excessive increase in traffic flows
along its length would have a detrimental impact on the day-to-day leisure activities
of a large number of people.

The applicants commissioned a Transport Assessment which concluded that there
would be a 34.4% increase in the number of visitors to the Centre once the whole
development was completed and in use — increasing from 62,500 to 83,988 visits
per annum. However, this would not equate to a 34.4% increase in car usage
because it is anticipated that there will be a significant proportion of combined trips.
For example, a member will play a round of golf, then have a swim, and finish off
with a drink or meal in the restaurant. Furthermore, the Transport Assessment
predicted that over 85% of the health and fitness club members would live within 5
kms of the site, and many of them could either walk or cycle to the Centre.

The applicants have stated that at present 30% of visitors arrive at the Centre by
way of Muxton Lane and 70% travel along Granville Road (on-site surveys carried
out by the Council have confirmed this ratio). It has been estimated that on a worse
case scenario there would be, on average, an additional 46 two-way vehicle trips on
Muxton Lane daily. This is assuming one person in a car travelling to use one facility.
As many trips will involve more than one person in a car, and more than one facility
being used, the Transport Assessment considers that this figure could be
significantly lower. This assertion is backed up by the Council’s Highways Engineer.
Such a relatively small increase in vehicle trips along Muxton Lane is considered to
be acceptable by the Council’s Highways Engineer, such that he is not able to raise
a highway obijection.

However, the Highways Engineer is keen to encourage more vehicular journeys to
the Centre to take place along Granville Road rather than Muxton Lane. Not only
does Granville Road not pass through an established residential area but it links into
the regional and national highway network at the ASDA (Granville) Roundabout,
where it also provides excellent access to the remainder of Telford.
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Unfortunately, at present, parts of Granville Road are in a poor condition, with many
pot-holes and drainage problems. This acts as a deterrent to some drivers to use
this access to the Centre. In order to make the road more attractive for motorists it
needs to be upgraded and improved. A schedule of works has been drawn up and
the applicants have agreed to contribute £30,000 to fund them. These works will be
undertaken before any of the new facilities are first brought into use. Once these
improvements have been carried out it is considered that more drivers will be
encouraged to use Granville Road, thereby further alleviating traffic flows on Muxton
Lane.

As a result of the potential overlap of uses, and possible increased duration of stay
at the site as a result of the new facilities, it is proposed to increase the parking
provision by a modest 20 spaces to give a total capacity of 243 spaces, which the
applicant believes accords with the parking requirements contained in PPG13. The
Council’s Highways Engineer is satisfied with this number of spaces.

The design of the new extensions respects and relates to the appearance of the
existing buildings on the site. This will be reinforced by the use of matching external
materials. The overall layout and design of the scheme is considered to safeguard
and even enhance the character and appearance of the existing site, and the
immediate surrounding area. Indeed, the removal of the dilapidated farm buildings
will substantially improve the visual amenities of the locality.

Several over-mature and ornamental trees will need to be felled but these are not
considered to be of any great importance. A landscaping scheme would be
requested that would provide compensatory planting around the site.

In conclusion, it is considered that the proposed development at the Shropshire Golf
Centre to provide overnight accommodation and leisure facilities is acceptable.
Planning permissions have been previously given to provide hotel accommodation
on this site, although these were never implemented. The design and appearance of
the new extensions respect the existing buildings on the site. The development uses
previously developed land and does not encroach out into the open countryside.

The development will support the existing facilities at the Centre and will not have a
detrimental impact on other hotels and leisure facilities in the Telford area. It is
anticipated that the proposed development will create jobs; provide tourist and
business facilities; and increase visitor spending in the area. Transport predictions
have shown only a likely small increase in vehicles that would use Muxton Lane, and
highway improvements will be carried out along Granville Road to encourage drivers
to use this access to the Centre.

RECOMMENDATION: Subject to the applicants entering into a Section 106
Agreement relating to a financial contribution of £30,000 towards highway
improvements in Granville Road, then delegate to the Head of Planning to GRANT
PERMISSION subiject to the following conditions:-

1. A3 — Full permission
2. C120 — Amended plans
3. B15 — External materials
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B65 — Soakaway test

C86 — Car parking

B33 — Materials storage/personnel parking
B34 — Mud on road

Protected species mitigation measures
B23 — Landscape design

10 C80 — Landscape implementation
11.Cycle provision

12.Lighting and security lighting
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REASONS FOR APPROVAL

Planning permissions have been previously given to provide hotel accommodation
on this site, although these were never implemented. The design and appearance of
the new extensions respect the existing buildings on the site. The development uses
previously developed land and does not encroach out into the open countryside.

The development will support the existing facilities at the Centre and will not have a
detrimental impact on other hotels and leisure facilities in the Telford area. The
proposed development will create jobs; provide tourist and business facilities; and
increase visitor spending in the area. Transport predictions have shown only a likely
small increase in vehicles that would use Muxton Lane, and highway improvements
will be carried out along Granville Road to encourage drivers to use this access to
the Centre.
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Agenda Type : A

W2009/0115 Demolition of existing teaching blocks and erection of 3 and 4 storey
new teaching block, 2 storey replacement fire station, modifications to existing E, F
and W blocks, erection of single storey horticultural building and installation of new
all weather pitch to include floodlights and relocation of 2no. sports pitches together
with associated car parking.

Telford College of Art & Technology, Haybridge Road, Wellington, Telford,

Shropshire.

Recommendation Code: FG

Ward: College

APPLICANT: RECEIVED ON:
Telford College of Art & Technology 09/02/09

PARISH WARD CASE OFFICER:
Wellington College Gareth W Thomas

OBJECTIONS RECEIVED: Yes
MAIN ISSUES: Community facilities, Design, Residential amenity, Highway safety
PROPOSAL

This application is for a significant redevelopment of the Telford College of Arts &
Technology (TCAT) involving the demolition of buildings to provide new teaching
blocks, social and administrative space and outdoor recreation facilities. The
existing Wellington Fire Station is situated on this campus and it is also intended to
replace this with a new station, to include also, an area comprising fire practice
facilities. The planning application is for full planning permission; as a significant
development proposal, the application is accompanied by several technical reports.
This documentation comprises:

Design & Access Statement
Transport Assessment

Flood Consequence Assessment
Drainage Mapping Report

Ecological Report

Tree/Arboricultural report

Ground Investigation Synopsis Report
Lighting Report

The TCAT is located some 1 mile southeast of Wellington town centre and
comprises a campus extending to 10.39 hectares dating back to the 1950’s. The
site borders three local roads — Bennetts Bank/Watling Street to the south; A5223
Whitchurch Drive to the east; and, Haybridge Road to the west. To the north of the
site is the main Wolverhampton-Shrewsbury railway line. Access into the site is
from Haybridge Road. The existing campus is overlooked by residential properties
fronting both Watling Street/Bennett’s Bank and along Haybridge Road.



Date 15" October 2009 Page27

The proposal in summary comprises the following elements:

1.

8.
9. Boundary Fencing and landscaping

The demolition of existing teaching blocks that “front” both Haybridge Road
and Bennett's Bank and the existing fire station;

2. Creation of new site access to the north of the present access and car parks;
3.
4. Erection of new 4 storey teaching block, engineering workshops, social and

Modification to existing teaching blocks, Blocks E & F

dining facilities and administration accommodation;

Replacement fire station — to be incorporated into the new teaching block and
separate training tower and hardstanding

Cycle parking racks and spaces, covered motor-cycle parking, compound for
mini-coaches

Two replacement football/sports pitches and a 3" Generation all weather
pitch with spectator terracing (providing informal seating) with capacity for 150
spectators

Single storey horticultural building and gardens

The proposed new building work has been designed to enable minimal disruption to
the working activities of the college, to provide a new access and to create a central
heart space to the campus. The development will involve the demolition of Blocks
A,B and C together with the Learning Resource Centre (LRC) and the existing
refectory. This will remove the older buildings that are in poor repair or which are
expensive to operate/maintain or which spread over the site and/or over different
levels. The total demolition amounts to 10,000 sq m of floorspace.

It may helpful to the understanding of the scale of this proposal to describe the
phasing for the development, which is as follows:

Stage 1: Enabling Works

Temporary relocation of Fire Station off-site (the original ambition was to
house this facility on the existing “car-lot”on Haybridge Road;

Create new entrance to Haybridge Road, north of the existing access that will
serve the main staff/student/visitor car park;

Creation of new car parking areas to the north of the site and to the south of
the existing Sports Block

Relocate the main college campus entrance to the south of E Block

Demolish the existing Fire Station

Reduce site levels as necessary to facilitate development

Stage 2 Main Build Work

Undertake main building works
Undertake the grass pitch work and all weather pitch
Refurbish W Block to provide computer server room

Stage 3: New Build Handover

Handover new building
Decant staff and students from existing Blocks A, B & C
Decant staff and students from the LRC and Refectory
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e Provide improved access to Sports Dome and Sports Block
e Complete the link to E Block and connect at 1% and 2™ floors

Stage 4 Demolish and Landscape

Demolish C Block, Refectory and LRC
Complete the new Foundation disabled drop-off
Demolish Block A and Block C

Complete landscaping works on the south side
Demolish the Bennett’s Bank building

A total of 510 car parking spaces in total is proposed.

The building design is generally of four storeys in height with the main element
comprising three interlinking Blocks clad with modern materials including
reconstituted terracotta reconstituted stone, reconstituted stone/concrete panel in
cream colour and polyester coated aluminium panelling. Substantial elements of the
buildings will be glazed. The principal building will comprise a full height central
atrium providing the link between the two wing buildings and existing Block E that will
be retained. The new fire station is integrated into the new wing building fronting
Haybridge Road. The Council’s existing SEC building currently located in the heart
of the complex will be retained with proposals for parking/ambulance/servicing being
provided thus ensuring that this centre is not inconvenienced.

The Fire Service requires a training facility comprising a “drill tower” and
hardstanding. This will be located off Watling Street/Bennett’'s Bank adjoining one of
the football pitches and accessed from an existing access road leading from
Bennett’'s Bank.

The application also proposes to develop significant areas of playing field including:

e Creation of a new football pitch on the site of the college which is to be
demolished at the south-west corner of the campus;

e Undertake ground works to provide a rugby/football pitch on existing sloping
land on the east side of the campus (on the Whitchurch Road side).

e Creation of a new 3-Generation artificial grass pitch on an area comprising
partly playing field and partly car parking. This potentially will have wider
community benefit and will incorporate floodlights and some rudimentary
spectators seating on the one side formed from three rows of terracing and
providing capacity for 150 spectators.

A number of technical reports have accompanied the application and a summary of
issues raised is summarised as follows:

Transport Assessment:

Accessibility — the college is served by a number of existing bus services that run
within walking distance of the college; bus priority measures are present on
Haybridge Road; train services from Wellington, 1.6km away. National Cycling
Route 81 links Hadley residential area and Wellington. The layout and design of the
development introduces measures to promote the use of public transport and by
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pedestrians and cyclists. Bus stopping facilities within the campus, segregated
pedestrian and cycle access, disabled parking and car sharing only parking provision
are proposed. A Travel Plan is proposed. 583 car parking spaces are proposed.
Members will know that many students use the Bucks Head facilities and this
overflow parking arrangement will continue.

Flood Risk Assessment

The site is located within Environment Agency Flood Zone 1 Flood Map. The
historic assessment indicates that there has been no history of flooding on or in
close proximity of the site or from other potential flooding sources (rivers,
watercourse, culverts etc). It is not therefore a ‘Functional Floodplain’ as defined in
PPS25. The most likely risk if any is therefore from on-site drainage and appropriate
design mitigation is incorporated within the scheme. The development of this
‘Brownfield’ land will involve a marginal reduction in impermeable area; however the
volume generated can be managed through design. SUDS features are
incorporated in the design and therefore water attenuation will be managed.

Ecological Report

An Extended Phase 1 Habitat Survey was undertaken followed up by a Bat survey.
Due to the site’s limited ecological value, BREEAM Further Education Standards
2006 credits criteria was applied. The credit system seek to introduce pro-active
measures to enhance the site’s ecological value and ensure that development
occurring on land having low ecological value protects all existing features of
ecological value. Credits are given in three areas — protection measures, mitigation
measures ecology and biodiversity enhancement measures. The proposals make
provision for such measures to be included.

PLANNING HISTORY:

W2008/0306 Temporary Classrooms  Full