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W2009/0211 Siting of static caravan, one touring caravan and two sheds     5, Marsh Green, Rodington, Shropshire.      Recommendation Code: FG - Ward: Wrockwardine
1
W2009/0233 Erection of 5no. detached bungalows and formation of new access (Outline application)     Land adjacent to, Tara, Oakengates Road, Donnington, Telford, Shropshire.     Recommendation Code: OLR - Ward: Donnington
10
W2009/0241 Continued use of school as a Community Centre      Ketley Infant School & Nursery, Holyhead Road, Ketley, Telford, Shropshire.     Recommendation Code: FG - Ward: Ketley & Oakengates
16
W2009/0251 Continued use of school as a youth centre      Ketley Nursery School, Holyhead Road, Ketley, Telford, Shropshire.     Recommendation Code: FG - Ward: Ketley & Oakengates
20
W2009/0306 Erection of 1no. one and a half storey detached dwelling following demolition of existing dwelling     11, Arleston Village, Wellington, Telford, Shropshire.     Recommendation Code: FG - Ward: Arleston
23
W2009/0318 Erection of a two storey side extension and a single storey rear extension following demolition of existing garage    214, Teagues Crescent, Trench, Telford, Shropshire.     Recommendation Code: FG - Ward: Wrockwardine Wood & Trench
27
W2009/0382 Installation of ball court and cycling track      Land adjacent to, Botany Bay Close, Aqueduct, Telford, Shropshire.     Recommendation Code: FG - Ward: Dawley Magna
29


Agenda Type : A
W2009/0211 Siting of static caravan, one touring caravan and two sheds     
5, Marsh Green, Rodington, Shropshire.      
Recommendation Code: FG
Ward: Wrockwardine
	APPLICANT:
	RECEIVED ON:

	Mrs Yvonne Lee
	11/03/09

	
	

	PARISH
	WARD
	CASE OFFICER:

	Rodington
	Wrockwardine
	Elizabeth Attwood


THIS APPLICATION WAS CONSIDERED BY MEMBERS ON THE 29TH APRIL 2009 AND DEFFERED FOR SITE VISIT TO BE CARRIED OUT ON THE 20TH MAY 2009.  THE APPLICATION WAS FURTHER DEFERED ON THE 20TH MAY FOR FURTHER CONSULTAION WITH THE ENVIRONMENT AGENCY

Since the preparation of the original Plans Board report to members, two letters of support have been received; in addition to further investigations with the EA and our own internal engineers with regard to drainage and pollution of water supply.  
The Headteacher of High Ercall Primary School has submitted a letter of support regarding the progress of Mrs Lee’s children. Their attendance record and behaviour is good and they take an active part in both school life and out of school activities. They have settled in well, quickly made new friends and shown that they are keen to learn and are supported at home. 

In addition, a letter of support has been submitted by the agent Sarah Green of South West Law. The applicants believe that the proposal would contribute to the additional 24 traveller sites required in the district by 2012.  Whilst the site is outside traditional settlement boundaries, national guidance acknowledges the difficulties in finding land for such sites and accepts that Gypsy sites may be sited in rural areas.

With regards transportation, there is a bus stop nearby which provides a regular service to all neighbouring towns. Furthermore, national guidance accepts that due to their siting, Gypsy sites may not fall within the traditional definition of sustainability other than in terms of distances from services and modes of transport. The family have one vehicle and therefore traffic movements would be minimal.

The applicant has stated that neither her nor her husband have ever partaken in the alleged violence, noise or tipping of rubbish. The family seek a settled base on which to raise their children in a safe and secure environment, in accordance with their culture and traditions. There is no intention for other members of the family to move onto the land.

The applicant will accept a landscaping condition to increase the existing screening of the site.

In relation to business activities, the applicant has no intention of carrying out business activities on the land and this can be controlled by way of a condition.  

With regards issues of drainage, the applicant will accept a condition to ensure the implementation of an acceptable drainage scheme.

The applicant has no objection to their neighbours using the well which is on site.

The current living accommodation of the family is on the Lodge Road site where there have been incidents of violence which threatened their safety; therefore the applicants do not feel there is any alternative accommodation. The proposed three year temporary permission is accepted.

Whilst the children moved to High Ercall Primary School recently, members are asked to refer to, and consider, the letter of support submitted by the Headteacher of the school.

Finally, whilst the applicant does not object to entering into a Section 106 Agreement to ensure that the site is only occupied by a single Gypsies or Traveller family for a temporary three year period and to ensure there is no business use on the land, it has been suggested that the agreement could be dealt with by way of conditions.  Legal advice has been taken with regard to this matter, which originally supported the S106 agreement.  Since this letter has been submitted, legal advice now concludes they are satisfied that the site can be adequately controlled  as a personal consent through condition, which is further supported by the temporary consent for the 3 year period whilst the land allocation plan document is prepared and adopted.  
The Council’s Scientific Officer has assessed the private water supply and has confirmed that the source of the water supply for the applicant is a 6’ well with filtration system, located within the application boundary; this supply will be routinely sampled and regulated.

Regarding the current foul sewerage provisions at the site, no public sewer exists and it is reasonably assumed that all properties are using private soakaway systems or ‘biodisk’ type systems. Recent water quality data suggests that private water supplies are not currently being contaminated, regardless of the proximity of the source to the septic tank.

Porosity testing is not considered necessary due to the free-draining nature of the surface soils.

Whilst the Environment Agency were not directly consulted, they were contacted by a member of the public and any comments they made would be taken into account. However, the Environment Agency considers that the proposal does not meet the criteria required for a comment and therefore any concerns should be directed to the Local Planning Authority.  Furthermore the Environment Agency has provided guidance on those cases which do not meet their criteria for consultation.  This is in the form of a check list to ascertain the correct drainage for a site, and its consideration in a planning application.  This form has since been completed and concludes the site can be adequately drained.  It is however noted that this is guidance only, and more for the benefit of Local Planning Authorities who do not have the benefit of internal drainage engineers or environmental health officers.  Both internal consultees are satisfied that the site can be adequately developed subject to conditions. 
In conclusion your officers consider that the proposal complies with planning policy and subsequently recommend approval of the application, as per the conditions set out in the committee report, excluding the S106 agreement.

THIS APPLICATION WAS CONSIDERED BY MEMBERS ON THE 29TH APRIL 2009 AND DEFFERED FOR SITE VISIT TO BE CARRIED OUT ON THE 20TH MAY 2009.  

CLLR JACQUI SEYMOUR HAS REQUESTED THAT THIS APPLICATION IS DETERMINED AT PLANS BOARD.

OBJECTIONS RECEIVED: Yes.

MAIN ISSUES: Principle of residential development in the Open Countryside, effect on the character and appearance of the area, highway safety and drainage.

THE SITE AND PROPOSAL: Marsh Green is a loose knit scatter of dwellings located some 6.5 miles north west of Telford and is situated in the open countryside as defined in the Wrekin Local Plan; previous Planning Inspectors have concluded that it is neither a village nor a hamlet.

The 0.75 acre site is flat and roughly triangular in shape and is bounded by post and rail fencing and a Leylandii hedge, with agricultural land beyond. The site is accessed via wrought iron gates hung on brick pillars; a gravel driveway leads to a gravel area to the rear of the site. The remainder of the site is laid to lawn. There is a small chapel opposite the site.

This detailed application seeks full planning permission for the siting of a static caravan, one touring caravan and two sheds.

PLANNING HISTORY: 79/71/1764 dwelling and garage - Refused. 55/72/290 3 dwellings - Refused. 27/72/3718 dwelling and alterations to access - Refused. W77/0535 2 bungalows - Refused (appeal dismissed). W89/0424 house and garage - Refused. W93/0146 dwelling - Refused. W96/1010 four gypsy caravans - Refused. W2002/0057 house and garage - Refused. Enforcement 0227/2004 for the removal of an unauthorised caravan and parking, the removal of an unauthorised caravan on the site was upheld on appeal. However, the enforcement notice for hardstanding was dismissed due to the length of time it had been in place (over 10 years)

W2008/0814 siting of static caravan, detached double garage and 2no. timber sheds - Refused.

CONSULTATION RESPONSES: Rodington Parish Council has objected to the proposal, the issues raised are:

· The site is Greenfield and the proposal is an extension of Marsh Green, which is protected against development

· There are no shops or transport

The Council's Highway Engineer has objected to the proposal as the traffic generated is likely to increase the highway danger due to the restricted visibility.

The Council's Planning Policy Officer has no objections to the proposal.

The Council's Drainage Engineer has confirmed that there is no nearby mains drainage, and would require a soakaway test before any development commences.

The Gypsy & Traveller Liaison Officer has commented that: 
· A caravan would be well screened by the hedging, 
· The applicants currently live at Lodge Road, (an existing Local Authority G&T site). 
· The children have places at High Ercall School and attend Sunday School, 
· The site is ideal and would fit in with the current surrounding, 
It would free up a plot at Lodge Road.

· Ten letters of objection have been received, the issues raised are: 
· A further travellers camp will entail problems, 
· Previously the area was quiet, and more vehicles now use the lane leaving rubbish, 
· No formal notification received, no green site notice was displayed or press notice published, 
· No justification for a second gypsy site in such a small community,
· 'traveller pressure' and questionable claims are being used to develop a Greenfield site,
· applicants already live on a site in Donnington, and have done for the past 8 years, 
· the adjacent site has increased over the years, 
· increased highway danger,
· the site is visible through the gates,
· distances cited to nearby villages is inaccurate and there is no bus service,
· similar proposals have been refused twice before, 
· work to paths, fencing and garden has been carried out, 
· proposal is not in-keeping with the hamlet,
· Marsh Green is made up of permanent residents and three traveller families and allowing another family would be disproportionate and alter the character of the area,
· If granted would be contrary to current rural policy restricting development in the rural area, 
· Potential noise due to close proximity of chapel opposite the site, 
· Public order behaviour and violence is not wanted in the area, large family and extended family and associated noise in a quiet rural area is unjustified, 
· Marsh Green has changed over the years and no further changes should be allowed to disrupt the way of life,
· The site is an area of outstanding natural beauty and greenbelt, High Ercall or Waters Upton would be more appropriate,
· The sheds are required to allow work to be carried out on traditional traveller vans,
· Following successful enforcement action it was anticipated that the land would return to agricultural use,
· No drainage, potential contamination issues and sewage disposal,
· Children only attended Sunday school whilst previous application was submitted,
· Children only put into school when the first planning application was submitted,
· The previous buildings on the site were demolished 40 years ago,
· The site has not been occupied for the past 10 years, 
· The applicant is not a gypsy and the claim is a ploy to develop the land,
· The applicant works in Telford and not all over the country as stated,
· Neighbours have rights (via their Deeds) to draw water from the well on the site, which may be denied if permission is granted, 
· Neighbours would be happy to reimburse the £2000 paid by the applicant for the land and turn it into a recreation area for locals or parking for the chapel.
POLICY CONTEXT: The application site falls within the open countryside as defined in the Wrekin Local Plan. In the assessment of the proposal, the following Local Plan policies are considered relevant: Local Plan (saved policies): UD2 Design Criteria.

LDF Core Strategy: CS1 Homes CS7 Rural Area

National policy: PPS3 Housing, PPS7 Sustainable Development in Rural Areas, PPS23 Planning and Pollution Control.

Regional policy: West Midlands Regional Statement on Gypsy and Traveller Policy, The Department for Communities and Local Government (DCLG) Local Authorities and Gypsy and Travellers: a guide to responsibilities and powers, ODPM Circular 01/2006 Planning for Gypsy and Traveller Caravan Sites.

PLANNING CONSIDERATIONS: There is a long planning history of proposed residential development (of both bricks and mortar and caravans) on the site, all have been refused and those which were taken to appeal have been dismissed.

A previous application (W2008/0814) for the siting of a static caravan, detached double garage and two timber sheds was refused under delegated powers on 29.08.08. The material submitted as part of the application did not identify that the scheme is proposed for anything other than general market housing, albeit in the form of a static caravan with a detached double garage and two timber sheds.

ODPM Circular 01/2006 defines "gypsies and travellers" as 'Persons of nomadic habit of life whatever their race or origin, including such persons who on grounds only of their own or their family's or dependants' education or health needs or old age have ceased to travel temporarily or permanently, but excluding members of organised group of travelling show people or circus people travelling together as such'. (para 15)

The applicant and her husband have four young children and are expecting the arrival of a fifth child soon, as such they seek to secure a settled base close to educational and health facilities away from the poor and sometimes violent conditions previously endured at Lodge Lane. The family were recently forced to leave the site due to the violence experienced and lived on the side of the road and then in a friends field. However, this arrangement was unacceptable and the family had no alternative other than to reluctantly return to the Lodge Lane site. The Police/Council have installed a panic button, however, the situation is unsuitable and having a detrimental impact on the health and well being of the family.

At the advice of the Council's Solicitor the applicant was invited to resubmit the proposal including additional/relevant information in order that the application could be considered in line with national and regional policies for gypsy provision and quantitative need as identified in the Telford and Wrekin Gypsy and Traveller Accommodation Assessment covering Telford & Wrekin (2008).

The material submitted as part of this application identifies that the proposal seeks to secure a residential gypsy site for the applicant and her family. On this basis, the key planning policy issues for this application are considered to be the location of Marsh Green in the rural area in the context of Core Strategy policy CS7 Rural Area, alongside the nature of this application seeking to secure a private residency for a Gypsy family.

At this stage of preparing the Local Development Framework, there is not a local policy framework for the consideration of providing Gypsies and Traveller sites. Therefore, national and regional policies, together with evidence of need held by the Council are material factors for this application.

The issue arises that the Land Allocations Development Plan Document (LADPD) is being developed prior to the regional debate and identification of pitch numbers at this level. The potential allocation of sites at this stage through the Land Allocations document would guide applications, with potential for phasing of sites having regard to monitoring as the regional scenario enfolds. Should the Council determine not to allocate sites at this stage, the Inspector for the Examination of the LADPD may consider this to be a serious omission as the Council has an Evidence Base document identifying need.

National and regional policy establishes a clear position on Gypsies and Travellers in respect of an expectation for local authorities to find Gypsy &Traveller sites at this stage of the plan making process - where there is an identified need (West Midlands Regional Statement on Gypsy & Traveller Policy p.1 para 4.; ODPM Circular 01/2006 Planning for Gypsy and Traveller Caravan Sites p. 11 para 43; CLG Local Authorities and Gypsies and Travellers: a guide to responsibilities and powers p. 8 para 18).

The Core Strategy at para. 9.11 states that the local framework for the provision of Gypsy and Traveller Accommodation will be set out in a subsequent Development Plan Document. Specifically, paragraph 9.11 relating to Policy CS1 Homes states: 'Consistent with ODPM Circular 01/2006, the council will provide sites for gypsy and traveller homes commensurate with the needs identified in assessments undertaken as part of the Regional Spatial Strategy and its own local Housing Needs Study/Strategic Housing Marketing Assessment. The locations of new sites will be consistent with the Spatial Development Strategy, as elaborated by policies contained within the Development Control Policies DPD.'.

Outside of the 3 key settlements identified in Policy CS7, development will be limited and within the open countryside will be strictly controlled in accordance with the settlement strategy of the Core Strategy. Marsh Green is located in an area of open countryside, without the benefit of public transport nearby, where proposals for the provision of general market dwellings would not be considered appropriate. However, the overall spatial development strategy approach does not preclude development in the rural area based on identified local need.

Details submitted as part of the Design & Access Statement identify that the site is only 1 mile from Rodington and 1/2 mile from High Ercall accessible on foot from the site via public footpaths, and there is a bus stop within walking distance (approx 1/4 mile). The LPA considers that the distances cited significantly underestimate the distances; moreover, the suitability of the roads for access is questionable. Further to the previous paragraph, the site is considered to lack easily accessible public transport.

Notwithstanding this issue, the Gypsy & Traveller Accommodation Assessment (GTAA) - Centre for Urban and Regional Studies, University of Birmingham, February 2008) is considered to be a crucial consideration in respect of local need. The assessment represents a key piece of evidence held by the Council to assist in the exploration of options to make provision for Gypsy and Traveller accommodation, particularly in respect of informing the preparation of the emerging Local Development Framework. A key output of the report has been the quantification of site accommodation needs for gypsy and traveller accommodation across the Borough.

A total requirement for the provision of 24 residential pitches in Telford & Wrekin over 2007-2012 is identified in the assessment. The proposed application would, in policy terms, comply with the recommendations of the GTAA by satisfying an element of identified need. The application facilitates the provision of a family owned site, which is identified as a priority for all types of Gypsy and Traveller groups interviewed across the study area (T&W, Shropshire, Herefordshire and Powys) - thereby freeing up one of the pitches at the Lodge Road local authority site, where it is understood the applicant currently resides but would appear to be at risk of potential violence as outlined within the submission material.

Furthermore, the GTAA makes clear that sites should be differently located and designed to accord with different lifestyles and that one size does not fit all.

Issues raised by neighbours are noted and those which are 'material planning considerations' have formed part of the assessment of this application. In addition, the agent's letter of 9th March 2009, states that the inclusion of sheds as part of the proposal (identified as workshop/shed) would be ancillary to residential occupation for storage use and that there is no intention for any business use of the site. Nevertheless, it is considered necessary to impose conditions to ensure that no business use occurs in the future, in order to protect the rural character of the area and protect residential amenity.

Moreover, comments received from the Council's drainage engineer and highway engineer are noted; the drainage issues can be satisfied by the imposition of conditions and the increase in vehicle movements associated with the proposed development are not considered sufficient to justify a refusal of the application. Furthermore, para 66 of Circular 01/06, states that proposals should not be rejected if they would only give rise to modest additional daily vehicle movements and/or the impact on minor roads would not be significant.

The site is currently laid with lawn and hardstanding, the existing well established Leylandii hedge provides significant screening of the site from the neighbouring static caravan site and wider landscape, and as such will have little impact upon the character and appearance of the locality.

In conclusion, it is recognised that Marsh Green is located in an area of open countryside where general market housing would not be considered acceptable. However, in the absence of identified sites to fully meet local need for Gypsy and Traveller accommodation, this application should not be considered to be contrary to the Core Strategy in principle.

Nevertheless, it is considered necessary to enter into a S.106 Agreement to secure the ongoing provision of the site for Gypsy and Traveller accommodation for a single gypsy family, together with a condition limiting any 'business' use of the land, and as identified in the statement accompanying the application, a temporary permission for three years be granted prior to the identification of sites to satisfy the indentified need is proposed through the Local Development Framework process.

Accordingly, temporary planning permission for the proposed development is considered appropriate in this case, as it complies with both national and local policy and guidance, and it is therefore recommended for approval with conditions.

RECOMMENDATION: Subject to the applicant entering into a Section 106 Agreement to secure the ongoing provision of the site for Gypsy and Traveller accommodation for a Mr & Mrs Lee and their children and prohibiting any 'business' use of the land, then delegated authority is granted to the Head of Planning to GRANT PLANNING PERMISSION subject to the following conditions: 
1. A3 - (time limit) 
2. A6 - (temporary 3 years) 
3. D127 - (restriction on separate residential use of outbuildings and sheds) 
4. B50 - (drainage) 
5. B65 - (soakaway test)

Informatives: 
1. SIE22 
2. SIE26

REASONS FOR APPROVAL: 
Having regard to the personal circumstances of the applicant, a temporary permission to site a static caravan, ancillary accommodation and outbuildings, will meet an identified need, for this type of accommodation, prior to further sites being formally allocated for gypsies and travellers as part of the Local Development Framework. Therefore, it is considered that the proposal is compliant with current regional and national policy.
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Agenda Type : A
W2009/0233 Erection of 5no. detached bungalows and formation of new access (Outline application)     
Land adjacent to, Tara, Oakengates Road, Donnington, Telford, Shropshire.     Recommendation Code: OLR
Ward: Donnington XE "W2009/0233 Erection of 5no. detached bungalows and formation of new access (Outline application)     Land adjacent to, Tara, Oakengates Road, Donnington, Telford, Shropshire.     Recommendation Code\: OLR - Ward\: Donnington" 
	APPLICANT:
	RECEIVED ON:

	Mr & Mrs Latham
	12/03/09

	
	

	PARISH
	WARD
	CASE OFFICER:

	Lilleshall & Donnington
	Donnington
	Phil Baker


COUNCILLOR CLARE HAS REQUESTED THAT THIS APPLICATION IS DETERMINED BY THE COUNCIL’S PLANS BOARD.
OBJECTIONS RECEIVED: No.
MAIN ISSUES:  Density and layout of the proposed development, and loss of Green Network.
THE SITE AND THE PROPOSAL:
This Outline planning application relates to the erection of 5 bungalows on land to the side and rear of “Tara”, Oakengates Road, Donnington.  This outline application includes access, but all the other matters, namely layout, scale, appearance, and landscaping, would be approved at the Reserved Matters stage.                                 

The illustrative layout submitted with the application shows two bungalows adjacent to Tara, but in tandem, and three bungalows at the rear of the site.  All five proposed dwellings would face onto, and be served off, a new access drive to be created from Oakengates Road that would run along the north eastern boundary of the application site.

The application site comprises part of the side and rear garden area belonging to “Tara”, a detached bungalow and located within a predominantly residential area. There is only a low wall along the Oakengates Road frontage, thereby making the site comparatively visible for passing traffic and pedestrians.

All the application site, apart from the proposed 4.8 metre wide access drive, is shown as ‘white land’ on the Wrekin Local Plan. The access drive, as well as the remainder of the curtilage to “Tara” to the north of the application site, lie within the Council’s designated Green Network.

Donnington District Centre with its local shops is located half a mile to the north of the site and a regular bus service runs along Oakengates Road itself.

There is a mineshaft north east of the site within the remaining curtilage of “Tara”, but this is outside the application site.  The 12 metre stand-off zone from the shaft encroaches across the new access drive, but the proposed dwellings shown on the illustrated layout have been sited beyond the stand-off zone itself.  There is also a 10 metre day-level stand-off zone, which precludes any development taking place within the north east corner of the application site.

CONSULTATION RESPONSES:
Councillor Clare understands that Government guidelines encourage the maximum numbers of dwellings on development sites.

Lilleshall & Donnington Parish Council has no objections to the application.

The Council’s Highways Engineer has no objections, but advise that Local Highway Authority specifications must be met in any Reserved Matters application in order for the road to be of adoptable standard by the Council.

The Council’s Geotechnical Engineer has no objections, subject to conditions relating to   stand-off distances from both the mineshaft and the day-level on the site, and the drilling and grouting of the application site.

The Council’s Environmental Health Scientific Officer has no objections, subject to a condition relating to contaminated land.

The Council’s Drainage Engineer has no objections, subject to conditions relating to the disposal of foul and surface water drainage, and surface water run-off rates.

The Council’s Ecological Officer has no objections, subject to an informative relating to protected species.

PLANNING HISTORY:
In 2003 outline planning permission (ref: W2003/1389) for residential development (where 4-8 dwellings were envisaged) was refused on the grounds of (a) the development being within the Green Network, and (b) having an adverse impact on a designated wildlife site. The subsequent appeal was dismissed on the grounds of adversely affecting the Green Network.

In 2004 outline planning permission (ref: W2004/1002) for 5 dwellings was refused on the grounds of (a) the development being within the Green Network, and (b) having an adverse impact on a designated wildlife site. The subsequent appeal was dismissed on the grounds of adversely affecting the green Network.

In 2005 outline planning permission (ref: W2005/0248) for 4 dwellings was refused on the grounds of (a) the development being within the Green Network, (b) adversely affecting a mine drainage level, (c) substandard access, and (d) over-development of the site.  (ref: W2005/0248).

These first three applications covered a larger site area than the current application and comprised the whole curtilage of “Tara” and all of the properties were on Green Network land.

In 2006 (ref: W2006/1018)

In 2007 planning permission (ref: W2007/0963) was granted for 3 dwellings on the site. The application site was slightly smaller than this current application and all the land was outside the Green Network area.

In 2008 planning permission (ref: W2008/1011) was refused for the treatment of a mineshaft. 

PLANNING CONTEXT:
The following policies are relevant in the determination of this application:
Wrekin Local Plan

H6 
- Windfall sites in Telford and Newport

UD2 
- Design Criteria

OL3 
- Green Network

OL4  
- Development in the Green Network

EH14 
- Land stability

LDF Core Strategy

CS5 – District and Local Centres in Telford

PLANNING CONSIDERATIONS:
The principle of residential development on part of this site has already been established by the granting of outline planning permission (ref: W2007/0963) for 3 bungalows on a slightly smaller site area. The previously approved application allowed a layout that showed one bungalow adjacent to “Tara”, which faced Oakengates Road, and 2 bungalows at the rear of the site. All 3 dwellings were shown accessed from a new access drive off Oakengates Road, located 6m west of the proposed access point for this current application.  Following the various planning refusals, officers considered that 3 dwellings was the optimum number of dwellings that could be comfortably accommodated on the site.  Indeed, one of the reasons for refusal appertaining to the 2005 application for 4 dwellings (ref: W2005/0248) related to the over-development of the site.  

The illustrative layout submitted with this current application shows 5 bungalows on the site.  Two of the bungalows are shown adjacent to ‘Tara’ roughly on the site where there was only one bungalow before on the 2007 permission, but are now located sideways to Oakengates Road.  The other 3 bungalows are sited to the rear of the site, roughly where there were only 2 bungalows before on the 2007 permission.  Whilst the layout is illustrative it serves to demonstrate the likely siting of 5 dwellings and officers need to consider the likely positioning of dwellings to assess whether the site is capable of accommodating the proposed number of dwellings satisfactorily.  

It is considered that this proposed illustrative layout would constitute unsatisfactory over-development of the site, resulting in a cramped form of development.  It is felt that this number of dwellings, and their possible siting, would not reflect or respect the prevailing form and townscape of the locality which is characterised by most dwellings facing the road and situated within relatively spacious grounds. The contrived stagger of the 3 bungalows at the rear of the site, in order to avoid the day-level stand-off zone, produces a layout that is not characteristic of the surrounding area.  Furthermore, the middle bungalow of these three appears to be ‘shoe-horned’ in between the other two. In addition, some of the bungalows now have much reduced private amenity space.  The two bungalows in tandem now have garden depths of only 6.5m, whereas the previously approved single bungalow had a garden of 15m length.  This reduction of amenity space has resulted due to the over development of the site.  Previous applications for 4-5 dwellings on a larger site area have been previously refused and upheld at appeal. Officers therefore consider that the applicants are trying to squeeze too many dwellings onto the application site, and this would have a detrimental impact on the character and appearance of the site and the surrounding area, contravening Policies H6 and UD2 of the Wrekin Local Plan.

Whilst there is no highway objection to the formation of a new access drive in this location, part of the access driveway falls within the Council’s designated Green Network, as shown on the Wrekin Local Plan. The Council has always attached great importance to achieving the aims of the Green Network, and planning applications have been consistently refused for development that has an adverse effect upon the Green Network, and makes no contribution to its overall function or value.                                                  

Policy OL4 of the Local Plan states that the Council will only permit development in the Green Network provided that the proposal demonstrates that (a) there are exceptional circumstances, (b) it contributes or is complementary to the aims of the Green Network, or (c) environmental and community benefits are an integral part of the proposal. It is considered that as none of these exceptions have been demonstrated in this application and hence the proposal contravenes Policy OL4 of the Wrekin Local Plan.

Both the 2003 and 2004 applications, which comprised larger site areas and included more Green Network land, were refused by the Council’s Plans Board and were then subsequently dismissed at appeal. The Planning Inspectors in both cases felt that the proposed development would have been harmful to the integrity of the Green Network. The Inspector, in his 2003 refusal decision notice, stated:
“I consider the open nature of the site has more affinity with the land in the Green Network than the largely built up character of the remainder of the curtilage and the adjacent residential area”. (paragraph 9)…. “Whilst I accept that the land is not accessible to the public and it does not meet all the stated aims of the Green Network, I nevertheless consider the gap in the street frontage arising from the openness of the site contributes positively in terms of the local street scene, and that it provides a relatively open vista towards the wooded area of the adjacent Wildlife Site and the wider expanse of adjacent open land. In these terms I consider that the designated part of the site forms an integral and important component of the Green Network and that it makes a positive contribution towards creating a high quality environment”. (paragraph 10).

The 2007 application that was approved was for a slightly smaller piece of land which excluded the area of the site designated as the Green Network, but the proposal on the reduced site could still satisfactory accommodate 3 bungalows and a new access drive, and hence this proposal was approved by the Council. 

The applicants seem to believe the Council is now adopting a more relaxed attitude towards development taking place in the Green Network because there is no reference to the Green Network in the LDF Core Strategy Policies. In response, the Council’s position has not changed, but the Council intends to carry out a Green Spaces Strategy, which will review all the Green Network land shown on the Wrekin Local Plan, with a view to recommending which pieces of land should remain in the Green Network and which pieces should be deleted. It is hoped that this review will commence later this year. 

In the meantime ‘saved’ Policy OL4 of the Wrekin Local Plan, and the existing Green Network designations on the Local Plan, are still relevant and important material considerations in the determination of all planning applications.  Although the present application would remove a strip of Green Network that would be part of the proposed new the access driveway, this is nevertheless an encroachment into the Green Network and would serve to reduce the Green Network and open gap in the street scene between the properties ‘Tara’ and ‘Oakleigh’ that the Inspector ruled was important to the open nature of this part of the street and was an important complement to the Green Network.  Whilst this current application involves the loss of less Green Network than the three applications which were previously refused, officers are concerned that the incremental erosion of the Green Network in instances like this could be repeated too often so as to undermine the extent and purpose of the Green Network in a particular area and as a whole.  

The applicants wish to point out that the whole of their land, including the area within the Green Network, is in private ownership and if they so wished they could pave it all over, thereby completely altering its appearance, without the Local Planning Authority being able to do anything about it. However, they have no intention at present of doing so but would be willing to construct the driveway (the only part of the application site actually within the Green Network) in “Grasscrete” to retain its ‘greenness’ and ‘openness’.  The Council acknowledges that the applicants could cover all their land with a hard surface without needing planning permission, although hep they will not.   However, encroaching into the Green Network to facilitate development, would not contribute to the aims of the Green Network or provide any environmental or community benefits, as stated in Policy OL4 of the Wrekin Local Plan.

To conclude, officers consider that the site is not large enough to comfortably accommodate 5 bungalows.  Due to site constraints of the mineshaft and day-levels and a new access drive, the configuration of the 5 dwellings is contrived and gives some units inadequate amounts of private amenity space, and the layout is not characteristic of the prevailing form in the street.  Furthermore the proposal necessitates the encroachment into the adjacent Green Network.  Officers do not consider there are exceptional reasons to allow this Green Network intrusion to warrant going against local plan policy.  Planning permission has already been granted for 3 dwellings on a smaller site that did not require encroachment into the Green Network and officers consider that this is the optimum number and layout of dwellings that can be satisfactorily accommodated on the site. 

RECOMMENDATION:  REFUSE OUTLINE PERMISSION on the grounds of:
1. The Local Planning Authority considers that the erection of 5 bungalows constitutes over-development of the site, which would result in a cramped form of development that would not reflect or respect the prevailing form, townscape, and character of the local area and would provide inadequate amenity space to some units. Therefore, the proposed development would have a detrimental impact on the character and appearance of the site and the surrounding area, contrary to Policies H6 and UD2 of the Wrekin Local Plan.

2. Part of the application site falls within the Council’s designated Green Network as shown on the Wrekin Local Plan. Policy OL4 of the Wrekin Local Plan states that the Council will only permit development in the Green Network provided that the proposed development demonstrates that (a) there are exceptional circumstances, (b) it contributes or is complementary to the aims of the Green Network, or (c) environmental and community benefits are an integral part of the proposal.  The Local Planning Authority considers that none of these exceptions have been demonstrated in this application and hence the proposal in contrary to Policy OL4 of the Wrekin Local Plan.

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

Agenda Type : A
W2009/0241 Continued use of school as a Community Centre      
Ketley Infant School & Nursery, Holyhead Road, Ketley, Telford, Shropshire.     Recommendation Code: FG
Ward: Ketley & Oakengates XE "W2009/0241 Continued use of school as a Community Centre      Ketley Infant School & Nursery, Holyhead Road, Ketley, Telford, Shropshire.     Recommendation Code\: FG - Ward\: Ketley & Oakengates" 
	APPLICANT:
	RECEIVED ON:

	Ketley Parish Council
	18/03/09

	
	

	PARISH
	WARD
	CASE OFFICER:

	Ketley
	Ketley & Oakengates
	Kath Whitfield


OBJECTIONS RECEIVED: Yes.
MAIN ISSUES : Use, parking and potential issues of noise and nuisance.
PROPOSAL:
This application is for the continued use of the former Ketley Infants school as a commununity centre including an office for Ketley Parish Council.  It has suggested that the premises should be used from 8.00am to 11.00pm Monday to Friday, 8.00am to 1.00am on Saturdays and 10.00am to 6.00pm on Sundays and Bank Holidays.  This appliation is also linked to planning application W2009/0251 for use of the former Nursery as a Youth Centre.  

The proposal includes use of the former playgrounds around the site for parking providing approximately 20 spaces and includes provision for overspill parking on an area of hardstanding to the east of the former Nursery School building for a further 22 parking spaces.  Some works have been carried out to the internal lay out of the building to make it suitable for community purposes on a temporary basis.

SITE AND LOCATION:
The Infants School is a victorian style red brick and tile building with ornate detailing and two belfreys. The school sits within tarmac playgrounds and is enclosed by old brick boundary walling. The front boundary onto Holyhead Road comprises boundary railings on a small brick plinth. 
The site is located within the wider residential area of Ketley.  There are residential properties to the west and south (rear) with the bungalows to the rear sited on higher ground and fronting School Lane. The former Nursery School is sited to the east on the opposite side of School Lane with the School House, a detached period residential property behind. The White Lion pub and a row of older terrace properties are sited on the opposite side of Holyhead Road with beyond the new Telford Millennium Community site.  An unmade vehicular access track behind the rear boundary leads to the rear of premises 62 & 63 Holyhead Road. 
PLANNING HISTORY:
W2004/0227 - new external double doors and access ramp - full granted.
W2005/1285 – Planning permission was granted for temporary use of the former infants school as a community centre for 3 years from 13 December 2005.  The proposals included internal alterations to make the school suitable for use by adults.  These works have been carried out.  
CONSULTATION RESPONSES:
Parish Council: Ketley Parish Council have supported their two applications for the former infants school and the former nursery  but point out that if only one  application is approved there will not be sufficient parking for the proposed use.

Highways have no objections to the continued use of the building as a community centre.

Pollution Control state that they have received complaints about noise from events held on the site.  Whilst the temporary consent required  a noise insulation scheme this has not been implemented.  The main problem is that the heating can not be controlled in the main hall so temperature is controlled by opening the hall doors at the rear of the building.  As a result any noise generated in the main hall is clearly audible at the dwellings to the south of the building.  Whilst they have no objections in principle to the continuation of use of this site as a community centre condition requiring an agreed scheme to control of noise within two months of any permission and its implementation within four months.  
Neighbour Notifications - 18 direct neighbour notifications have been sent out but no responses have been received from nearby residents. 
PLANNING POLICY CONTEXT:
Local Development Framework : Core Strategy

CS10 Community Facilities

Wrekin Local Plan (Saved policies): 

LR1 Provision of Community Facilities

PLANNING CONSIDERATIONS:
The original community centre at Parkside had to be demolished to allow for a new access road into the Telford Millinnium Community site to be constructed.  The former infants school was amalgamated with and moved ont to the former Ketley Junior school in 2006 and is now known as The Meadows School.  The community centre was therefore moved into the former infants school building following a grant of temporary planning permission in December 2005.  The Parish Council continues to occupy the building even though the original temporary permission has now expired.  It was originally envisaged that occupation of the former school would be a temporary measure until a new community centre was built as part of the Telford Millennium Community (TMC) project.  A new school and linked community centre had been put forward as part of the Millennium proposals back in 2004.  Telford and Wrekin Council has, however, now decided that the provision of a new school on the Millennium Community site is no longer required.  In addition Ketley Parish Council have approached Telford & Wrekin Council to see if it would consider releasing the former Infants School building as a permanent community centre rather than requiring a new community centre to be built on the TMC site. The Parish Council have now, therefore, applied for planning permission to retain the former infants school as a community centre on a permanent basis.
Policy CS10 of  Core Strategy supports the provision and improvement of new community facilities to meet the needs of local residents.  Such facilities should normally be located within District or Local Centres or should have good accessibility by foot, cycle and public transport.  The site is outside a recognised local centre though there are a mix of uses along Holyhead Road.  It is, however, close to a bus stop on the redline bus route.  The building is used by a number of local clubs and organisations.  

Policy LR1 Provision of Community Facilities in the saved polices of the Wrekin Local Plan also supports proposals for the provision of community facilities to serve the needs of the Borough.  Whilst preferably in District or Local Centres the provision of community facilities will be acceptable on sites on a good public transport route, which have suitable access and parking arrangements and that will not have an adverse impact on the character and amenity fo the local area.  The siting of this facility meets with these requirements.

The continued use of the former infants school building as a community centre on a permanent basis is considered acceptable as there have  beeen no significant adverse impacts on the character and amenity of the local area though there have been some complaints about noise particularly late at night.  In addition it provides continued use of a much regarded building in the locality for communal purposes.  Whilst there have been some complaints about noise from the building in the past it is considered that if an appropriate noise insulation can be agreed and implemented such problems should be considerably reduced.  It will be necessary to limit the hours of use at least until such time as an agreed noise insulation scheme has been implemented. The proposals provide for continuation of an important community facility which is in frequent use.  Parking is provided adjacent to the building with an overspill parking area near by.  A one way system around the building has been implemented to increase safety.   

The potential problems of late night nuisance can be addressed by implementation of conditions requiring the provision of suitable noise insulation in accordance with an agreed scheme and by a limit on the hours of use until the noise insulation scheme has been implemented as recommended by officers in Pollution Control.  

RECOMMENDATION: GRANT PLANNING PERMISSION subject to the following conditions:

1. A3 
- Statutory Time Limit 
2. C118 - Development in accordance with deposited plans 
3. D135 - Hours of Use 
4. D138 - Restrictions on Use 
5. D140 - No amplified noise 
REASONS FOR APPROVAL:
The current application is for the continued use of the former infant school building as a community centre is considered to be appropriate as it provides an important community facility for local residents in accordance with policy CS10 of the Core Strategy and policy LR1 of the Wrekin Local Plan (saved policies). Concerns about potential noise and disturbance can be controlled by the imposition of appropriate conditions to safeguard the amenities of nearby residents.  
--------------------------------------------------------------------------------------------------------------
Notes

Agenda Type : A
W2009/0251 Continued use of school as a youth centre      
Ketley Nursery School, Holyhead Road, Ketley, Telford, Shropshire.     Recommendation Code: FG
Ward: Ketley & Oakengates XE "W2009/0251 Continued use of school as a youth centre      Ketley Nursery School, Holyhead Road, Ketley, Telford, Shropshire.     Recommendation Code\: FG - Ward\: Ketley & Oakengates" 
	APPLICANT:
	RECEIVED ON:

	Ketley Parish Council
	19/03/09

	
	

	PARISH
	WARD
	CASE OFFICER:

	Ketley
	Ketley & Oakengates
	Kath Whitfield


OBJECTIONS RECEIVED: Yes.
MAIN ISSUES: Appropriateness of the Use, parking and  potential issues of noise and nuisance.
PROPOSAL: 

This application is for the (continued) use of the former Ketley Nursery School as a youth centre. This proposal is also linked to planning application W2009/0241 for the continued use of the the former infants school as a Community centre including an office for Ketley Parish Council.  

The proposal includes use of the former playgrounds around the site.  Part of the existing car park and planting to the  to the east of the building and The School House has also been included within the site boundary.  The suggested hours of use are Monday – Saturday 8.00am to 11.00pm and Sundays and Bank Holidays 10.00am to 11.00pm.

 SITE AND LOCATION:
The former Nursery School is a victorian style school building constructed in red brick with a plain tile roof, belfrey and with ornate detailing. It sits within tarmac playgrounds and is enclosed by old brick boundary walling. The front boundary onto Holyhead Road comprises boundary railings on a small brick plinth. There is a parking area immediately to the east of the building (part included within the site boundary) with a wooded mound beyond.  The former infants school lies to the west and is constructed in a similar style and detailing.  There are residential properties to  south (rear) including the School House, a detached period residential property. The White Lion pub, a chapel and a row of older terrace properties are sited on the opposite side of Holyhead Road.

CONSULTATION RESPONSES:
Parish Council: Ketley Parish Council have supported their two applications for the former infants school and the former nursery  but point out that if only one  application is approved there will not be sufficient parking for the proposed use.

Highways have no objections to the continued use of the building as a community centre.

Pollution Control state that they have received complaints about noise from events held at the Community Centre.  Whilst they have no objections in principle to the proposed use a condition requiring an agreed scheme to control of noise within two months of any permission and its implementation within four months.  
Neighbour Notifications 
18 direct neighbour notifications have been sent out but no responses have been received from nearby residents. 
PLANNING POLICY CONTEXT:
Local Development Framework : Core Strategy

CS10 Community Facilities

Wrekin Local Plan (Saved policies): 

LR1 Provision of Community Facilities

PLANNING CONSIDERATIONS:
Following the loss of the Parkside Centre Ketley Parish Council were moved into the former infants school building to the west of this site (see W2009/0241) with temporary consent for use as a community centre.  As both the infants school and nursery had been amalgamated and moved to the site of Ketley Junior School in 2006 to form The Meadows School the former nursery building became vacant.  The Parish Council requested consent from the Council as owner of the former nursery building if they could use the building on a temporary basis to provide facilities for young people and set up a youth club.  This started towards the end of 2007 (albeit without the benefit of planning permission) and has proved to be very successful.  The building is currently used as  a  youth club four nights per week.  It is also for the Turnaround Youth Project run in partnership with the Council two days per week. The Parish Council now wish to regularise the position and have submitted the current application.  They consider that this facility needs to be run in conjunction with and additional to the community centre next door.

Policy CS10 of  Core Strategy supports the provision and improvement of new community facilities to meet the needs of local residents.  Such facilities should normally be located within District or Local Centres or should have good accessibility by foot, cycle and public transport.  The site is outside a recognised local centre though there are a mix of uses along Holyhead Road.  It is, however, also close to a bus stop on the redline bus route.  

Policy LR1 Provision of Community Facilities in the saved polices of the Wrekin Local Plan also supports proposals for the provision of community facilities to serve the needs of the Borough.  Whilst preferably in District or Local Centres they will be acceptable on a site on a good public transport route, that has suitable access and parking arrangements and does not have an adverse impact on the character and amenity fo the local area.  The siting of this facility meets with these requirements.

The use of the former nursery school building as a youth centre on a permanent basis is considered acceptable in priniciple as there have  beeen no significant adverse impacts on the character and amenity of the local area.  In addition it provides continued use of a much regarded building (together with the former infants school) for communal purposes.  There have not been any particular complaints about noise from the building in the past but this building, due to its age and construction does not have the benefit of any sound insulation.  An appropriate scheme for noise insulation needs to be agreed and implemented to reduce the potential for  problems from noise and disturbance to nearby residents by its continued use as a youth centre.  The proposals provide an important community facility  for young people which is in frequent use.  Parking is provided adjacent to the building in conjunction with the community centre next door.  

It is considered that  potential problems of late night nuisance can be addressed by implementation of conditions requiring the provision of suitable noise insulation and by a limit on the hours of use of the building until the noise insulation scheme has been implemented as recommended by officers in Pollution Control.  

RECOMMENDATION: GRANT PLANNING PERMISSION subject to the following conditions:

1. A3 
- Statutory Time Limit 
2. C118 - Development in accordance with deposited plans 
3. D135 - Hours of Use 
4. D138 - Restrictions on Use 
5. D140 - No amplified noise 
REASONS FOR APPROVAL:
The current application is for the use of the former nursery school building as a youth centre is considered to be appropriate as it provides an important community facility for local residents in accordance with policy CS10 of the Core Strategy and policy LR1 of the Wrekin Local Plan (saved policies). Concerns about potential noise and disturbance can be controlled by the imposition of appropriate conditions to safeguard the amenities of nearby residents.  
--------------------------------------------------------------------------------------------------------------
Notes

Agenda Type : A
W2009/0306 Erection of 1no. one and a half storey detached dwelling following demolition of existing dwelling     
11, Arleston Village, Wellington, Telford, Shropshire.     
Recommendation Code: FG
Ward: Arleston XE "W2009/0306 Erection of 1no. one and a half storey detached dwelling following demolition of existing dwelling     11, Arleston Village, Wellington, Telford, Shropshire.     Recommendation Code\: FG - Ward\: Arleston" 
	APPLICANT:
	RECEIVED ON:

	Mr Alan Warmstone
	14/04/09

	
	

	PARISH
	WARD
	CASE OFFICER:

	Wellington
	Arleston
	Tom Lewis


THIS APPLICATION WAS CONSIDERED BY MEMBERS ON THE 20TH MAY 2009 AND DEFFERED FOR SITE VIST TO BE CARRIED OUT ON THE 10TH JUNE 2009.  

Since this application and the application for four dwellings adjoining this site were presented to committee, further comments from the Arboricultural Officer have been obtained.  The Arboricultural Officer has now placed a group TPO on the orchard trees in the centre of the larger site.  Subsequently this results in one of the plots being removed, and further alterations are needed to another plot.  Consequently the proposed application for four dwellings has been withdrawn and it is likely that a revised application will be submitted for three dwellings taking into account the concerns raised by the Arboricultural Officer. 

No concerns have been raised or amendments have been made to this application.  

***************************************************************************************************
OBJECTIONS RECEIVED: Yes.
MAIN ISSUES: Impact on residential amenity, character and appearance of area and highways safety.

THE PROPOSAL: 
Full planning consent for the erection of four dwellings, one to the west of The Bungalow, two in line along the road and one to the rear of the plot.

CLLR MCCLEMENTS HAS REQUESTED THAT THIS APPLICATION IS CONSIDERED BY MEMBERS OF PLANS BOARD ON THE GROUNDS OF DRAINAGE, HIGHWAY SAFETY AND ENVIRONMENTAL AND VISUAL IMPACT.  

THE SITE AND SURROUNDINGS:

The site is a detached cottage one and a half storey dwelling sited directly onto the road. The property has two large three pained dormer windows facing onto the road which dominate the front elevation. The property has a single storey extension to the rear with an asbestos pitched roof. Adjacent to the property to the east are two Grade II Listed Buildings; the property is bounded from these by a low wooden fence and large mature vegetation. The property is bounded to the side with the orchard of the Bungalow by a small hedge. The rear of the property is overgrown and bounded by large vegetation. The property has a slope running from west to east.

The surrounding area is served by the means of an unadopted road, which in part narrows to single vehicle width. The surrounding area is predominantly residential characterised by a large number of types and style dwellings. The proposed development site is a short walk from Dawley Road which is a main route through the area whish is well served by buses. 

PLANNING HISTORY:

W92/0294 – Erection of one dwelling with formation of new vehicular and pedestrian accesses – Outline Granted

POLICY CONTEXT:

Telford & Wrekin Core Strategy DPD 2007

CS1 Homes

CS11 Open Space

CS15 Urban Design

Wrekin Local Plan 1995-2006 (Saved Policies)

H6 Windfall sites in Telford & Newport

UD2 Urban Design Criteria

OL6 Open Land

PPS1 Delivering Sustainable Development

PPS3 Housing

CONSULTATION RESPONSES:

Wellington Town Council has objected to the proposal with regards to the style of houses being out of character with the existing development.

The Council’s Highways Engineer has raised no objections to the proposal but would like to add an informative that the road is unadopted and therefore the maintenance and upkeep is of a private responsibility.

The Council’s Geotechnical Engineer has raised no objections to the proposal subject to the placing of two informatives on caution being exercised on excavations.

The Council’s Environmental Planner has raised no objection but has asked an informative be placed with regards to the potential of bats on the site.

The Councils Conservation Officer considered that the proposal will enhance the setting of the adjacent listed buildings. 

Comments are awaited from the Councils Arboricultural Officer.   

Eight neighbour objections have been received raising objections with regards to:

· The access to the site.

· The drainage of the site.

· Power supply to the proposed dwellings.

· Overcrowding of the site.

· The removal of trees on the site

· The proximity of development to neighbouring properties.

PLANNING CONSIDERATIONS:

The site outlined for development is allocated as ‘White Land’ in the Wrekin Local Plan; subsequently the site can be considered for residential development in accordance with Windfall policy H6. The development site is less than 0.4ha, and subsequently is not required to be located within a close proximity to a district or local centre or a bus route with a frequent service. There is already a precedent for the approval of residential development on the land as it is currently occupied and outline permission for a dwelling has been granted through a previous planning application.

The site is currently occupied by a modest one and a half storey dwelling, which has limited architectural merit; the proposal seeks to replace this with a modest dwelling. The current dwelling is a modest property with large dormer windows fronting onto the road. This original dwelling is in the need of large scale works to improve the quality of the house for the occupiers. The proposed dwelling to be constructed on the site will be in a similar position to that of the existing and will retain and enhance features characteristic of the original dwelling and the surrounding area such as dormer windows to the front and fronting close onto the road.  It is therefore considered that the proposed development respects and reinforces the architectural characteristics of those dwellings in the immediate area. The proposal therefore complies with H6 and UD2 of the Wrekin Local Plan.
The proposed development is sited and designed not to have an adverse impact on the residential amenities of adjoining properties or the amenities of the proposed occupant.  This is considered acceptable. 

The proposal will provide parking for at least two cars and also a garage at the rear of the site, thus providing sufficient parking for both units without dominating the front. The proposal will also be providing sufficient parking for the unit and leaving no need for on street parking within the narrow street, in addition to providing on site turning facilities to ensure highway safety. The propose amenity area is also considered satisfactory for each unit and to ensure this is retained, in addition to preserving the setting of the adjacent Listed Building, it is considered appropriate to remove permitted development rights.  .

With regard to drainage, the Local Authority is satisfied that the site can be adequately drained.  Concerns form local residents include flooding within the area and sewerage problems; however the Councils Drainage Engineer has raised no objections to the proposal. The proposed replacement dwelling should not produce a detrimental amount of additional sewerage. Agreement with any other users of the sewer must be in place before any connection is made; however this is a legal issue and not a matter for planning consideration.
The proposed site is served by an unadopted road which in part is narrow; however the Council’s Highway’s Engineer has raised no objections to the proposal subject to an informative with regards to the upkeep of the road. As the road is unadopted any agreement to upkeep of the road would require the approval of other users; however this is a legal issue and not a matter for planning consideration. Objections have been received with regards to the parking of construction vehicles and therefore a condition will be placed requesting details of the accommodation of construction vehicles

In conclusion the proposal complies with Policy H6, UD2, and OL6 of the Wrekin Local Plan; policies CS1, CS11 and CS15 of the Core Strategy, and national planning guidance PPS1 and PPS3.  

RECOMMENDATION: GRANT PLANNING PERMISSION subject to the following conditions:

1. A3
- Full with no reserved matters

2. B15
- Samples of Materials

3. B17
- Sample brick panel

4. B19
- Details of enclosures

5. Non Standard - Details of windows, doors, eaves, chimneys, and dormer windows 

6. B33
- On site Construction

7. B34
- Mud on road

8. B50
- Foul and Surface Water

9. B65
- Soakaway Test

10. C70
- Window details 

11. C75
- Tree protection

12. C80
- Landscape implementation

13. C85
- Access prior to other operations

14. C86
- Car parking

15. D125 
- Removal of Permitted Development Rights. 

Informatives:

1. Highways informative concerning upkeep of road

2. SIE17 Exercise Caution and SIE 20 Contaminated Land

3. Fire safety officers informative

4. Environmental planners informative

REASONS FOR APPROVAL:
The proposed replacement dwelling will have adequate access and parking, can be adequately drained and will not have an adverse effect on the amenity of the neighbouring properties. The proposed dwelling will not be detrimental to the character and appearance of the street scene or the surrounding area. The original dwelling is not considered worthy of retention. 

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

Agenda Type : A
W2009/0318 Erection of a two storey side extension and a single storey rear extension following demolition of existing garage    
214, Teagues Crescent, Trench, Telford, Shropshire.     
Recommendation Code: FG
Ward: Wrockwardine Wood & Trench XE "W2009/0318 Erection of a two storey side extension and a single storey rear extension following demolition of existing garage    214, Teagues Crescent, Trench, Telford, Shropshire.     Recommendation Code\: FG - Ward\: Wrockwardine Wood & Trench" 
	APPLICANT:
	RECEIVED ON:

	Mr Lashkar Singh
	16/04/09

	
	

	PARISH
	WARD
	CASE OFFICER:

	Wrockwardine Wood
	Wrockwardine Wood & Trench
	Andrew Mackriell


OBJECTIONS RECEIVED: Yes.
MAIN ISSUES: The design and appearance of the proposals, impact on the street scene and the effect of the extension on the amenities of the adjoining properties.

THE PROPOSAL:  

It is proposed to extend the dwelling with a two-storey side extension and a single storey extension to the rear elevation.

SITE AND SURROUNDING AREA:    

The property is a two-storey semi-detached dwelling situated on a residential road consisting of mainly similar semi-detached dwellings, probably dating from the 1960s.  The property has a driveway to the side, adjoining No.216, which provides access to a detached garage to the rear.

PLANNING POLICY CONTEXT:   

Core Strategy DPD Policy CS15 Urban Design

Wrekin Local Plan Policy UD2: Design Criteria

CONSULTATION RESPONSES:    

One letter has been received from the adjacent property, No.216, objecting to the proposed extension on the grounds that it would prevent light through his garage windows into his kitchen, and the extension would also make maintenance of side guttering and windows difficult.  

PLANNING CONSIDERATIONS:  

Having regard to the impact of the proposals on the street scene, the side extension would be set back from the front elevation on the first floor with a resultant lower roof ridge height relative to the existing roof, and this design feature would help to mitigate any ‘terracing’ effect.  This design principle should be applied to any further proposals for similar extensions on surrounding houses in order to retain the character of the street scene.  The size, scale and appearance of the proposed side and rear extensions are considered acceptable, and would not overwhelm the existing house to the detriment of the street scene or the character of the area, nor adversely harm the amenities of neighbouring properties.   

The adjacent property (No.216) has an attached flat-roofed garage to the side which adjoins the boundary.  This garage has side windows facing the boundary with the application property (No.214):  these windows are at a high level and glazed with obscure glass.  It is considered that the garage already compromises the available light to the (now internal) side kitchen window to No.216, by virtue of the size and position of the garage.  Notwithstanding the fact that the light afforded by the garage side windows is useful for the kitchen, on balance it is considered that the existence of the garage should not prejudice a side extension of appropriate design to No.214.  It is worth pointing out that a single storey extension to the side of No.214 could be erected under ‘permitted development’ without a planning application, and would also result in a similar situation of blocking some light to the garage windows of No.216.

RECOMMENDATION:  GRANT PLANNING PERMISSION subject to the following conditions:

1. A3  
- Standard time limit

2. C68 
- Materials to match existing dwelling

3. D130  - Obscure glazing to first floor en-suite window

4. D131  - No further windows/openings on side elevation adjoining No.216

5. D129  - Garage to be retained and not converted to residential use.

Informative: 
1. Bats

REASONS FOR APPROVAL:

The proposed side and rear extensions would be acceptable additions to the dwelling in terms of their design and appearance.  The side extension would be sufficiently set back to result in a satisfactory appearance in the street scene.  The extensions would not have a significant detrimental impact on the existing amenities of the adjoining properties and the resultant extended dwelling would not detract from the character of the surrounding residential area. 

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

Agenda Type : A
W2009/0382 Installation of ball court and cycling track      
Land adjacent to, Botany Bay Close, Aqueduct, Telford, Shropshire.     Recommendation Code: FG
Ward: Dawley Magna XE "W2009/0382 Installation of ball court and cycling track      Land adjacent to, Botany Bay Close, Aqueduct, Telford, Shropshire.     Recommendation Code\: FG - Ward\: Dawley Magna" 
	APPLICANT:
	RECEIVED ON:

	Telford & Wrekin Council
	30/04/09

	
	

	PARISH
	WARD
	CASE OFFICER:

	Dawley Hamlets
	Dawley Magna
	Tom Lewis


OBJECTIONS RECEIVED: Yes.
MAIN ISSUES: Principle of development and impact on neighboring properties amenities and impact on character and appearance of area.
THE PROPOSAL: 
This is a council application which seeks permission for the installation of a ball court to refurbish the existing and also the creation of a cycling track.

THE SITE AND SURROUNDINGS: 

The site is an existing play area adjacent to the residential area of Aqueduct. The area currently provides some equipment including swings, a small child’s play area and an existing tarmac ball court. This is enclosed by wooden fencing to a height of varying between 1m and 1.5m. The area is well screened from the surrounding roads through large mature hedging and trees located to the north and east. The current facilities are dilapidated, and have been subject to vandalism. The nearest residential property is approximately 30m from the proposal.

CONSULTATION RESPONSES:

The Local Parish Council has been consulted on the application but as yet have not provided a response.

The Council’s Environmental Health Department have raised no objections to the proposal.

The Council’s Highways Department have raised no objections to the the proposal.

The Council’s Environmental Planning Assistant has raised no objections to the proposal but has requested two informatives with regards to Great Crested Newts close to the site and if any are discovered on the site the work is to be halted and also recommending the work take place out of the nesting season.

To date ten neighbour objection letters have been received, raising concerns with regards to:

· Inappropriate antisocial behaviour taking place on the site.

· The play area having a detrimental affect on the nearby neighbouring properties.

PLANNING HISTORY:

W2000/0849 – Upgrade and extension of existing play area with creation of new pedestrian access and alteration to existing – Granted 7th December 2000
POLICY CONTEXT:

In the consideration of the proposals, the following core strategy policies are considered relevant:

CS11
- Open Space

Also the following Wrekin Local Plan saved policies are considered relevant:

LR4 – Outdoor recreational open space
OL3 – Green Network Policy
OL4 – Development in the Green Network

OL11 – Woodlands and Trees.

PLANNING CONSIDERATIONS:

The site is located in the Green Network as defined by policy OL3 of the Wrekin Local Plan. Policy OL4 permits development in the Green Network provided there are exceptional circumstances, it contributes to the aims of the green network and environmental and community benefits are an integral part of the proposal. It suggests that such benefits could include community and recreational facilities. One of the aims of the green network is to provide a supply of open land to meet the diverse recreational needs of the population including formal recreation areas. It is considered that this proposal complies with the aims of the Green Network and provides important community facilities for local children.
Policy LR4 of the Wrekin Local Plan seeks to achieve National Playing Fields Association minimum targets for outdoor recreational open space including both formal playing pitches and children's play areas. Development of this site also meets the requirements of the Council's Outdoor Recreation Strategy. This facility will provide an opportunity for supervised play, sports coaching and training, local competitions and local events and help meet that target. It should be remembered that the vast majority of young people are not hooligans and that it is only a small minority of youths/children who behave in an unacceptable manner.  This facility is for all children of an appropriate age. The equipment provided is of a very high quality built to withstand the rigours of use by young children.

Concerns have been raised over the antisocial behaviour within the area and taking place on the park. Similar facilities elsewhere in the Borough have led to a reduction in crime and anti-social behaviour. The park is already in situ and the principle of a park agreed; subsequently it is considered the refurbishment of the ball court and introduction of a cycle track, sited away from the dwellings at Pageant Drive or Botany Bay will not lead to any additional antisocial behaviour. The incidents of antisocial behaviour such as the use of drugs on the site are not related to the play facilities and it is necessary for the police to manage.
It is considered that the provision of these facilities for local children and young people in this location meets the criteria of the Local Plan and Open Space Strategies; and consequently is recommended for approval.

RECOMMENDATION: GRANT PLANNING PERMISSION subject to the following conditions:
1) A3  
- Statutory time limit

2) SIE22 - Conditions

3) SIE26 - Reasons for the Grant Planning Permission

Informatives:

1) Great crested newt informative
2) Works recommended to avoid the nesting season

REASONS FOR APPROVAL:
The proposed replacement play facility respects the context of the site and would complement the long term aims of the green network in this locality as a community facility for recreation. The proposal would not adversely impact on neighboring properties amenities with regards to noise and disturbance.  The scale and design of the proposed development will not have a detrimental impact on the amenities of the area. 
--------------------------------------------------------------------------------------------------------------
Notes

