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Agenda Type : A
W2009/0168 Demolition of existing block of flats and erection of new block of 11no. flats and 9no. houses    
Former Windor Flats site, Arleston Lane, Wellington, Telford, Shropshire.     Recommendation Code: FG
Ward: Arleston XE "W2009/0168 Demolition of existing block of flats and erection of new block of 11no. flats and 9no. houses    Former Windor Flats site, Arleston Lane, Wellington, Telford, Shropshire.     Recommendation Code\: FG - Ward\: Arleston" 
	APPLICANT:
	RECEIVED ON:

	Wrekin Housing Trust
	18/02/09

	
	

	PARISH
	WARD
	CASE OFFICER:

	Wellington
	Arleston
	Elizabeth Attwood


THIS APPLICATION WAS CONSDIERED BY PLANS BOARD ON 8TH APRIL 2009; MEMEBERS RESOLVED TO GRANT THE APPLICATION SUBJECT TO A S106 FOR OFF SITE CONTRIBUTIONS OF £12,000 TOWARDS OUTDOOR PLAY FACITLITIES. 

The proposed S106 contributions towards outdoor play facilities were agreed in the previous application W2008/1006, reported to Plans Board in November 2008.  This application remains undetermined as the S106 agreement has not yet been signed.  

As your officers have pursued the S106 agreement relevant to this application, the agent and applicant have contested agreeing to the £12,000 reported to committee.  In addition no written conformation has ever been received confirming this amount.  

The applicants contest that the proposal to demolish and rebuild the dwellings not only complying with current building regulations, but meeting lifetime homes level 4 of the Code for Sustainable Homes results in a financial loss.  

Under this approval, affordable housing was not requested as it did not meet the threshold as required by Policy H23 of the Wrekin Local Plan.  However in recognition o the growing shortage of affordable homes and the increase in homelessness, the Wrekin Housing Trust proposes to offer 100% social housing on the site in lieu of the contributions towards outdoor play facilities.  This is considered acceptable. 

On this basis, it is considered that the officer recommendation is revised to:

RECOMMENDATION: Subject to the applicant entering into a Section 106 agreement to 100% Social Housing then delegated authority is granted to the Head of Planning to GRANT PLANNING PERMISSION subject to the following conditions:
1.
A3 
- Full with no reserved matters

2.
C118 
- Development in accordance with submitted plans

3.
B15 
- Sample of materials

4.
B17 
- Sample brick panel

5.
B18
- Details of windows and doors

6.
B19
- Details of enclosure

7.
B25
- Landscape management plan

8.
B26 
- Landscape maintenance

9.
B33 
- On-site construction

10.
B34 
- Mud on road

12. 
C104 
- Drainage including water attenuation measures

13.
C80
- Landscape implementation

14.
C87
- Parking loading, unloading and turning

15.  Non-standard – foundations designed to take into account the actual site  

      ground conditions. The detailed foundation design must be submitted to  

      and approved in writing by the LPA prior to the development  

      commencing. Development shall be in accordance with the agreed 

      details.

16.  B56 
- protection of new dwellings from noise.

17.  C100 
- contaminated land

18. Non-Standard – Prior to the commencement of development details shall be submitted to, and approved in writing by, the PLA in respect of the design of the foundations and retaining walls to be used on site.

19. Non-standard – no buildings or trees planted within 2.5m of 225FWS on site.

INFORMATIVES

1. SIE22 – Conditions

2. SIE26 – Reasons

3. SIA6 – S106 Agreement Required

REASONS FOR APPROVAL:

The proposed housing development is acceptable as it constitutes the redevelopment of a previously developed site within the urban area.  The traffic movements generated by the development can be accommodated without any detriment to highway safety.  The scale, mass and design of the proposal are acceptable and in keeping with the character of the local area.  There will be no adverse impact on residential amenities. A section 106 agreement will secure affordable housing on the site.

The previous officer report is attached below.

********************************************************************************************

OBJECTIONS: No.
MAIN ISSUES: Principal of development, character and appearance of the buildings and loss of trees.

PROPOSAL:

This application is for the demolition of the existing Windsor flats which comprised of 21 properties of either one or two bedrooms and the redevelopment of the site for a combination of 11 two bedroomed flats, 8 three bedroomed houses and 1 four bedroomed house to provide a total of 20 units.  In addition, revised access arrangements and parking facilities on site are to be provided.  
SITE AND SURROUNDINGS:

The site is located close to the Bucks Head junction on the main Bennetts Bank road into Wellington.  The site is currently occupied by a single existing block of flats which covers the majority of the site with the remainder of the land put over to parking use on the western boundary and an informal area of recreation space on the eastern boundary. Access to the site is reached off Arleston Lane to the south. 
The land to the east rises steadily away from the existing building with a number of trees forming a substantial belt of planting on top of the bank.  The difference in ground levels between the development site and the top of the bank is approximately 5.0 to 6.0 m.

The surrounding area to the east and south is predominantly residential with a small estate of bungalows off Hornbeam Close abutting the site. On the opposite side are six dwellings which front onto Arleston Lane and on the opposite side of the road is a builder's merchants. To the north lies the TCAT college campus and the Bucks Head public house.
To the north east of the development area directly abutting the site is an old British Telecom exchange site.  This is occupied by a small service building to the south of the plot of land and a large area of open land to the front which is approximately 20m in length. The site has been sold off and has recently secured planning permission for an extension to create a one bedroomed dwelling with access across the site which is the subject of this application and the provision of a parking space.

HISTORY:

A similar application is for the demolition of the Windsor flats and the redevelopment of the site for a combination of eleven 2 bedroomed flats, three 3 bedroomed houses and a 4 bedroomed with a revised access and parking facilities was approved subject to the completion of a S106 agreement relating to outdoor recreation provision was approved by Plans Board on 19th November 2008.

PLANNING POLICY:
National Planning Policy

PPS1: Delivering Sustainable Development

PPS3: Housing

PPG14: Development on Unstable Land,

PPS 23: Planning and Pollution Control.

Core Strategy:

CS1 Homes,

CS5 District and Local centres in Telford,

CS10 Community Facilities,

CS15 Urban Design.

Wrekin Local Plan

UD2: Design Criteria

H6: Windfall Sites in Telford & Newport

H22: Community Facilities

H23: Affordable Housing

LR6: Developers Contributions to Outdoor Recreational Open Space Provision Within New Residential Developments

CONSULTATION RESPONSES:
A Site notice, 24 direct neighbour letters and a press advertisement publicised the application; no comments or objections have been received.

Wellington Town Council: No objections.

Severn Trent Water: No objection to the scheme, subject to a condition in respect of drainage details being provided including sustainable drainage principles.

The Fire Service has no objection in principle as matters relating to access for emergency vehicles and water supply for fire fighting are dealt with under Building Regulations. Nevertheless, they have supplied an advice sheet for information.

The Council’s Ecological Officer: Sufficient ecological information has been provided to demonstrate that the development will not have an adverse effect on legally protected species and no further ecological information is required.

The Council’s Highways Engineer: has confirmed that he has no objection in principle subject to conditions. However, advises that the Local Highways Authority would not adopt the proposed access, parking or turning areas.

The Council’s Engineering Services: No objection in principal although details of foundations to be approved prior to determination of the application.
The Council’s Contaminated Land Officer: No objection in principle subject to a condition relating to contaminated land given the historical use of the site.

The Council’s Pollution Control Officer: No objection in principle subject to a scheme for acoustic glazing in the noise sensitive rooms.
The Council’s Outdoor Recreation Officer: has no objection in principle subject to the provision of a section 106 agreement to provide contributions to the improvement of the nearby play area.
The Council’s Arboricultural Officer: Although the scheme involves the loss of some trees to facilitate parking, these are not considered to be particularly good or worthy of attention.  As there appears to be space within the development site for a replacement trees to be planted as compensation it is recommended a suitable landscaping scheme be submitted to provide compensatory planting is part of the development.

The Council’s Housing Officer and Private Sector Housing Officer had not responded at the time of writing this report; any comments received will be reported to Members at Plans Board.
PLANNING CONSIDERATIONS:
Planning permission for the demolition of the Windsor flats and the redevelopment of the site for a combination of eleven 2 bedroomed flats, three 3 bedroomed houses and a 4 bedroomed has already be granted subject to a S106 agreement. Therefore, the principle has already been agreed.

Policy H6 states that housing development will be permitted on land under 0.4 hectare that is within the Telford built up area when the site can be adequately accessed and parking provided, when the site can be adequately drained, when the Council is satisfied that, where there are land stability and contamination issues, the developer has taken adequate remedial action, where the proposal does not have an adverse impact on the local environment, especially in its relationship with adjacent land uses and where the proposal shows a high quality of design.  

Policy UD2 provides guidance to assess whether or not proposals are of an appropriate design quality and relate positively to their context. It advises the Council to assess proposed development in relation to its scale, massing, form, density, orientation and layout, proportions, materials, landscape  elements, access, parking and spatial quality.  

Policy LR4 and LR6 requires developers to contribute to the provision of recreational open space and policy H22 requires contributions towards community facilities. Therefore, the developer of the site will be required to provide £600 per property for recreational facilities. This contribution of £12,000 will be secured by way of a S106 Agreement.

Policy CS1 states that housing development will seek to provide every household in the Borough with an affordable, decent and appropriate home. With policy CS5

requiring all new residential development to be situated in highly accessible

locations, creating vibrant, safe and attractive places, with designs which respect

and respond to the locality.

Moreover, policy CS15, amongst other issues, states that development will assist in creating and sustaining safe places, positively influencing the appearance of the local environment. 

National guidance contained in PPS1, asserts that development should be of high quality design, respond to local context and should reinforce local distinctiveness. High quality design should add to the overall character and quality of an area, not just for a short time but over the lifetime of the development. Where proposals are inappropriate in their context or they fail to improve the character and quality of an area, the proposal should not be accepted.

Furthermore, PPS3 gives Government advice on new housing developments, amongst other issues it states that development should:

· maintain and improve local character,

· be easily accessible and safe,

· be well integrated with, and complement, the neighbouring buildings and the local area more generally in terms of scale, density, layout and access,

· create, or enhance, a distinctive character that relates well to the surroundings.
PPS1 and PPG3 also guide LPA’s to avoid the inefficient use of land through promoting higher density development whilst being mindful of the wider context. The re-development of the site with 20 units is considered acceptable and appropriate to the wider context and character of the area. 

The next issue of consideration is the character and appearance of the development especially given that the site is identified as being on one of the major development corridors through the Borough as identified in Policy UD6 of the Local Plan.  This policy seeks to ensure that any development is of an appropriate scale and form and utilises materials that respect the area. It also seeks to ensure landmark and focal point sites are developed to enhance the character and appearance of an area.  In addition boundary treatments and landscaping are also seen as matters of significance to ensure that the form of any development undertaken on the site enhances the wider area. 

The current built form on the site consists of the block of flats that runs from Bennetts Bank to the north to Hornbeam Close to the south. The elevation facing Bennetts Bank is a particularly unattractive facade comprising of a three-storey building with a flat roof and little or no architectural features other than the window themselves and a brick course in-between first and second floors.  The impact of the building was lessened somewhat in the past by a line of trees that sat at the front of the site however these have now been removed and the building immediately fronts the road with no screening.  
The proposed elevation to Bennetts Bank presents an asymmetrical designed property rising to four storeys on the eastern end and down to a three-storey structure closer to the traffic lights on the western side.  In addition, there will be infill panels between the windows and the central service well is to be in-set slightly helping to break up the massive brickwork at the front. The walls are to be a combination of light buff brick, off-white render and cedar panels and there is to be a sedum roof. This combination is felt to provide visual character to the property which will complement the character of the area.
The layout optimises the number of apartments that can be facilitated on the site whilst at the same time minimising the impact to the neighbours on the western boundary.  This design approach, provide some notable mass and significant development facing Bennetts Bank.  In this respect therefore, it is considered that the proposal complements policy UD6 and the corridor designation fronting the site.

In respect of the other elevations fronting the public domain, there are three dwellings that face Hornbeam Close and Arleston Lane towards the south which have a main entrance into the estate for parking.  The revised plans for the site now show entrances with gateways fronting Hornbeam Close so that the properties respect the street scene and this arrangement is felt to be acceptable.  Given the boundary treatments to the east and west, the site is relatively independent from its neighbours on either side and will not have a detrimental impact on the character of the area.

The position of units referred to as 4 to 9 (inclusive) on the drawings are the same 2 ½ storey design as the previous approval. However, the block has been relocated into the centre of the site to ensure that the right of access across the site enjoyed by the aforementioned BT building is not obstructed. This now positioning also improves the relationship with the existing BT building and the proposed dwellings and is therefore deemed acceptable. The alteration to the layout necessitated an amendment to the internal road layout, parking bays and bins stores, which is also deemed appropriate. Furthermore, the Council’s Highway Engineer has confirmed that the layout is adequate subject the imposition of a condition requiring the parking, loading, unloading and turning areas being properly laid out, hard surfaced and drained, and the space being maintained.

The development requires the removal of some of the trees on the site.  The Council’s Arboricultural Officer has considered the proposals and has commented on the state of the trees. They are not seen as being of any particular value and a landscaping scheme to plant replacements would be appropriate.  This is considered acceptable and will address the loss of the trees on the site

Guidance contained PPG14 asserts that, the handling of individual applications for development on land which is known or suspected to be unstable or potentially unstable will need to take account of the potential hazard that such instability could create both to the development itself and to the neighbouring area. Whilst there is scope for flexibility and each application must be treated on its merits, it is important that a local planning authority should be satisfied by the developer that any instability has been taken into account.

The Council's Geotechnical Officer has inspected the plans and whilst they have no objections to the proposal in principle have suggested that the details of the foundations be submitted before determination.  Given that there is a history of subsidence on the site, it is considered necessary to impose predevelopment condition to ensure the stability of the development. 

Inter alia, PPS23 states that LPA’s should pay particular attention to development proposals for sites where there is a reason to suspect contamination, such as the existence of former industrial uses, or other indications of potential contamination, and to those for particularly sensitive use such as  housing likely to be used by families with children. In such cases, it should normally require at least a desk study of the readily-available records assessing the previous uses of the site and their potential for contamination in relation to the proposed development. If the potential for contamination is confirmed, further studies by the intending developer to assess the risks and identify and appraise the options for remediation should be required.
Furthermore, the remediation of land affected by contamination through the granting of planning permission (with the attachment of the necessary conditions) should secure the removal of unacceptable risk and make the site suitable for its new use. 

Therefore, given the previous uses of the site as a sand pit, it is considered necessary to impose conditions relating to contaminated land. This will ensure that risks from land contamination to the future users of the land and neighbouring land are minimised, and to ensure that the development can be carried out safely without unacceptable risks to workers and neighbours. 
Planning Policy Guidance 24 guides local authorities in England on the use of their planning powers to minimise the adverse impact of noise. With this in mind and the close proximity of the proposed dwellings to Bennetts Bank and Arleston Lane, it is considered necessary to impose conditions relating to acoustic glazing in the noise sensitive rooms. 

In conclusion, having regard to consultation responses and planning guidance, officers consider that on balance, the principle of redeveloping this site for residential use is acceptable subject to conditions, mitigation works and planning obligations. 

The site is within this highly sustainable location just outside Wellington District Centre, and the traffic movements generated by the development could be accommodated without detriment to highway safety. The proposed development would not be harmful to the residential amenities of nearby dwellings, and the redevelopment of the site will have a positive impact upon the visual quality of the locality and the streetscene. 

RECOMMENDATION:
Subject to the applicant entering into a Section 106 agreement to provide financial contributions towards outdoor recreation provision then delegated authority is granted to the Head of Planning to GRANT PLANNING PERMISSION subject to the following conditions:
1.
A3 
- Full with no reserved matters

2.
C118 
- Development in accordance with submitted plans

3.
B15 
- Sample of materials

4.
B17 
- Sample brick panel

5.
B18
- Details of windows and doors

6.
B19
- Details of enclosure

7.
B25
- Landscape management plan

8.
B26 
- Landscape maintenance

9.
B33 
- On-site construction

10.
B34 
- Mud on road

12. 
C104 
- Drainage including water attenuation measures

13.
C80
- Landscape implementation

14.
C87
- Parking loading, unloading and turning

15.  Non-standard – foundations designed to take into account the actual site  

      ground conditions. The detailed foundation design must be submitted to  

      and approved in writing by the LPA prior to the development  

      commencing. Development shall be in accordance with the agreed 

      details.

16.  B56 
- protection of new dwellings from noise.

17.  C100 
- contaminated land

18. Non-Standard – Prior to the commencement of development details shall be submitted to, and approved in writing by, the PLA in respect of the design of the foundations and retaining walls to be used on site.

19. Non-standard – no buildings or trees planted within 2.5m of 225FWS on site.

INFORMATIVES

4. SIE22 – Conditions

5. SIE26 – Reasons

6. SIA6 – S106 Agreement Required

REASONS FOR APPROVAL:

The proposed housing development is acceptable as it constitutes the redevelopment of a previously developed site within the urban area.  The traffic movements generated by the development can be accommodated without any detriment to highway safety.  The scale, mass and design of the proposal are acceptable and in keeping with the character of the local area.  There will be no adverse impact on residential amenities. A section 106 agreement will secure financial contributions for outdoor recreation space. 

-----------------------------------------------------------------------------------------------------------------

Notes

