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TWC/2013/0938

Land off Holyhead Road, Wellington, Telford, Shropshire, TF6 5AB

Erection of an Extra Care facility containing 63no. self-contained apartments and
associated communal/public facilities including a restaurant, café, multi-purpose
room, and ancillary accommodation and the erection of 77no. dwellings with
associated open space **AMENDED PLANS AND DOCUMENT S****

APPLICANT RECEIVED
McPhillips Holdings Ltd 20/11/2013
PARISH WARD

Wellington Ercall

OFFICER Valerie Hulme
OBJECTIONS RECEIVED: Yes

MAIN ISSUES: Housing need, need for Extra Care facilities, principle of
development in this location, loss of agricultural land, highway and traffic issues,
Surface and foul water drainage, other infrastructure issues, open space and play
provision, ecology and habitats regulation considerations, impact on historic assets,
pollution and amenity issues.

PROPOSAL:

The proposal seeks full planning approval for the erection of a 63 bed extra care
facility and the erection of 77 dwellings on approximately 3.5 hectares of agricultural
land that abuts the built up boundary of Wellington.

The proposed extra care facility will comprise of 100% affordable housing provided
through Wrekin Housing Trust, and comprise the affordable housing element of the
entire scheme. The extra care facility will front the existing junctions of Holyhead
Road/ Haygate Road/ Oaks Crescent designed in a T shape that is orientated away
from Holyhead Road enabling a single storey element to front the main junction
stepping to two storey and then three at the centre of the building. The unit will
remain on one ground level and thus will cut into the gentle gradient that rises to the
south by approximately 4ms, and a retaining wall will sit to the rear of the building
separating the Extra Care facility form the open market housing.

In addition to individual units the proposed extra care will provide a restaurant café
and a multi purpose room which will also be available to the community. Secure
residents access will be provided to the rear of the building which will comprise of
19no one bedroom and 44no two bedroom apartments for rent over three floors. A
communal lounge is located at first floor and includes a small roof terrace at the
front; facilities including a kitchen, laundry, staff room and buggy store are located in



the centre of the building together with a bins store and boiler house containing a
biomass boiler also included.

The proposed extra care facility is a bespoke modern design, having a curved glazed
facade, and constructed with red facing brick, cream metal faced cladding panels
above and an aluminium curtain wall glazing features; windows and doors are grey
powder coated and steel balconies will be installed to some apartments. The
facility will be supported by parking and landscaped grounds extending to
approximately 1 hectare. A courtyard area is created to the north of the building
providing a service drive, turning head and 38 parking spaces, and at least 2 of
which are disabled; the remaining area is landscaped adjacent to Holyhead Road.
To the south of the building gabion retaining walls are proposed creating an
enclosed communal garden to the south that distinctly separates the private housing
and the extra care facility.

The proposal also includes the erection of 77no dwelling; these are traditional in form
with brick /render elevations and pitched tile roof. The housing mix comprises of
10no two bedroom, 40no three bedroom and 27no four bedroom detached, semi-
detached and terrace houses, predominantly two storey but with a small percentage
of 2.5 storey units with garages and or parking. An element of open space will be
located to the south of the site, around exiting mature trees.

The site will be accessed by one vehicle access point to the north of the site from
Holyhead Road, in the form of a priority junction that includes a footway along the
site frontage to the east of the access linking the site to existing footpaths. The
hedgerow to the west of the access will be retained providing a barrier between the
highway and private dwellings, and a low sandstone wall will be erected to the east
of the access.

Access to Barnfield house is maintained from a private drive that is fed from the
estate road; the existing private track along the eastern boundary will be retained in
situ providing continued access to Barnfield Farm and Sunkyst Towers.

The applicants had requested that the LPA provide an EIA Screening opinion; this
concluded that an Environmental Statement was not required.

SITE AND SURROUNDINGS:

The site is located adjacent to the built up area of Wellington, at the town’s south
western edge, fronting Holyhead Road at the junction with Haygate Road to the
north and Oaks Crescent to the east. The M54 is located circa 100m to the south
of the site, and access to the motorway is gained from junction 7 circa 400m to the
west from Holyhead Road.



The application site comprises an agricultural field, roughly rectangular in shape
covering approximately 3.5 hectares. A number of dilapidated farm buildings are
located within the south eastern corner of the site; the land gradually ascends to the
south from Holyhead Road. The site is bounded by mature hedgerows with some
trees, particularly along the eastern boundary and towards the south east of the site.
A private access track to Barnfield House located adjacent to the south west of the
site (under applicant’s control) crosses the site diagonally from the North East of the
site at Oaks Crescent; in addition Sunkyst Towers and Barnfield Farm are located to
the south of the site, served off a private track with a double hedgerow, adjoining the
eastern boundary of the site and Oaks Crescent.

The Grade Il Orleton Park is located to the north of the site separated by Holyhead
Road; these grounds includes the formal gardens and park that surround Orleton
Hall a Grade II* 18" Century Mansion which is located within the far north of the
grounds. The park covers approximately 25ha, and is partially occupied by
Wellington Cricket Club at the east. The Old Orleton Inn, a Grade Il Listed Building is
located to the north east of the development site at the junction of Haygate Road/
Holyhead Road:; a late 18™ century three storey red brick house .

Residential dwellings overlook the site from the east along Oaks Crescent. These
are a mix of mid 20™ Century dwellings, including single and two storey dwellings,
which are characterised by hipped roofs, bay windows from floor to eave height,
chimneys, red brick and tile roofs with some render around feature bays; the
properties have low frontages and set back from the highway.

Wellington Town Centre is located to the north east of the development site, with
direct access along Haygate Road. The market town offers a wide range of services,
facilities and amenities, in addition to bus services and an active railway station
connecting the town to the wider Telford Borough and the west coast mainline.

SUMMARISED CONSULTATIONS:
Standard consultation responses

Wellington Town Council: no objection in principle
Comments were made with regard to three issues:

e Extra Care facility there were two issues of concern with regard to overall
design and the proposed roof design. The proposed design of the Extra Care
home facility was not appropriate for the location and that it was not
considered an attractive gateway design into Wellington. The Council had
further concerns that the roof should be of a pitched construction and not a
flat roof as designed as this would then be more visually appropriate to the
location of the area and would not be detrimental to the amenity of the locality.

e Car Parking — it was considered that the amount of car parking for the Extra
Care facility was inadequate given the overall size of the accommodation the
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number of residents that would reside in the facility together with the
associated levels of staff numbers that would be required by way of support. It
was also considered that there would be inadequate provision for visitors,
professional staff to the facility and insufficient disabled car parking provision
to serve the Extra Care facility. It was considered that any overspill parking
would result in congestion and safety issues within the overall development
with vehicles being forced to park away from the designated Extra Care
facility parking area.

¢ Housing — the Council recognised the good variety of housing types that
would be provided within the development. However it was noted that there
were no single bed properties and bungalows included within the proposed
development. It was felt that the scheme should be varied to take account of
the above comments.

Plans & Policy : Comment:

Although this development proposal lies on the outside edge of Telford’s
development boundary, under the National Planning Policy Framework’s
‘presumption in favour of sustainable development’ the most important consideration
will be whether or not the development will constitute sustainable development. The
most pressing issues that may undermine the sustainability of the scheme are its
accessibility for modes of transport other than the car and its visual impact on this
key entrance to Telford and the wider area — especially the Wrekin and Ercall hills.
The applicants will need to demonstrate that they have adequately addressed these
issues in order to ensure that the development can be defined as sustainable and
therefore in conformity with planning policy. Detailed comments will be required from
specialist officers in order to confirm that the applicants have adequately addressed
these matters

Conservation: Objected originally

Sensitive location forming a principle view from Wellington to the iconic Wrekin, a
Shropshire landmark, an AONB containing a SSI and a Scheduled Ancient
Monument grouping.; considers this is arguably one of the best views of The Wrekin
from a public viewpoint and is enhanced by the open feel of the countryside in this
area. The principle objection relates to the Extra Care facility: very large and the
scale and massing of it make it an extremely dominant element of the proposed
development; resulting in a stand out development in a location where development
should be anything but that. Development here should be subtle enough to ensure
that the view to The Wrekin remains the dominant feature and should not compete
for attention. The Extra Care facility is a full 3 storey development of large scale and
with a flat rood and modern architectural/design features it stands out by its contrast
in both design, materials scale and massing to both the existing buildings in the
vicinity and to the housing types proposed. This facility would be better sighted
elsewhere in the town than this sensitive site. Questions the need for such a large
facility been clearly justified in respect of need/demand and if have alternative sites
been reviewed?



Housing in this gateway site into the town itself, should ensure that design standards
are appropriate. Whilst there is a mixture of housing types in the vicinity the most
common factor is of reasonably sized interwar or early/mid 20thC housing. Of the
housing types proposed some of these relate reasonably to this brief but some of
them do not, considering that there is an element of pick and mix over some of these
architectural features and not all the designs hang together as a complete package,
and in all cases there is an absence of chimneys which is critical in respect of the
sensitive setting. These houses will be exposed against a back drop of the
Wrekin/Ercall. Their roof lines therefore will be clearly visible and the necessity for
this development to “fit” in in such a gateway site we need it to reflect the prevailing
form, requiring a traditional feel to give the visual impression of this site belonging in
that locality as an extension of the existing rather than a standalone group.

Highways: No objection subject to conditions:

Requests conditions relating to the construction and design of all roads, footways,
retaining wall details that abut highways, indicated pedestrian footway, pedestrian
crossing link, the extension of the 40mph zone to Holyhead Road, measures to
prevent the regular vehicular use of the existing access road off Oaks Crescent; in
addition to the provision of visibility splays and parking /loading/ turning to be
delivered. A request for S106 contributions has also been made towards signal
junction highway improvement schemes in the vicinity of the site. These junctions
are Roman Road/Holyhead Road, Haygate Road/Holyhead Road/Oaks Crescent
and Bridge Road/Haybridge Road. All of these junction will be operating above their
existing design capacity in 10 years and therefore require mitigating works. This
development site and others planned in the area will generate vehicular trips onto
the network which will route through these junctions and therefore they must
contribute towards the cost of the required mitigation.

As a result the Highway Authority requests that each new development affecting the
above junctions contributes financially to the schemes costs but only based on the %
of their development trips, at an AM peak, which form part of all 10 year background
growth plus all trips from all expected new development flowing through each
junction. The Local Authority will be funding the % costs of the 10 year background
growth trips through its capital programme. Based on the figures in the applicants
Transport Assessment and considering other future developments in the area the
proposal should provide the following:

Roman Road/Holyhead Road Junction — £22,850

Haygate Road/Holyhead Road/Oaks Crescent — £42,350

Haybridge Road/Bridge Road — £14,820

This totals £80,020

Drainage: Support subject to conditions.

The FRA identified that the site is not at risk of flooding and that development is
unlikely to cause an impact on surrounding properties. Surface water drainage
details have been submitted for the Extra Care and are acceptable; details of foul
however are required. Limited details have been submitted with regard to the



housing and suggest conditions relating to foul and surface water drainage, and
confirmation of STW ownership for the existing 375mm pipe which crosses the site in
addition to the approved diversion.

Sustainability: Comment

Statement is required to demonstrate how a valid and sustainable design solution
has been achieved. One of the most effective ways is by achieving BREEAM, and
request the development meets BREEAM ‘Very Good'.

Education: Support subject to contributions

Given the number and type of dwellings, seek a contribution towards educational
facilities in the vicinity of the development; calculated on 77 dwellings, taking account
of any surplus request a contribution of £174,981 towards primary education
facilities, and would equate to a contribution of £94,417 towards secondary facilities.

Ecology: Support subject to conditions:

The site comprises of species of poor semi-improved grassland, hedgerow
boundaries, mature trees and agricultural buildings. The grassland has low
ecological value, and no hedges qualify as important under the Hedgerow
Regulations. The site will not impact any designated sites. A bat was observed
roosting in a mature oak tree which must be retained, and not subject to works. No
Great Crested Newts, Dormice, Badgers or Reptiles will be impacted by the
development. Evidence of nesting birds has been identified and as such
compensatory nesting facilities are required. Conditions therefore relate to the
provision of 10 bat boxes, 20 artificial nests and lighting plans.

Arboriculture: Support subject to conditions.

A Tree Preservation Order has been made to protect T1, T4, T5 & T6. Concerns
raised to the Tree Protection Plan which appears to be unworkable: The fencing
shown around T5 & T6 over runs into the proposed road. Additionally, the continuous
line of fencing proposed to protect T1 — T4 is shown across the gabion retaining wall,
and as such a new tree protection plan is required. Within the Arb Impact
Assessment there are three types of tree protection offered Type A, B & C, if consent
is afforded to the application type A will be required. The indicative drainage design
provided by Mouchel only shows the proposed drainage around the Care Home and
no drainage for the housing estate. A plan for the proposed drainage for the housing
will be required. The proposed drainage to the west of the care home encroaches
into the RPA of T1, unless this can be amended and placed outside of the RPA an
Arboricultural method statement for its installation will be required. Therefore
requests conditions relating to landscape design, management plan, tree protection
plan, service plan and restrictions to soil levels around trees.

With regard to the soft landscaping details submitted states there is additional room
for further tree planting adjacent to the single oak to be planted in the north eastern



corner. Two silver maples are proposed on the frontage which is not native and
should be replaced by British species such as English or Sessile Oak of which there
are already a number of mature specimens growing within the site. Of the 71 trees
proposed to be planted within the scheme 21 are within back gardens of plots. These
contribute little to the amenity of the street scene. Malus ‘Red Sentinel’ has been
chosen to be planted adjacent to Plots 12, 14 & 49. These planting positions are
either adjacent to paths, roads or car parking spaces. Malus ‘Red Sentinel’ is
described in the Barcham trees catalogue as ‘profusely fruiting’ so much so that a
good fruiting year can see the branches weighed down so heavily that they fail due
to the shear weight of fruit. Subsequently these trees should be replaced with an
alternative species.

Affordable Housing: Support

Extra care housing is a successful model of living which enables older people and
others with a housing and care need to live independently for as long as possible. It
also provides a resource for the wider community. The Council’s Housing, Care and
Support Strategy (2006) identifies the long term need to increase the supply of Extra
care housing in the borough. There is a large and growing older population in
Wellington and the north of the borough, and an under supply of this form of housing
in this area. The proposed scheme will increase the choice of specialist housing for
local people and complement other existing and planned Extra care housing
provision in the borough. Having been involved in initial discussions with the
applicant and agents prior to the submission of these proposals support this scheme.
The Wrekin Housing Trust (WHT) has already developed and operates a successful
Extra care housing scheme in Woodside. Part funding (grant) has been secured from
the Homes & Communities Agency, with the remainder of the cost of this scheme to
be financed from WHT’s own resources. The Council will work with WHT to agree a
Local Lettings Plan that gives priority to residents of the borough or those with a
strong local connection.

Urban Design: Originally Objected

Extra Care — Raises concerns to the design and access statement submitted with
regard to roof detailing need to reduce the thickness of the eave line so that the roof
appears to float; suggests some articulation to first floor with additional windows into
the stone wall or some full glazing to residents lounge and return planes to the end
of the building. Contemporary style should be simple, minimal in detailing with clean
lines and junctions. Some questions are also raised on the functions of the bin store,
boiler room and stair wells. Amendments have been made to the building that have
addressed the urban design comments.

Housing — D&A is extremely poor in regard to the residential and critically doesn’t
contain any overall character appraisal or a qualitative assessment of what the local
vernacular of Wellington might be or how this proposal might actually enhance the
richness and attractiveness of the town. Whilst the immediately adjacent residential



may not be architecturally significant, it does have some characteristics worthy of
note, e.g. dwellings are mainly set back from the road, continuous building line,
streetscape reflects the topography, semi detached units predominant with hipped
roofs and chimneys expressed in similar brick with on plot parking. A little further
afield, dwellings feature bay windows on both ground and first floor with gables
interspersed to create more of a presence to the road. Holyhead Road is
characterised by large villas. The proposal has ignored these features and given
that this scheme is so prominent on the edge of Wellington and effectively creates a
new gateway, this is extremely disappointing and unacceptable as it stands. General
character areas should be considered, e.g. one could comprise dwellings along the
frontage, to see how they relate to both the immediate; e.g. the extra care and the
wider context which is the road, country park and approach to the town along the A5,
etc. Once the character areas are formed, then the streetscape (i.e. the massing and
how the buildings relate to one another and the road) and building forms need to be
considered to complement the key focal points.

The proposed frontage to Holyhead Road is considered poor; there is a need to
consider improving the massing and balance of the units by an alternative
arrangement of 2 pairs of semidetached houses, or 3 large detached units, either
reflecting the prevailing form of Holyhead Road. In terms of general improvement to
this frontage (but should be rolled out to the whole scheme) it is advised that the
following need to be addressed:

e Raise eaves levels at least to express all first floor lintels along this frontage

e Raise pitch of the roof from 30 to at least 40 or 45 degrees (could be higher
on the ends)

e Use simulated slates (Eternits or equivalent) to create cleaner lines at
junctions, e.g. verges, ridge etc.
Add chimneys

¢ Hipped roofs: either use on more than units which to echo adjacent building
forms or just use gables.

¢ Introduce more gables: here and more generally across the site since gables
are a strong feature which are prevalent in the surrounding area. These could
be used to punctuate and terminate views rather than relying on a handful of
2.5 storeyed units at key points.

e Harmonise materials: bricks, roofing & front doors so that rather than being
three different types of brick two different types of roof tile and two different
colours of front door; there is a more limited pallet.

e Limit the use of “white” features to windows and door surrounds only; i.e. limit
the use of white on barge boards, fascias, etc, if it has to be used it needs to
be a narrow as possible not the depth shown, if necessary they could be split
colours or one overlaid on another to reduce the visual impact of the white.

e Feature string courses throughout the frontage or not at all, even if there is a
slight colour variation at the end and also limit darker plinth brick to the ends.

e Itis considered that the dwelling types selected for this frontage are
reconsidered and/or replaced by other units especially the Earlsford which is



considered the “weakest” link in this frontage and is plain with little
articulation.

Parks & Open Space: Originally Object subject to conditions;

This proposed number of dwellings will trigger the need for a LEAP AND is likely to
trigger the need for a NEAP (Neighbourhood Equipped Area for Play) yet no play
facilities are being provided on site nor it appears is there any offsite contributions
being made to facilitate the needs arising out of this development for children’s play.
P & OS would also look to provide offsite recreational facility improvements at the
nearest formal Park at the nearby Bowring Park which is in need of some major
refurbishment and would meet recreational needs of all the residents from this
development including that of the care home. Improvements could include
refurbishment of the tennis courts / bowling greens / car parking / pavilion (currently
burnt down). Etc. Confirmation is required for the maintenance of the POS and a
long term management plan is required.

Contaminated land: Support subject to conditions:

The site has been a farm, and there is the potential for hydrocarbon contamination.
There is also a possibility that fields could have accepted sewerage sludge, and thus
may be contaminated with metals. In view of this, and in relation to Paragraphs 109
and 121 of the National Planning Policy Framework, no objection are raised subject
to contaminated land condition

Pollution Control: Comment:

A Construction Management Plan is needed to ensure that dust and emission
release from the site during the construction phase is suitably controlled.

There are some excellent recommendations listed in Section 6 of this report.

The Biomass Screening Tool on page 34 states that the care home building is 12
meters high, and will require an overall stack height for the biomass boiler of16
meters. From the plans it appears that the care home building is around 9 meters in
height, and the stack has not been illustrated on the submitted plans. Following the
submission of amended plans and the amended air quality report no objections are
made.

Highways Agency: No Obijection:

Originally submitted a holding objection requesting further information relating to trip
generation, trip distribution/assignment, traffic growth, committed development, M54
Junction 7 impact, and a Framework Travel Plan. Following the submission of further
information the HA concluded that the main issues was the distribution of
development traffic and the number of vehicles routing towards the M54 junction.
Although this development site is minor when compared to nearby proposals, the
number of vehicles (if over 30 two way) would have still created a cumulative impact
to Junction 7. Evidence has since been provided in the form of the traffic count,
where two way traffic flows have been used to estimate the potential split of traffic at
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the site access; this methodology has been considered acceptable. Based on the
TA, the proposals result in 24 two way trips during the Am peaks and 28 trips during
the PM peak through the M54 junction; as this is below the HA protocol threshold of
30 two way trips there is no requirement to assess the M54 Junction 7, and have no
objection to the proposals.

English Heritage: No objection

Shropshire Fire Authority: Comment

As part of the planning process, consideration should be given to the information
contained within Shropshire Fire and Rescue Service’s “Fire Safety Guidance for
Commercial and Domestic Planning Applications” which can be found using the
following link: http://www.shropshirefire.gov.uk/planning-applications.

Specifically consideration should be given to Access for Emergency Fire Service and
Sprinkler Systems

Heritage Arts & Alive (H2A): Comment
The Haygate Road / Holyhead Road junction is unique in providing an attractive and
well-defined approach to Wellington (and Telford) from open fields. Leaving the town
at this point, it also presents one of the few uninterrupted views towards The Wrekin
from Wellington. Appreciate that this in itself may not be enough to justify protecting
this site from development — housing growth is encouraged nationwide and locally
there will be increasing expectation to identify development sites in Telford & Wrekin
over the decade ahead. As such, are not strongly opposed in principle to any
development of this site. This site is a unique green gateway to Wellington and if it is
to be lost, it should not be lost lightly. Development here will not just be infill between
existing residential areas — it will extend the town’s boundaries into open countryside
and create a new western gateway to Wellington and Telford as a whole.
Developments on sites such as this MUST, therefore, demand high standards of
design, and should reflect the principles of good design in evidence at other local
sites such as Lawley and Lightmoor. Appreciate that there is a demand for this sort
of facility in Wellington, and support its provision, however consider that it could be of
greater benefit to its residents — and the wider regeneration of the town — if it were
located at an alternative brownfield site within the centre of Wellington (e.g. Walker
Street or the former Arriva site), where residents would be in close proximity to
shops and services. Obiject to this planning application as it stands, and if
development is to go ahead, would want to see significant redesign of both the
housing and extra care facility so that as a whole, this site:

e creates an attractive and high quality entry point into Wellington and Telford;

e resonates with its setting, having coherence with existing housing in the

Holyhead Road / Haygate Road area;

e shows sensitivity to its backdrop of The Wrekin by creating an more varied
skyline than will be achieved by the current plans.
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Neighbour consultation responses

Following first round of consultation 21 letters of objection have been received, in
addition to 1 comment. These raise concerns based on the following:

Character

Detrimental to the country character of wellington

Three storey development unsuitable for the area

Proposal for dwellings are not adequately justified

Demographics of the area will change as young families and others will move
out of the area

Scale of development is too large and modern to fit with surroundings;
resulting in huge scar on the landscape, a hideous blob of glass and concrete
Proposal will not provide for the existing community, the services are only for
the proposed occupants of the extra care

Density of development

previous refusals on the site relating to loss of rural fields

clearly defined western boundary to wellington, transferring land from rural to
urban.

Character of area as existing is mature medium density, well established
residential area

e Three storey building will essentially be a commercial in character

e Semi rural character

e Size depth width height and massing unacceptable

e Overlooking loss of privacy

e Visually overbearing

Principle

e Site provides buffer with the motorway and existing properties

e More appropriate land available to development in the area including Bus
station, Charlton Arms, The Mount, Former Cottage Hospital, Orleton Park
Secondary School

¢ People need homes but not at the expense of greenfield.

e loss of view

e loss of green fields / green belt

e Development based on ownership rather than rational cohesive development

in this area and have a jagged block of land jutting into the countryside
distance to the Health Centre for medical care and to the Town for more
specialised shopping

access to schools

Already existing goof facilities; wellington doesn’t need any more; Close
proximity of Cricket Club Old Orleton Bowring Park, the area is well catered
for by other facilities.

Loss of rural business

Little need for development taking account of scale of Lawley.

Pressure on public utility services; already difficulties
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Appreciate use of green field but only when brownfield and empty properties
are all utilised.

T&W Council policy is to give priority to regeneration rather than build on
Greenfield.

Not a small development , that will make a big impact; 77 houses = 130+cars,
200+ people, and therefore too much for this site

Site not designated for development

Quiality of life

Prettiest entrance to wellington should be left alone

Highway Safety:

Other

High traffic accident rate at this location, creating extra burden to the highway
Substantial traffic jams occur at peak times and drivers exiting from the minor
roads frequently collide with oncoming vehicles on the main highway which
are speeding toward the motorway junction

Drivers will seek alternative routes though neighbouring areas (Herbert
Avenue and Wrekin Road etc).

This route is already congested.

Significant traffic from M54 junction therefore not suitable for elderly. The
potential addition of another couple of hundred cars accessing the road would
create the problems we encountered when Junction 6 of the M54 was closed
a month ago

An increase in heavy lorries also. This site will put more vehicles on this
stretch of road which has a 40mph limit. If the proposed development of 360
houses on Haygate Road near the Cricket Club also goes ahead it will bring a
further 500 (approx.) cars into the area

more traffic results in more pollution

vehicles exiting Avondale Road and Hampton Hill already have to wait for
long periods

5 sets of traffic lights (vehicular and pedestrian) between Bucks Head and
Ercall Lane. It can already take 15 minutes to travel 1 mile along this road at
main commuter times and school start/finish times. Additional traffic from the
proposed housing and those working at the planned residential home would
create further congestion

Traffic counts in july are inappropriately timed with school holidays

Need for sufficient infrastructure.

Site on the edge of town has poor transport links

existing the road cannot deal with existing volume of traffic,

Peak times traffic around the centre is a problem, in addition to parking.
Pressure for development of the area in connection with Haygate Road site, in
addition to large scale development by J6 of M54.

Cumulative impact with adjacent Haygate Road development, need for public
transport, requesting the route for the no 44 is extended and that the 81
service finished 1 hour later meeting public demand,

Destruction of flora and fauna Hundreds of metres of hedgerows and a series
of old farm buildings will be destroyed
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Effect on wildlife corridor

Unclear trees are to be retained or removed; unlear on ecological impact,

consider bats reside in barns

Visual appearance

Overbearing & out of character with surroundings

Ancient farm land located on rural approach to a historic market town

Visitors to/ from the town from the M54 enjoy views of the Wrekin, Wellington

Cricket pitch and rolling fields which slowly give way to the mature housing

stock; wellington is different to telford

e Tourists and walkers will no longer be enticed to the Wrekin if the fabulous
view is lost from the top of Haygate rd. Wellington suffered under the new
town plan, it has survived, but this will just urbanise its best par

e Shropshires country is being eroded by indiscriminate house building and
industrial estates; other areas of Shropshire look at telford in distain

e Overstretch local facilities — schools, medical practises, hospital

Where will children be schooled

Council unlikely to turn down an extra care and therefore a route for approval

for more homes; elderly are big business ; greed of council and developers

McPhilips already on site.

Noise and disturbance especially during development

Light pollution

Site used for dog walking

Already presence of a hotel at this junction

Layout and siting in relation to adjoining buildings spaces and views is

inappropriate and unsympathetic to the appearance and character of the local

environment

¢ Amenity should be concurrent with property; development introduces a
diverse element that will create noise and disturbance to the detriment of
neighbouring residential amenity.
Object to the authority considering application

e Devaluation of property/ will have to sell properties

Press notice / site notice

Following the 2" round of consultation a further 11 representations have been
received. These repeat the above issues and raise the following additional points:

e proposal will have a most damaging visual impact both on the immediate area
and The Wrekin and the Area of Outstanding Natural Beauty

e it will damage forever the quality of this approach to Wellington, at the western
edge of Telford.

¢ Witnessed bats, owls and hedgehogs on the site, in addition to swallows
nesting on existing barns

e Loss of oak trees
Amendments do not consider original consultation responses or opposition of
the local authority.

e Care home resembles a factory unit

e Location of care home more suited to other end of site

e Precedent of development, urban sprawl.
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Need to reconstruct adjacent junction

Cost of facility to live in - question need
Independent pollution tests

Health and safety of new residents including children

RELEVANT HISTORY:

W87/0394 Erection Of 76 Dwellings With Garages With Construction of New
Vehicular And Pedestrian Access, Barnfield Farm, Holyhead Road, Wellington: Full
Refused, 16/07/1987,

W94/0932, Outline, Change Of Use Of Vacant Land To Garden Centre With
External Sales Area And Construction Of Associated Car Park And Service
Road., Barnfield Farm, Off Holyhead Road/Oaks Crescent, Wellington, Telford.,
Withdrawn 24/05/1995,

W84/0794, Outline, Motorway Public Services, Land At/Barnfield Farm, Wellington,
Telford. Outline Refused, 16/04/1985,

W92/0256, Use Of Land For The Storage Of 30 Caravans. Land At/Barnfield Farm,
Holyhead Road, Wellington, Telford, Full Refused, 20/05/1992,

RELEVANT POLICIES:
National Planning Policy Framework (NPPF)

Core Strategy:

CS1 Homes

CS2 Jobs

CS3 Telford

CS5 District and Local Centres in Telford
CS7 Rural Area

CS9 Accessibility and Social Inclusion
CS10 Community Facilities

CS11 Open space

CS12 Natural Environment

CS13 Environmental Resources

CS14 Cultural, Historic and Built Environment
CS15 Urban Design

Wrekin Local Plan:

EH7 Contaminated Land

EH14 Land Stability

UD2 Design Criteria

UD3 Urban Design Assessments

UD4 Landscape Design

UDS5 Public Art

UDG6 Major transport corridors and gateways into Telford
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H6 Windfall development in Telford & Newport

H22 Community Facilities

H23 Affordable Housing

H24 Affordable Housing: Rural Exceptions

T4 Development Principles

T22 Planning Obligations

OL11 Woodlands and Trees

OL12 Open land and landscape contributions from new Development
OL13 Maintenance of Open Space

LR1 Provision of community Facilities

LR4 Outdoor Recreational Open Space

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

PLANNING CONSIDERATIONS:

Extra Care Need

The proposed extra care facility will provide a choice to older adults with varying care
needs, enabling them to live as independently as possible in their own self-contained
accommodation, and is an alternative to residential care. The facilities will also
provide access to care and support at all times, tailored to the individual needs,
including meals, domestic help, leisure and recreational facilities. The majority of
residents will be over 55 years of age; however the proposal is not restricted to this
age bracket, providing opportunities to younger occupants with disabilities. The
facility also serves the wider community, allowing non-residents to utilise the facilities
increasing community cohesion and social interaction.

The key strategic benefits of Extra Care are:

e Promoting independence, choice and control

e Reducing social isolation and enabling social inclusion and fulfilment

e Early intervention and prevention of avoidable deterioration and use of higher
dependency services

e Improving the quality of life, health and wellbeing of people who use the

service

Reducing depression

Providing an environment for safety and dignity

Freeing up larger properties in the housing chain

Reducing the demand on community and acute health services

Enabling more effective, co-ordinated and integrated service delivery

Achieving benefits from partnership working across housing, social care and

health

Telford & Wrekin Council’s Housing Strategy, People and Places 2010-2013,
identifies the ‘delivery of supported and specialist housing including Extra Care

16



housing’ as a Commissioning Priority. The document continues ‘while some older
people will live in specialist or purpose built housing, many more will continue to live
in their existing homes to a significant age. The housing expectations of the older
people of the future are likely to continue to increase. The Borough is underprovided
in specialist housing for older people. The Council’s Housing, Care & Support
Strategy aims to deliver an additional 500 homes in Extra Care housing by 2021,
with 113 homes already completed or in the development pipeline.’

The Borough of Telford & Wrekin has approximately 26,000 residents aged 65 years
or over, and is projected to rise to over 41,000 by 2030. Within this the number of
residents aged 75 and over will increase by 10,300 (an increase of 93%) which
includes 1,900 more people aged 90 and over (an increase of 158%). Data held for
the north of Telford illustrates a higher proportion of older residents and is identified
as a priority area. The census of 2011 illustrated that 25% of the population in the
wards surrounding Holyhead Road are 65 years and older. In addition the ward of
Haygate has the highest rate of health problems or disability within the Borough, with
24.8% of residents reporting that their day to day activities are limited in some way.

As of August 2013, 821 applicants are registered for Extra Care accommodation on
the Borough'’s choice based letting scheme ‘Choose Your Home’. 200 of these are
classified as ‘Urgent’ and a further 622 classed as ‘Needing’. Within the last twelve
months 170 applicants have applied to Choose Your Home stating that they need
Extra Care housing. Currently there are only 200 Extra Care units in the whole
Borough. There is zero provision in the North of the Borough and no Extra Care
facilities in Wellington. The only existing provision for older people in Wellington is
six sheltered housing schemes providing a total of 196 units. The closest existing
Extra Care facility is at Lightmoor, seven miles from the Holyhead Road site. There
are two Extra Care schemes currently under construction for future delivery, a 60
unit centre at Lawley and 86 units at Ketley. Wrekin Housing Trust identifies that
other nearby proposed developments were considered prior to the presentation of
the Holyhead Road proposals but were deemed to be unsuitable by Wrekin Housing
Trust for reasons of location and the lack of grant funding impacted on the ability to
deliver affordable housing. WHT consider that the proposals at Holyhead Road will
not impact on the support, viability or delivery of any similar proposed developments
in the Borough and indeed, with the predictions for the significant rise in numbers of
elderly and those with long term limiting conditions, it is thought that there is a need
for a number of similar facilities within the North Telford locale.

During pre-application discussions undertaken during summer 2013 (prior to the 5
year land supply concerns) the LPA requested the applicants demonstrate that the
development could not be located in closer proximity to the centre of Wellington,
increasing the sustainability of the facilities. The applicants therefore carried out an
assessment of other potential sites for the facilities, considering the suitability of sites
against the size of the site, location (requiring a visible and accessible frontage),
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surrounding areas, availability and cost (both acquisition and remediation), and no
alternative sites where found. The key element of this site is the cost of acquisition
which is being provided at nil cost to the WHT, coming forward as a tri-party
arrangement between McPhilips the landholder and the two developers WHT and
Taylor Wimpey; this also then identifies a need for open market housing to come
forward to allow the land acquisition of the extra care facility to be purchased at nil
cost. Moreover the site has been awarded HCA funding that allows the immediate
implementation of the scheme addressing the identified need within the Borough and
the commissioning priority; and delivering the scheme prior to March 2017.

Location and Sustainability

The site in its entirety is located on the Urban Fringe of Wellington; it is defined as
the Rural Area within the Wrekin Local Plan, abutting the urban boundary that runs
along the eastern boundary of the development site. Policy CS1 relates to housing
developments in the borough. This states that the number of new homes to be
delivered in plan period will be a maximum of 1330 new dwellings per annum up to
2011, and a maximum of 700 new dwellings per annum 2011-2016. The spatial
interpretation of the housing targets defined is given focus by directing development
to Telford; to Newport in Policy CS6 and to the three identified rural settlements of
High Ercall, Tibberton, and Waters Upton in Policy CS7. Outside of these locations,
new development will be limited and in the open countryside strictly controlled.

In accordance with the NPPF, Telford & Wrekin Council must identify and update
annually a supply of deliverable sites sufficient to provide 5 years’ worth of housing
against its housing requirements set out in the adopted development plan, which
comprises relevant saved policies in the Wrekin Local Plan and the Core Strategy
(2006-2016). The Council maintains its position regarding the significant supply of
housing land that exists across the borough, comprising committed sites and sites
identified in the current Strategic Housing Land Availability Assessment (SHLAA).
Nonetheless, a reassessment of the five year land supply position, particularly in
terms of the deliverability of committed sites within five years, has produced a lower,
but more robust, delivery figure of 2.5 years. This reassessment was carried out in
light of updated guidance issued in April 2013 by the Local Government Association
on assessing housing requirements, the increasing number of appeal decisions and
examinations nationally which were favouring a more stringent approach to
assessing the five year supply issue and one the Council needed to respond to pro-
actively. Borough wide the authority is dealing with a shortfall in house building and
has a 2.5 year supply, which is less than the required 5 years. This has implications
for decision-making on planning applications.

Having a 5 year housing land supply shortage indicates that para 49 of the NPPF
takes on greater significance which states that ‘relevant policies for the supply of
housing should not be considered up-to-date if the local planning authority cannot

18



demonstrate a five-year supply of deliverable housing sites.” Paragraph 14 states
that where the development plan is absent, silent or relevant policies are out-of-date,
permission should be granted unless; any adverse impacts of doing so would
significantly and demonstrably outweigh the benefits, when assessed against the
policies in this Framework taken as a whole; or specific policies in this Framework
indicate development should be restricted. This underlines that planning applications
should not be considered on the grounds of housing supply alone and that they
should be decided against the golden thread of the presumption in favour of
sustainable development. Consequently the proposal should not therefore be
considered against the housing numbers set within policy CS1, however the
sustainability of the scheme should be tested against other local policies and the
NPPF.

At a national level sustainable development is promoted through the NPPF, which
defines three dimensions: an economic role, a social role and an environmental role
which should not be considered in isolation. The proposed development will allow
the delivery of new homes in a short time frame, with the commitment from HCA
funding the proposal has a delivery programme that will provide construction
investment and employment in the short term, and in a long term provide jobs
associated with the Extra Care facility directly (on site) and indirectly (through
procurement /contractors etc), the proposal will also deliver additional homes across
the site that will increase the spending provisions within Wellington and the wider
area supporting its local economy. At a social level the proposal will deliver a mix of
households across the site, not only a mix of open market family accommodation but
the significant extra care provision that has identified need within the north of Telford,
and a priority commitment for the council to enable; this element also forms the
affordable home provision of the site totalling 45% and accessible through the RSL.
This mix of housing promotes the national policy to deliver the right type of homes,
within the right place and that the right time to meet the needs of the market,
supporting the Councils growth aspirations. Furthermore being an extra care facility
the proposal will provide uses and activities that can be shared with the community
and promotes social cohesion and integration on site. At an environmental level the
proposal recognises the importance of the sites natural assets, retaining mature
trees and hedgerows and providing open space for both types of occupancy.
Environmental impacts are also considered with regard to the construction of the
Extra Care that will be constructed in accordance to BREEAM ‘very good’ standards;
however the open market housing is weaker through construction to code 3 alone;
whilst it is recognised that at a local level in this locality there is no policy
requirement for better than building regulation construction, regard is made to recent
appeal decisions where the 5 year supply is the exception to allow development
Inspectors have conditioned the construction of dwellings to meet code 4 or its
equivalent. In this case it is recognised that approximately 50% of this development
goes above the building regulation requirements as the extra care provides 45% of
the residential development in addition to the community facilities; and consequently

19



the environmental construction of the development has gone part way beyond the
basic requirements, requesting such construction also has implications to the viability
of the scheme which is explored towards the end of this report; consequently the
construction of the development is considered environmentally sustainable. The
accessibility of the site is to be enhanced through the contributions towards off site
highways works to provide pedestrian crossings and improved highway junctions.

Having regard to the Core Strategy, the location of the proposal is evidently related
to the built up area of Telford, Wellington in particular; the site is not sat in isolation.
Policy CS3 focuses development to Telford, to accommodate the majority of new
homes, jobs and services, supporting the role as a sub-regional focus for balanced
growth; accordingly the proposal is considered in broad conformity with this policy.

The site is however outside of the defined town boundary and therefore considered
as rural area. Policy CS7 focuses development to the three rural settlements of High
Ercall, Tibberton and Waters Upton, outside of which development will be limited and
in the open countryside strictly controlled. The proposed development is not within
the open countryside but outside of those three rural settlements and as such falls
under the category of development that is ‘limited’. Taking account of the
development sites location that relates in its entirety to the urban area, the identified
need for the Extra Care Facility, and the need for greater housing numbers in the
borough, the proposal is considered acceptable in accordance with the boroughs
focus for development.

The Core Strategy endorses the location of development that will promote
sustainable forms of transport through policy CS9, this includes the use of public
transport, cycling and walking. The development site is circa 900m from the centre
of Wellington; this is slightly beyond that considered to be accessible as applied by
saved policies H6 and T4 of the WLP which encourages no more than 800m. Public
transport connections are also poor, although a bus stop is located within close
proximity to the site this does not provide a regular service (no less than 30 minute
intervals) nor is it intended to improve this service at the current time due to viability,
and as such it is slightly shy of what has previously been deemed as sustainable
locations for development. The role of the 800m distance to a district centre is to
equate to a 10 minute walk, taking account that the site is only a further 200m
beyond this to the district centre of wellington, the proposal represents just over 1
minute additional walking time, taking this into account in addition to the need for the
facility and delivery of housing, the proposed location is considered an acceptable
distance to a district centre. Subsequently the principle of the proposed development
in this location is considered acceptable in broad compliance with both local and
national policies.
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Heritage assets

The site itself is not a heritage asset, however it lies in close proximity to two
designated assets which are fundamental considerations in the preparation of any
scheme; these are the Grade Il Registered Park and garden surrounding the Orleton
House and Grade Il Listed Old Orleton Inn. A heritage statement has therefore
accompanied the application, which considers the effects on Orleton Park through
views of and from the park; effects upon the Old Orleton Inn, through views of and
from the inn.

The submission considers that the effects of upon Orleton Park would be negligible
as the views of the park from Holyhead Road /Haygate Road junction are ascribed a
‘low” value/importance, as this takes account the that view is one of parkland and
occasional trees, with no direct views of key elements including the designated
gardens, pleasure grounds, approaches or of the house; furthermore this view also
contains the 20" century cricket ground and pavilion, and is separated from the park
by an arterial road. Views from the park are also ascribed a “low” value/importance,
having considered that the park extends across a “borrowed” landscape, providing a
view from the house to the Wrekin and the Ercall, consequently none of the key
elements of the park or the curtilage of the house would be effected by the
development. Whilst views from the south eastern corner of the park would be
affected by the development the report acknowledges the break in skyline and
partially obscured views of the Wrekin and Ercall, which diminishes when walking
through the Park. The magnitude of change however is assessed as “medium
adverse” as the development will break views of the Wrekin and the Ercall, however
this is not a key view from the park and considered the effects on the view are
calculated therefore as “minor adverse”.

In relation to the Inn the view of the inn is ascribed as “low” value/importance,
considering the inn can only be seen obliquely and that the Holyhead Road and
traffic movement dominate the view from the site. The magnitude of change is
assessed as “low adverse”, as the rational for change is a continuation of the
existing urban boundary and would be partially screened by hedges and trees. The
views from the inn are ascribed as “low” value/importance, stating the view of the
Wrekin was not a fundamental reason for the siting of the building. The magnitude
of change is assessed as “low adverse”, having considered the context of the inn
has been eroded by the built development around it that now occupies the fields
which previously served this farm, and after conversion to an Inn in the 19" century
its context related to the road; subsequently the effect of the view is “negligible”.
The heritage statement concludes that no mitigation is required in respect of the
setting of the cultural heritage assets. This view has not been opposed by English
Heritage or the Conservation officer, subsequently the proposed development
principles are considered acceptable in this location subject to the preservation of
these settings by responding to these key components.
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Landscaping

The Telford & Wrekin Landscape Sensitivity and Capacity Study 2009 identified the
site having medium sensitivity (and having a low capacity for development. For the
purpose of the study sensitivity was defined as “the sensitivity of the landscape itself,
irrespective of the type of change which may be under consideration. It is a
combination of the sensitivity of the landscape resource [including its historical and
ecological features and elements] and the visual sensitivity of the landscape [such as
views and visibility),” and capacity defined as “the ability of a landscape to
accommodate different amounts of change for a development of a specific type.”
The study recognises the clear views of the Wrekin and listed building opposite, in
addition the sites wider function as wider farmed landscape as the foreground for the
Listed Building, the historic parklands, and to Sunkyst Towers that is locally listed. It
notes how the site makes the boundary between the settlement edge and the open
countryside in addition to containing mature veteran trees that should be conserved.
The study recognises that the development of the site would have a detrimental
impact on the setting of the historic parkland, and the relationship with the wider
countryside. The setting of the listed building would also be influenced in addition to
the sensitive rural receptors — the dwellings to the south and southwest of the site in
addition to the existing eastern boundary; the report also considers that the “fine
mature and/veteran trees” (particularly oaks) could not be easily accommodated
within housing development of the site. The report assesses the site as having a low
cultural sensitivity but a high ecological sensitivity due to its pasture and veteran
trees. Key views are noted over the open countryside from the town and views of
the Wrekin from Holyhead Road, the presence of the M54 detracts from the setting
and results in a low level of tranquillity for the site.

A landscape assessment has accompanied the application which recognises the
sudden change in character from rural parkland to suburban, and a character which
is experienced almost entirely by road users. The transition between open
countryside and wellington is somewhat diluted by volume of traffic within this area
from the Holyhead Road and the adjacent junction with Haygate Road, taking
account too of the motorway junction to the west of the site, and translates to a
character of urban form. The assessment analyses the proposals and concludes
that mitigating factors such as existing boundary hedgerows, local topography and
the lack of a clean transition between Wellington and the open countryside, it is
considered that the site offers potential for development with low levels of both
landscape and visual impact. Receptors to the view are almost entirely road users
and therefore have low sensitivity. Development can be effectively screened to
contain the site, and simple factors such as retaining a buffer to the northern
boundary will increase this. Further mitigation measures include the care home
being set within the rising land to the south, minimising its overall scale, a new
boundary wall to the care home reflecting that opposite and peripheral hedge and
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tree planting to the western and southern boundaries. The report however
recognises that the development has a potential visual impact on Oaks Crescent
however these are private views and are not ones of public amenity. The report also
reflects on guidance within the Telford and Wrekin landscape Sensitivity Capacity
Study that states “Some settlement edges, usually consisting of housing estates,
present an unsympathetic boundary with the countryside. In these cases, and
combined with where the landscape itself has lower intrinsic sensitivity, the
opportunity is taken to recommend a higher capacity for development. This is with
the proviso that the development itself will present a positive edge in order to
integrate and enhance the landscape. This is best achieved by a design or
development brief including landscape, nature conservation and urban
design/settlement edge objectives.” Accordingly it is considered that the proposal
represents such a scenario, and the constraints’ and opportunity for the site have
been adequately assessed in accordance with UD4 of the WLP.

Design

The proposal is located on a main transport corridor located at a main highway
entrance point to the western edge of wellington as defined by the Wrekin Local Plan
and as such policy UD6 requires development to be of a high visual quality, this is
over and above the guidance contained within CS15 of the Core Strategy and UD2
and H6 of the Wrekin Local Plan.

The concept for the site layout was derived through the consideration of the site, its
natural topography which retains the mature trees and hedgerows, in addition to
consideration of the adjacent properties that overlook the site and the wider
landscape setting and heritage assets that overlook the site. The built development
site is clearly broken into two subject matters, the extra care home and the open
market dwellings.

Extra Care

The Extra Care facility had been designed as the dominant feature of the
development site, due to its mass and scale which is unable to be broken down. The
preliminary proposals explored an L shaped building parallel with Holyhead Road
creating a prominent building that acted as a node to this gateway location, however
through pre-application discussions the Council identified that this approach was
unacceptable due to the dominance of the building in the street scene, that would
complete with the adjacent Listed Building and ignore the views of the Wrekin across
the site; this would ultimately change the character of this gateway location. The
proposal is now set back from Holyhead road and steps from single storey
accommodation to two storey and then to three storey increasing with the
topography of the areas the natural view towards the Wrekin ascends. This design
has addressed the landscape and heritage asset settings reducing the scale at the
front of the site, and whilst it steps back the building cuts into the natural gradient
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allowing the building to sit in the land rather than ascend with it reducing the three
storey massing. Furthermore its modern design allows the building to reflect the
gateway location creating a node but due to the subtlety of its varying heights and
form it does not compete with the heritage assets of the Listed Park or the Listed
Building.

Minor amendments have been made to the building that have addressed the urban
design comments, in addition the stack related to the biomass boiler has been added
to the drawings which is considered acceptable in scale, design and location.

Housing

The housing element sits to the west of the care home, and will be the immediate
development that abuts the adjacent fields. It forms a translation of rural area to
urban, with only a handful of properties facing Holyhead Road, giving some subtly to
the Extra Care facility that sites on the west of the access road, allowing the extra
care to become a node around the highways junction and reducing the
developments dominance.

Four units front Holyhead Road, these are in the form of a central pair of semis and
two detached properties that frame the access point and the western rural boundary.
The units are set back deliberately inline with the extra care creating an understated
building line, retaining a wider landscaped buffer adjacent to Holyhead Road, which
will be reinforced by the retained boundary hedge to the west of the access road.

The units in this locality have large gaps between then, reflecting the mid-20th
century properties in the vicinity of the site. Housing layout behind reflects this
pattern of development and sit perpendicular to the western boundary, allowing the
views across the adjacent field from Holyhead Road to be characterised by the gaps
rather than rear boundaries backing onto this boundary reducing the appearance of
the sites density.

The design of the dwellings is of traditional two storey brick and tile pitch; with a few
two and half storey units. The design on submission was relatively bland and failed
to respect and reinforce the character of Wellington, and would more be reflective of
the 80s and 90s housing stock that is common within the new town developments
found within Telford; accordingly the design has since been amended to recognise
the surrounding dwelling stock and create its own interpretation for current market.
This sees the introduction of cast cills and lintels, feature bay windows, both at single
storey and two storey, feature gables to front elevations with cladding above, a
mixture of hipped roof dwellings, open eaves reducing the amount of white board
details and the introduction of chimney’s which is incredibly important across the
Wellington skyline, and thus essential on the views to the Wrekin at this particular
junction. Feature buildings are at key locations, providing vistas internally throughout
the site. Additionally garage roofs have been reoriented to gable ends on front and
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rear elevations, reflecting those of the surrounding area, becoming modest single
storey structures that have lower ridge heights than the modern garages.

Whilst it is noted that the D&A regarding the housing was weak, the amended plans
have taken account of both urban design and conservation comments which slightly
contradicted each other, this design is now considered that it respects and reinforces
the character of the surrounding area, without causing harm to any heritage assets,
and thus does not have to be a mirror of the existing mid 20" century housing that
characterises the area.

The general layout provides ample private amenity area for each dwelling, in addition
to the creation of informal open amenity area that punctuates the site layout;
dwellings have adequate distance separation and thus the layout will not have any
adverse impact on the proposed residential amenities created. Furthermore the
layout of either the extra care or the proposed dwellings will not adversely affect the
amenities of the adjacent residents of Oaks Crescent that overlook the site. The
layout is considered to have actively considered safety and secure by design
principles followed.

Landscaping

With regard to the wider design of the site, the site is influenced by the natural
environment and landscaping details therefore play an important role in the design of
the development at this location. The proposal recognises this and ensures the
retention of the hedgerow on the western boundary, and partial retention to the north
acting as a soft boundary treatment to the properties that front Holyhead Road. This
is also retained around the eastern perimeter. The hedge however is removed to the
north of the proposed extra care facility and a sandstone wall that reflects the
boundary of the historic park that faces the site is required at this location giving
some formal stance to the grounds of the extra care facility, reinforcing the node that
this being created.

A detailed landscaping scheme has accompanied the application, this aims to
ensure that the best of the existing features are retained and enhanced and
extensive new planting is undertaken throughout the site to soften the appearance of
the development and integrate the development into its setting. The trees within the
site are retained to the south east and form an area of public open space,
overlooked by a number of dwellings; these trees are now subject to a tree
preservation order and have been appropriately considered. The tree planning
suggested however requires amendments to introduce English Native species which
form part of Wellingtons historic setting, in addition to the alteration of some species
of tree which overhang vehicle areas; some softening of the gabion walls and the
boundary treatments to rear amenities of dwellings adjacent to this is also required.
Boundary walls to private amenities are also required at sensitive locations where
they play important functions in the streetscene.
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It is therefore considered that the proposed design both dwellings and associated
landscaping has been adequately considered respecting the location and the wider
setting, reinforcing the character of area, and is therefore acceptable in accordance
with design policies at both a local and national level.

Highways

A single access point at the centre of the site facilities the central spine road that
runs from the north to the south of the site; development fronts this road and small
cul-de-sacs spur from these points, this is also utilised for the access to Barnfield
House that adjoins the South West corner of the site. The Extra Care facility is
accessed from the north of the estate road and as such traffic associated with this
facility does not conflict with that of the wider residential development protecting the
amenities of the proposed occupiers. On-site parking is provided of both uses
totalling 224 spaces, of which 34 spaces will cater for the extra care occupiers and
visitors, and a minimum of 2 spaces (including garaging) is provided for each private
dwelling.

Pedestrian facilities are considered, and supported by a footway on the south side of
Holyhead Road provided along the frontage of the site to the east of the access,
connecting the site with the existing pedestrian facilities. The proposal will also
result in the extension of the 40mph zone to the west of the site and the associated
visibility splay will allow for the retention of the existing hedge to the west of the site.

A traffic assessment has been submitted with the application; this provides trip
generation information that has been completed using the TRICS database and the
distribution across the network has been undertaken using the existing vehicles
flows. This concludes that the junction at Holyhead Road /Haygate Road is shown to
be over capacity in the forecast year of 2023 before the small number of vehicles
from this proposal is implemented; subsequently a request has been made by
Highways for the provision of a contribution towards single improvements for this
junction in addition to other improvements at Roman Road/Holyhead Road, and
Bridge Road/ Haybridge Road; all of which will also be operating above their existing
design capacity in 10 years and therefore require mitigating works.

Based on the figures in the applicants Transport Assessment and considering other
future developments in the area, these are calculated as a % contribution:

e Haygate Road/Holyhead Road/Oaks Crescent — 7% of costs

e Roman Road/Holyhead Road Junction — 5% of costs

e Haybridge Road/Bridge Road — 3% of costs
Following a recent costing exercise this equates to the provision of £80,020.

The Highways Agency has assessed the TA and as the traffic generated from the
site during the peak hours when assessed against the TRICS database falls less
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than 30 2-way trips during peak hours, the Highways Agency is not required to
assess the impact of the development on the adjacent motorway junction, and
accordingly raised no objections to the development.

With regard to bus routes the site has just one bus service directly outside the site,
which is a 2-hourly service throughout the day; however within 800m of the site is a
bus service (route 55) that provides a 15minute service; this route goes via
Wellington bus station to Telford Town Centre bus station, and is considered an
acceptable 10 minute walk. Furthermore the Railway station is circa 20 minute walk
from the site and subsequently both provide sustainable options for travel as an
alternative to car travel. Additionally the development does propose to install anew
stop on Holyhead Road outside the new development. A suggestion has been made
by a local resident that a bus route is diverted to this area, however the council is
somewhat at the mercy of Arriva and any new routes or changes to existing have to
be achievable within the routing schedule, be financially viable or be heavily
subsidised by the council. For the route 44 to be diverted to this location the route
would need to generate circa £800 per day to be viable; this site would not generate
anywhere near this contribution and as such would require subsidising from the
application however due to the size of the development, this would be insignificant to
create a viable route and as such not be utilised and therefore not a reasonable
request for a planning obligation.

Accordingly it is considered that the development of this site has considered highway
safety both within the design features of the site and the wider area, and is
considered acceptable subject to contributions to mitigate against the impact of the
traffic generated by the proposed development on existing junctions.

Ecology

The site itself is not subject to any statutory designation. There is however a SSSI, a
Local Nature Reserve and a County Wildlife Site within 1km of the proposed
development at The Wrekin and The Ercall. The submitted ecology assessment
concludes that at this distance and separated from the development by the M54
motorway there is not likely to be a significant impact on the ecology of the
designated sites as a result of the proposed development. This view is concurred by
ecology.

The proposed development site itself comprises species poor semi-improved
grassland, hedgerow boundaries, mature trees and agricultural buildings (to be
demolished). The species poor semi-improved grassland is of low ecological value.

The roadside hedge does not qualify as ‘important’ under The Hedgerow

Regulations and will be retained to the west of the new access and removed to the
east to allow for the visibility splay required. The western hedgerow with an
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associated dry ditch does not qualify as ‘important’ under the Hedgerow Regulations
on number of woody species alone but clearly, with the mature oak trees it contains,
has historical value. Although the site layout plan does not clearly show this hedge it
is confirmed that this western hedge will be retained. The eastern hedgerow also
does not qualify as ‘important’ under the Hedgerow Regulations on number of woody
species alone but clearly, with the mature oak trees it contains, has historical value.
This hedge will also be retained.

A suite of bat surveys have been carried out on the site including bat activity surveys
of trees suitable for bat roosting, 2 dusk transect surveys and 2 five day periods of
static bat recorder use on the hedgerows. No significant foraging or commuting
activity was recorded during the bat surveys though Common Pipistrelle, Soprano
Pipistrelle and occasional Noctule bats do pass over the site and along the
hedgerows. There was no evidence of bats roosting in the buildings to be
demolished and the buildings had low potential for roosting bats. No bats were seen
to emerge from the buildings during the activity surveys. A single Common
Pipistrelle bat was recorded roosting in a mature oak tree in the western boundary
hedge (T9), and accordingly ecology have requested that the tree is retained on the
site, not subject to tree surgery work and protected from impacts of new lighting; this
can be adequately controlled through condition. This is further supported by the tree
preservation order imposed by arboriculture.

The ecology report concluded that Great Crested Newts would not be affected by the
development, nor would Dormouse, Badgers or reptiles. The report identifies there
was evidence of wren, tit species, blackbird, songthrush and swallow having nested
in the disused agricultural buildings on the site recommend a scheme of bird box
provision to compensate for the loss of this nesting habitat and recommend that
vegetation and buildings should be removed outside of the bird nesting season.
Ecology have agreed with this recommendation and it is therefore concluded that the
proposed development can be sufficiently mitigating against through condition, and
therefore in accordance with local and national planning policies.

Noise, light and air implications

The Holyhead Road that abuts the northern boundary of the site, in addition to the
M54 to the far south of the site are major noise and air considerations for any
development of this site, consequently noise and air quality surveys accompany this
application.

The noise assessment recognises the majority of noise from the roads is attributable
to tyre ‘roar’ which has a characteristic mid-frequency tonal peak. It considers that
the traffic on the motorway determines the daytime and night-time background noise
level for the site, given the lack of other significant noise sources in the area. At
positions away from the roads, noise levels will fall off significantly due to distance
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attenuation and screening by intervening dwellings within the completed
development. Following on site assessment, it recommends acoustic glazing to the
units that front Holyhead Road (plots 1-4 and the Extra Care) have a minimum
manufacturer's rating of Rw 35. All remaining windows throughout the development
should have a minimum rating of Rw 33, in addition to acoustic trickle vents. This
assessment and recommendation is considered acceptable and therefore
considered that the amenities of the proposed occupants can be adequately
protected through condition.

The air quality assessment was revised during the course of the application to take
account of the actual extra care building height and the necessary stack height for
the biomass boiler. The revised assessment considers the potential impacts of
existing and future traffic levels associated with a proposed residential development
and care home, the developments construction and the implementation of the
biomass boiler. This concludes there is a need to control construction through site
planning, construction traffic and site activities to ensure there is negligible impact,
and makes recommendations accordingly including a Construction Environmental
Management Plan, of which this has since been submitted by the applicant; the
proposed method is considered acceptable and will be controlled through conditions.
The assessment further considers that the proposed development is considered to
have an undetectable impact on existing levels of air quality; and as such, no
mitigation measures have been proposed. Furthermore the proposed biomass boiler
is unlikely to exceed the relevant air quality objectives and therefore considered
acceptable without further conditions. Accordingly it is considered that the proposed
development will not adversely affect existing air quality subject to conditions
throughout construction period.

The proposed use is that which is compatible with the surrounding area, and as such
there will be no adverse impact on the amenities of the surrounding area by virtue of

noise, air or lighting from the proposed development.

Land contamination and flooding, slope stability

Taking account of the sites previous use as agricultural, it is considered that the site
can be adequately developed subject to conditions.

A flood risk assessment has accompanied the application, this indicates existing
issues with the surface water sewer in the area and it will be affected by the
foundations of the care home; consequently it is necessary to divert this. Surface
water from the development site will be discharged into this new diverted sewer, and
limited to a rate of 5 I/s/ha in accordance with greenfield run off rates. Attenuation
facilities will be provided on site to cater for the 1 in a 100 year return storm with an
allowance of 30% for climate change, this is standard and considered acceptable.
Accordingly it is considered that the proposed development will not have an adverse
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impact on the surrounding drainage infrastructure and will not cause any localised
flooding.

The ground levels of the site gently ascent to the south of the site and there are no
concerns with regard to the stability of the site as existing. However the proposal
includes the setting of the Extra Care Facility into the hillside, and as such requires a
retaining wall to the south of the building. Details of this retaining wall have therefore
been submitted demonstrating the suitability of this wall and the stability of the
proposed site, these details are considered acceptable and consequently the
proposal will not be adversely affected by land stability.

Planning Obligations & Viability

Residential development sites are required to provide 38% within the urban area,
and 40% within the rural area, this site sits within the rural area however will address
the urban need; consequently the council considers that such development should
provide somewhere in-between this range.

Education contributions are only required from the private market housing as these
will provide child bed spaces this equates to the provision of £174981 towards
primary education facilities and £94,417 towards secondary education; however it is
considered that the proposed development of both the private market housing and
Extra Care facility will utilise the existing recreation facilities within the area as
nothing is provided on site. In particular the bowling green within close proximity to
the site, and as such requests for contributions have been made for all units across
the site for £600 per unit.

Highway mitigation works are also required from the development towards 3 road
junctions to enable signalisation works, this equates to £80,020.

On submission of the application the applicant provide the agreement to provide the
following :
¢ A financial contribution of £77,000 for the provision or improvement of local
education facilities;
¢ A contribution of £38,500 towards the provision or improvement of local
recreation and leisure facilities in the area, in lieu of on-site open space.
e A stipulation that the Extra-Care facility is operated by a Registered Social
Landlord and that future occupants of the apartments are age 55 or over and
in need of support and/or a care package.

During the course of the application the applicant has discussed the work required to
the bowling green and has agreed a principle to undertake the works which equate
to £65,100, representing a sum of £600 per private dwelling and £300 per extra care
unit; in addition the principle sum of £174981 towards education was also agreed,
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however due to the more later request of £80,020 towards highway infrastructure,
the applicant has indicated the scheme is no longer viable, providing less than 14%
return and consequently the applicant has requested that these figures are reduced.

The proposed development site will provide 45% affordable housing, this is beyond
the requirement as specified by either local urban or rural policies; the reason for this
is the exceptional nature of the site, which was proposed prior to the 5 year land
supply issues. Regardless of this issue the applicant has continued to pursue the site
as an exception providing the land at nil cost to the RSL, and has not sought to
reduce the provision of affordable housing. The need for the Extra Care is identified
in the borough as discussed above and is consequently a priority for the council to
enable its delivery, thus the council is willing to accept an overall reduced
contribution package subject to the financial verification that the scheme is unviable.
At the time of writing this report the figures are being assessed and a full package
will be presented to board.

Conclusion

The proposed development is located outside of the urban boundary, however in
accordance with national policy, where the authority cannot demonstrate a
deliverable supply of 5 years, developments which are sustainable should be
approved. The location of the proposal in addition to the facilities and its
construction are considered sustainable, meeting the three sustainable threads
required in the NPPF, having a social, economic and environmental role. The
proposal will provide an extra care facility totalling more than 45% affordable housing
for the entire scheme, this is over and above policy requirements for affordable
housing, in addition to the proposed form being this extra care facility meeting a
need where this is an identified shortfall of such housing in the borough; this will
meet one of the councils priorities.

The proposed location has sensitivities of the wider landscape context, which the
proposal has adequately assessed and addressed these and the proposed creating
a development that respects and reinforces the character of the surrounding site.
Furthermore the proposed Extra Care Facility does not compete with the setting of
the adjacent heritage assets but functions as a node at this junction, understanding
the sensitive’s of the site as a gateway where a high standard of design is required.
The private market housing has been amended to address the surrounding character
yet creates its own identity at this urban fringe location which does not compete with
the Extra Care design.

The proposed development site an be adequately developed without a detrimental
impact to highway safety, nor any adverse impacts to ecology, drainage, and will not
be adversely affected by previous land uses, noise or air quality. Furthermore the
proposal is as suitable use which will not cause harm to the surrounding residential
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amenity. Whilst it is recognised there are a number of objections the issues raised
have been discussed under the various headings of the report that justify the
development recognising not only the benefits of the development in the provision of
the Extra Care facilities, and additional housing addressing the current need, but
also the proposal would not cause significant harm, and where issues have been
raised these have been considered and designed out of the proposal, in accordance
with national and local planning guidance.

The land will be provided to the RSL at nil cost and thus issues of viability have
become a concern, and as such the deliverability of the proposal may not be viable
with the current package requested by the authority; the council however recognises
the benefits for the scheme in addition to national guidance relaying to viability and a
reduced package is therefore considered acceptable in principle bit will need
resolving before members final decision.

RECOMMENDATION

to GRANT DELEGATED AUTHORITY to the Development Management Service
Delivery Manager to GRANT PLANNING PERMISSION subiject to the signing of a
S106 agreement to provide affordable housing in the provision of a 66 bed extra care
facility, and appropriate financial contributions towards highway mitigation measures,
education facilities and either contributions /works appropriate for offsite leisure and
recreation facilities, following conditions:

Time limit — 2 years

Samples

Drainage /Flood Risk Assessment

Amended Landscaping scheme and implementation
Landscape management plan

Arboriculture details

Highways details

Site management plan

. Land contamination

10.Ecology report

11.Noise assessment

12. Air quality report

13.Parking

14.Visibility splays

15.Hedge retention / tree retention

16.Bat and bird boxes

17.Lighting plan

18. sustainability construction- including BREAM Very Good - Extra Care
19.Development in accordance with plan Nos.

©CoNo,rwNE
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TWC/2013/0997

Land at, Lawton Farm Way, Leegomery, Telford, Shropshire

Demolition of existing buildings, and erection of 27 dwellings and garages together
with roads, sewers and associated external works and replacement car parking for
adjoining Doctors Surgery ***AMENDED PLANS RECEIVED*****

APPLICANT RECEIVED
Lioncourt Homes Limited 12/12/2013
PARISH WARD

Hadley and Leegomery Apley Castle

OFFICER Anna Adams
THIS APPLICATION IS A DEPARTURE FROM PLANNING POLICY
OBJECTIONS RECEIVED: Yes

MAIN ISSUES: Principle of Development, Green Network, Scale and design,
Character and appearance, Highways impact, Residential amenity, Section 106
Planning Obligations

THE PROPOSAL: This application seeks full planning permission for the erection of
27 dwellings and garages with associated parking, access roads and amenity space,
following the demolition of existing buildings. The proposal also includes the
creation of replacement car parking for the adjoining doctors surgery.

The development comprises 13 two-bedroomed units and 14 three-bedroomed units.
All the dwellings have private amenity space and designated car parking, with a mix
of driveways, garages and communal parking areas.

The proposal includes retention of a number of the trees on the site boundary and
additional indicative planting, and outward-facing residential units to address the
existing highways and footpath routes that surround the site on all four sides.

A previous planning application was granted in 2007 for a development of 13 houses
and 58 apartments as well as new retail units on this site and to the south, within the
local centre. The retail part of the scheme was constructed; however the residential
development was never implemented. The Applicant sought advice prior to
submitting the current application to ascertain whether a minor amendment could be
submitted; however officers considered that the proposal would constitute a
reduction, thus a significant change in the total number of units proposed and the red
line site boundary had changed; thus a full application was required.
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SITE AND SURROUNDINGS:

The application site comprises an area of 0.73ha and is predominantly a hard
surfaced car parking area for public use, with an existing vacant commercial building,
along with areas of landscaping and trees. The site is used as car parking for the
adjacent local centre, doctor’s surgery and by parents dropping off and collecting
their children from Apley Wood Primary School opposite on Pool Farm Avenue. The
part of the site that currently comprises the car parking area is designated as Green
Network in the Wrekin Local Plan.

There is an existing doctor's surgery and electricity sub-station that are located
outside the red line site boundary, but are surrounded by the proposed development.
To the south of the site, there is a mature wooded area. The Silkin Way footpath
runs east-west to the southern boundary of the site, with a further footpath to the
east.

The application site is directly north of the local centre and is located in the central
part of Leegomery, surrounded by established, but modern residential development.
The nearest housing to the site is a sheltered housing development/ elderly persons’
bungalows to the north on Lawton Farm Way.

PLANNING HISTORY:

W2005/1303 Replace the Existing Retail Units (Part Destroyed By Fire) with a Mixed
Use Development Incorporating a New Retail Facility And Residential
Accommodation (Outline) Withdrawn 31/01/2007

W2006/0665 Erection Of 4 Retail Units, 59no. Dwellings, Car Parking And
Construction Of New/Alterations To Existing Vehicular/Pedestrian Accesses,
Withdrawn 01/12/2006

W2006/1347 Demolition of 2no. Shops, Public House and Listen and Care Centre;
Erection of 5no. Retail Units; New Listen and Care Centre; 13 Houses and 58
Apartments; and Associated Car Parking, Street and Sewer Works, Full Granted
31/01/2007

Pre-application enquiry to query whether the changes to the residential development
approved in 2007 could be dealt with as a non-material amendment. The Applicant
was advised that the principle of the residential development and reduction in the
number of units was acceptable; however this would require a fresh planning
application.

PLANNING POLICY CONTEXT:
National Planning Guidance:
National Planning Policy Framework
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Core Strategy:

CS1 Homes

CS3 Telford

CS5 District and Local Centres in Telford
CS9 Accessibility and Social Inclusion
CS12 Natural Environment

CS15 Urban Design

Wrekin Local Plan:

UD2 Design Criteria

H6 Windfall sites in Telford & Newport

H22 Community Facilities

OL3 Green Network

OL4 Development in the Green Network

OL5 Extensions and Redevelopment in the Green Network

OL11 Woodland and Trees

OL12 Open Land and Landscape — Contributions from New Development
LR6 Developers Contributions to Outdoor Recreational Open Space Provision within
New Residential Development

CONSULTATION RESPONSES:
Hadley & Leegomery Parish Council: no objection

Highways: Following receipt of amended plans, there are no objections subject to
conditions regarding design and construction of new roads, footways etc.; extension
of footways; reduction in length of driveway; refuse collection arrangement and
location of bin stores; parking, turning and loading; visibility splays of 2.4m x 43m;
and an informative regarding S.184 Highways Licence.

Furthermore, as the development is close to Apley Wood Primary School, there are
concerns that Lawton Farm Road and other roads within the vicinity that are not
already protected, may become congested at school drop off and pick up times. The
Doctors surgery parking provision is low, thus vehicles will overspill on to the local
highway network. Accordingly, a financial contribution of £3000 needs to be secured
towards Traffic Regulation Order, implementing double yellow lines within the vicinity
of the development in the interest of highway safety.

Drainage: Support subject to conditions regarding details of foul and surface water
drainage and surface water runoff rate.

Pollution Control (Environmental Health): no comments received
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Arboricultural: no objection subject to conditions regarding B121 Landscaping
design, B126 Landscape management plan, B130 Tree protective fencing and C71
Trees — soil levels

Ecology: No objection subject to conditions regarding Erection of nest boxes and
Lighting plan, and informatives regarding Disposal of Schedule 9 species, Nesting
birds, Storage of materials, Trenches and Biodiversity enhancements

Education: No objection, but comments that given the number and type of dwellings,
a contribution of £53,066 towards primary education facilities in the vicinity of the
development would be required.

Parks & Open Spaces: No objection subject to the Applicant providing a contribution
of £500 per 2 bed property (or above), as per the previous planning permission, and
in accordance with policies in the Wrekin Local Plan. The contribution would be
accepted as part of the environmental and community benefits to provide an
exception for development on Green Network land. Confirmation is required as to
who and how areas of open space are to be managed. A management plan should
be conditioned.

Following reconsultation, Parks & Open Spaces has raised an objection subject to
conditions; stating the proposal seeks to be approved without any costs towards the
services they will generate arising from the development, which would be in effect a
Council subsidy. New public open space (POS) is provided in the design, which
requires clarification over management and maintenance. Accordingly, it is
considered that the proposal is contrary to policies LR4 and LR6 of the Wrekin Local
Plan. Should the Applicant agree to a contribution of £375 per dwelling and an
agreed commuted sum for maintenance of the POS, the application would be
acceptable.

In regard to the amendments, the design in no way answers the queries as set out in
the previous comments upon the original proposal. The open space proposed does
not confirm who and how this is to be managed. As such without confirming the
ongoing management of the open space proposed, the development is likely to look
like an unmanaged area which may lead to further decline. There is ho mitigation for
the loss of Green Network or provision for children's play. Accordingly, the objection
remains.

Affordable Housing/ Viability: The viability assessment has been considered and the
values and costs reflect current sales and build rates for the general marketplace
and establish a residual land valuation in line with that expected in the locality.
However the profit shown as a percentage of costs is below that widely accepted as
the market threshold; thereby reinforcing the provision of no affordable housing. The
assessment includes a S106 contribution from the previous planning consent, but
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this should be discounted as the viability still does not have sufficient scope for this
payment given the allowable profit.

Urban Design: Considers the scheme has improved from the initial layout submitted
at pre-application, but raises a number of concerns that the streetscape along Silkin
Way is plain and functional, and no context appraisal has been undertaken to assess
the local vernacular. Amendments could also be made to individual units to enhance
the design. Issues raised regarding distance from some of the properties to
designated parking spaces, requirement for additional windows on side elevations to
provide natural surveillance, landscape maintenance, surgery parking, shared
parking court, railings, substation and waste collection.

Following amendments to the plans, it is considered that the majority of the design
issues have been addressed, subject to a couple of remaining matters regarding
garden gates and design of railings at the end of the parking court being resolved.
Materials can be conditioned.

Sustainability: no comment

West Mercia Constabulary: No objection subject to a condition that the Applicant
aims to achieve Secured by Design award status for the development.

Shropshire Fire Service: Advice regarding access, water supplies and sprinkler
systems

Three neighbour response letters from local residents have been received, with their
comments and objections summarised:

e Traffic congestion and parking problems associated with parents dropping off
and collecting their children — unrealistic to suggest parents should not drive
to school

e Removal of car parking area will exacerbate traffic problems

e Proactive measures are required to minimise traffic problems at the beginning
and end of the school day

e Safety of children and parents

e Impact of traffic on access for emergency services

¢ Impact of development adjacent to sheltered and supported housing occupied
by elderly residents

e Safety of elderly residents, many with mobility problems, crossing Lawton
Farm Way to go to the surgery and shops

e Highways and Police input required to address parking/congestion

e Understands the Council needs to achieve targets in house building, but there
are currently a number of unsold properties

¢ Fencing backing on to Lawton Farm Way must be of substantial construction
to deter vandalism and to reflect the context of the area. No gates should be
added in back fences
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PLANNING CONSIDERATIONS:

Principle of development

In accordance with paragraph 47 of the NPPF, all Local Authorities are required to
identify that they have a 5 year housing supply, and this is updated annually. Telford
& Wrekin Council currently has a 2.5 year housing supply. Therefore, as the Local
Planning Authority (LPA) cannot demonstrate a 5 year land supply, relevant policies
relating to the supply of housing cannot be considered up-to-date. Accordingly, the
LPA cannot refuse applications purely on the grounds of housing supply, and, in
accordance with the NPPF, there is a presumption in favour of sustainable
development. In this regard, the proposed development is located in an established
residential area within the built-up area of Telford, with access to local services and
facilities in Leegomery — the adjacent local centre, primary school on the opposite
side of Pool Farm Avenue, and a regular bus service linking the area to Wellington
and Hadley.

Furthermore, the principle of development has been established by previous
planning permission W2006/1347, which comprised replacement retail units to the
south as well as a higher density residential development of 71 units. The site is
highly sustainable in terms of its location and the proposed residential development
relates to the prevailing context of the area. The development will be well connected
to the local centre and has the potential to make the local centre and retail units
more sustainable and benefit the local economy, as well as reinforcing community
safety with greater levels of natural surveillance from the outward-facing dwellings
facing the local centre and the foothpath routes. The development is considered
acceptable in principle and accords with national policy in NPPF, and also meets the
criteria in policies CS5, CS9 and CS15 of the Core Strategy in terms of accessibility
to existing centres and assisting in creating and sustaining safe places.

Green Network

The part of the site comprising the car park, approx. two-thirds of the application site,
is designated as Green Network land, where development is limited to that which will
provide community or environmental benefits or meets the aims of the Green
Network as set out in policies OL3, OL4 and OLS5 of the Wrekin Local Plan; however
officers consider that the majority of the site is currently a hard surfaced car parking
area with limited ecological value. Furthermore, a number of the existing trees
bounding the site are indicated to be retained, with additional planting to reinforce
the character; therefore the proposal is considered acceptable and complies with
policies OL3 to OL5 of the Wrekin Local Plan. Conditions regarding ecology and
trees can be imposed, and the retention and planting of trees will ensure the
development enhances biodiversity, in line with the criteria in policies CS12 of the
Core Strategy and OL11 of the Wrekin Local Plan.
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Scale, design, character and appearance

The proposal includes the demolition and removal of the existing commercial
building to the south of the site. The building is vacant and of no architectural merit;
and its replacement with a pair of semi-detached dwellings located on a similar
footprint will enhance the character of the area. The proposal comprises a good mix
of housetypes, with two and three bedroomed terraced, semi-detached and
detached houses. The properties will front the highways and footpaths, and the
corner properties will have dual aspects, with habitable room windows addressing
the street. The boundary treatments comprise a mix of metal railings, brick wall and
timber fencing, which are considered appropriate to the context of the site and area.
The scale and design is in keeping with the prevailing character of the surrounding
modern residential developments.

It is considered that the orientation of the development fronting Pool Farm Avenue
and Lawton Farm Way and the footpath routes creates a high quality development
that relates well to its site and surroundings. Moreover, the development includes
pedestrian links and improved legibility between the doctor’s surgery and the
pharmacy to the south in the existing local centre of shops. It is considered that the
density of the proposal and mix of housing is appropriate to the context of the area.
Accordingly the proposal will enhance the character and appearance of the site and
area, and therefore meets the design criteria in policies CS15 and UD2 and national
guidance within NPPF.

Highways impact

The development will be served off a main access and private drives off Lawton
Farm Way. The proposal comprises 2 parking spaces per dwellings, with a mix of
garages, drive spaces and car parking courts. Furthermore, the application includes
a designated car parking area for the doctor’s surgery. It is considered that whilst
some of the allocated parking spaces are separate from the dwellings, the access
and parking arrangement and number of spaces are acceptable subject to a number
of conditions regarding the design and construction, requisite visibility splays and
extensions to existing footways etc. Pedestrian links through and around the site will
be maintained and improved.

The application site is currently used as a car parking area; and given its proximity to
the doctor’s surgery, local shops and Apley Wood Primary School; it is considered
that the proposal will impact on parking provision; particularly at the start and end of
the school day. The principle of residential development on the site has been
established by the previous planning application; however the Highways Engineer
has highlighted that this will need to be mitigated, so car parking does not overspill
on to the adjacent highway/ residential streets. Therefore additional yellow lining is
required.
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The loss of parking is the principle concern raised by local residents, particularly in
relation to parking for the school. These issues and safety concerns are noted, and
officers consider they can be mitigated by the financial contribution and the
additional of yellow lines on the highways. Whilst there will be restricted parking for
parents dropping off and collecting their children from the school, parking will remain
at the front of the retail units, for the doctor’s surgery and at the adjacent community
centre. As outlined in the officer’s report for the 2006 planning application, the
parking area at the front of the retail units was intended not only for the shops, but
also to provide parking for parents at the beginning and end of the school day given
the direct link to the school along the Silkin Way and through the underpass.

Accordingly, the proposal is considered acceptable in terms of highway safety.
Furthermore, drainage/flooding issues and contamination can be sufficiently
addressed by planning condition; therefore the proposal complies with policy H6 of
the Wrekin Local Plan.

Residential amenity

The proposal provides adequate amenity space for the proposed dwellings. It is also
considered that there would be a sufficient separation distance between the
proposed dwellings to the north of the site and the bungalows opposite on Lawton
Farm Way. The proposal should not lead to an adverse impact on residential
amenity in terms of outlook and privacy. Any potential impacts of the site clearance
and construction phase of the development on adjoining residential amenity can be
mitigated by a Site Environmental Management plan condition.

Section 106 Planning Obligations

The scale and nature of the proposed development would normally see a
requirement for contributions towards education and parks & open spaces, as well
as provision of a proportion of affordable housing. Furthermore, the Highways
Engineer has requested a contribution towards Traffic Regulation Order (TRO). The
submitted information regarding the viability of the development has been assessed,
and it is considered that the provision of a percentage of affordable housing and
contributions towards primary education and recreation would make the scheme
unviable. The lack of these facilities and contributions are not sufficient reason to
warrant refusal given the issues of viability and the sustainable nature of this site.
Therefore, on balance, officers consider the proposal is acceptable without these
contributions. However, officers have discussed the Highways’ request for £3000
towards a TRO further with the applicant and owner of the site, and the likely
highways issues associated with the proposal and loss of the car parking area. The
viability of the scheme would be affected by approximately 0.1% for the payment of
this contribution, and officers consider this contribution towards a TRO is necessary
to mitigate the loss of parking and safeguard highway safety. Accordingly, it is
considered necessary for the Applicant to enter into a Section 106 agreement to
provide the highways contribution.

40



Conclusion

In conclusion, the principle of residential development has been established by the
previous planning permission in 2007, and the loss of Green Network land is
considered acceptable. The site is very sustainable and the design and scale of the
development is appropriate to the context of the site and area, with adequate access
and parking arrangements. The proposal will provide appropriate levels of
residential amenity for the existing and proposed residents. The highway safety
issues regarding the replacement of this car parking area can be mitigated through
the provision of a contribution towards a Traffic Regulation Order.

RECOMMENDATION: Subject to the Applicant entering into a Section 106
agreement to provide £3000 towards a Traffic Regulation Order to delegate Authority
to the Manager of Development Management to GRANT PLANNING PERMISSION
subject to the following conditions:

1. A04 Time limit

2. B11l Samples of materials

3. B12 Sample brick panel

4. B32 Details of design and construction of new roads, footways
5. B49 Details of extension of footways and reduction in length of driveway
6. B49 Details of refuse collection arrangement and location of bin stores
7. B57 Contaminated land

8. B61 Details of foul and surface water drainage

9. B74 Surface water runoff rate

10. Bl21 Landscaping design

11. B126 Landscape management plan

12. B130 Tree protective fencing

13. B145 Lighting plan

14. B150 Site environmental management plan

15. C13 parking, turning and loading

16. Ci4 visibility splays of 2.4m x 43m

17. C71 Trees - soil levels

18. C100 Erection of nest boxes

19. C38 Development in accordance with plans

20. D01 Removal of all permitted development

21. D03 Garages — restriction on residential use

Informatives:

111 S.184 Highways Licence

117 Coal Authority Standing Advice

122 Ecology
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TWC/2014/0006
Hesbrooks HGV Yard, Avenue Road, Newport, Shropshire, TF10 7EA
Erection of 4 two storey houses and 2 two storey apartments

APPLICANT RECEIVED
Shropshire Homes Ltd 06/01/2014
PARISH WARD

Newport Newport West

OFFICER Anna Adams
OBJECTIONS RECEIVED: No

MAIN ISSUES: Principle of development, Design, Highway issues, Parking
provision, Residential amenity

THE PROPOSAL.:

The application seeks planning permission for the erection of 6 dwellings on the site
of Hesbrooks haulage yard. The proposal comprises 2 pairs of two-storey semi-
detached dwellings — two 2-bedroomed units and two 3-bedroomed units, with
associated amenity space and communal car parking area to rear, and a two-storey
apartment building comprising two 2-bedroom units, one at ground floor and one at
first floor.

Parking to the apartments (A & B) will be opposite the development, sharing parking
with the adjacent apartment building, which was subject of the previous application
TWC/2011/0334, and within the communal parking area to the rear of the proposed
dwellings (C to F), with a gated footpath linking the apartment and parking space.

Vehicular access will be from Avenue Road, and the development will be adjacent to
the residential development of 61 units that is under construction on the adjacent site
(TWC/2011/0334).

SITE AND SURROUNDINGS:

The application site is currently occupied by Hesbrooks HGV Yard, comprising
hardstanding and commercial buildings, bounded by timber fencing. The business
has been established since the 1970s.

The site is located on the edge of the Newport Medieval Urban Area and is located
within the Newport Secondary Zone. Newport High Street is to the west of the
application site and Somerfield and Waitrose supermarkets are to the north; however
the prevailing character of development in the area is residential use. There are
established properties on Avenue Road, with modern infill development off Audley
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Avenue, including the development subject of TWC/2011/0334, also by Shropshire
Homes, which was approved in 2012 and is currently under construction.

PLANNING HISTORY:
W83/0615 Continued Use of Premises as Haulage Contractors Yard for
Maintenance and Parking, Full Granted 21/10/1983

W87/0684 Change of Use from Offices to Kindergarten/ Early Learning on the First
Floor of the Building, Full granted 15/10/1987

W87/0755 Change of Use from Offices to Gymnasium on First Floor of Building,
Withdrawn 26/11/1987

W2008/0626 Residential development to include access (Outline application),
Withdrawn 12/06/2013

TWC/2011/0334 Erection of 61 houses and apartments with formation and
alterations to vehicular accesses following demolition of existing structures, Full
granted 16/11/2012

PLANNING POLICY CONTEXT:
National Planning Guidance:
National Planning Policy Framework

Wrekin Local Plan:

UD2 Design Criteria

H6 Windfall Sites in Telford & Newport
S13 Newport Secondary Zone

Core Strategy:

CS1 Homes

CS6 Newport

CS9 Accessibility and Social Inclusion

CS12 Natural Environment

CS13 Environmental Resources

CS14 Cultural, Historic and Built Environment
CS15 Urban Design

CONSULTATION RESPONSES:

Newport Town Council: Members have no objection to this application it is on a
brown field site and it is seen as an addition to the current development in progress.
However an enquiry was raised as to the social rental element of the scheme.
Members consider that there should be the same proportion in line with the 35%
affordable element on new developments and that this scheme is also taken in
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context with the housing development for Newport and added to the anticipated 1000
new homes.

Highways: The amended drawing has mitigated concerns regarding parking
provision; however further amendments are required in order that the cul de sac can
be put forward for highway adoption. These amendments include the reduction in
the width of the access road, the need for adequate visibility splays and the
implementation of a traffic calming feature. There would also be a requirement for a
S106 contribution of £1500 with indexation towards a Traffic Regulation Order to
protect the junction with Audley Road.

Drainage: Support subject to conditions regarding foul and surface water drainage
and brownfield runoff rate.

Ecology: Support subject to a condition regarding Erection of nest boxes and an
informative regarding Enhancement planting.

Shropshire Council: The proposed development site lies just outside the area of the
medieval settlement of Newport. It also lies on the site of a former gas works of late
19th to early 20th century date. The proposed development may impact on
archaeological remains of local interest associated with this former industrial site.
(Any excavations on former gas works sites may also encounter residual
contaminants associated with that industry.) In view of this and in and in relation to
Paragraph 141 of the NPPF, it is recommended that a programme of archaeological
work be made a condition of any planning permission for the proposed development
in respect of the proposed development.

Shropshire Fire Service: Support subject to informative regarding fire safety
guidance.

Consultation comments from Environmental Health (Contaminated Land and
Pollution Control) are awaited, and any comments will be tabled in an update.

PLANNING CONSIDERATIONS:

Principle of development

In accordance with paragraph 47 of the NPPF, all Local Authorities are required to
identify that they have a 5 year housing supply, and this is updated annually. Telford
& Wrekin Council currently has a 2.5 year housing supply. Therefore, as the Local
Planning Authority (LPA) cannot demonstrate a 5 year land supply, relevant policies
relating to the supply of housing cannot be considered up-to-date. Accordingly, the
LPA cannot refuse applications purely on the grounds of housing supply, and, in
accordance with the NPPF, there is a presumption in favour of sustainable
development. In this regard, the proposed development is located in an established
residential area within the built-up area of Newport, and is within the Secondary
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Zone of Newport, with access to local services and facilities in the town centre,
including adjacent local schools and supermarkets. Thus it is considered highly
sustainable.

Furthermore, the site is adjacent to a new housing development of 61 units
(TWC/2011/0334) which replaced Newport Business Park and concrete works. The
2008 outline application that was withdrawn included the Hesbrooks HGV Yard
within the site area. Therefore, whilst there will be the loss of this established
commercial premises; the business is not in a suitable location and the character of
the area is already changing, and is now predominantly residential. The proposal
would enhance the character and appearance of the area, and would remove this
conflicting, potentially ‘unneighbourly’ use from the residential area. Other industrial
and business units remain on the edge of Newport, to the southeast off Audley
Avenue; therefore this proposal will not lead to a significant loss of employment use
in Newport. The development is considered acceptable in principle and accords with
national policy in NPPF, and also meets the criteria in policies CS6 and CS9 of the
Core Strategy in terms of the site’s sustainability and accessibility to Newport Town
Centre and a range of facilities.

Design

The site is arranged in a similar form and design to the approved development
TWC/2011/0334, with the same housetypes fronting the main access road in to the
site. The dwellings and apartments are considered appropriate in design and form;
although the private amenity space to plots C to F appears smaller than the
approved development, in order to accommodate the communal car parking area. It
is considered that the development would be in keeping with the character and
appearance of existing development and that which is under construction and the
proposal would accord with policy CS15 of the Core Strategy and UD2 of the Wrekin
Local Plan and national guidance in NPPF.

Highway issues & parking provision

The approved plans provided all but one of the units with at least 2 parking spaces.
The current proposal includes an approved parking area, with parking limited to one
space per unit for the approved and proposed apartments. However, given the
proximity of the site to services in Newport, it is considered that this is acceptable.

The plans have been amended following Highways comments, with the addition of a
footpath route linking apartment B with the designated parking space. Further
amendments have been requested and an update will be tabled if these
amendments and any additional highways comments are received. Following
discussions with the Highways Engineer, it has been confirmed that if the
amendments are not submitted prior to determination, these matters can be dealt
with as pre-commencement conditions.
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As there is a primary school opposite the site access on to Avenue Road and to
ensure the highways issues of the development are mitigated; the Highways
Engineer has requested that the Applicant provides a financial contribution of £1500
towards a Traffic Regulation Order at the junction.

It is considered that the access and parking arrangements are acceptable.
Furthermore, drainage and contamination can be mitigated by conditions. The
proposal meets the criteria in policy H6 of the Wrekin Local Plan

Residential amenity

The proposed dwellings have adequate private amenity space, and there is a
sufficient separation distance between the existing and proposed dwellings. To
ensure that adequate amenity space and separation between existing and proposed
dwellings remains, officers consider permitted development rights should be
removed.

The apartments have been designed, so that there are no principle windows on the
rear elevation adjacent to No.17 Avenue Road, whose private amenity space is
adjacent the west site boundary.

It is considered that the proposed residential use and location of the car park will not
adversely impact adjoining residential amenity, as the area was formerly used as a
haulage yard, and the proposal will have less of an impact on the adjacent
properties.

Other matters

Given the site’s location on the edge of the medieval area of Newport, the
Shropshire Council Archaeologist has requested that a written scheme of
investigation is submitted. Officers consider this can be addressed by appropriate
condition.

Newport Town Council’'s comments regarding affordable housing provision are
noted; however, due to the scale of the development being for 6 units in total, it is not
considered appropriate to request 35% affordable housing outlined in policy CS6 for
this development. Officers would also advise that TWC/2011/0334 was approved
with a lower proportion of affordable housing at 15%, due to the remediation
required. The Applicant is providing a financial contribution to address highways
concerns, with £1500 towards a Traffic Regulation Order.

In conclusion, the application site is highly sustainable, close to the centre of
Newport, and the development will relate to the prevailing character of the residential
area, and will be of a form and design that reflects the development on Newport
Business Park. The proposal can be accommodated without detriment to highway
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safety and residential amenity. Officers therefore consider the proposal accords with
the relevant national and local planning policies.

RECOMMENDATION: to GRANT PLANNING PERMISSION subject to the
Applicant entering into S106 agreement to pay £1500 towards Traffic Regulation
Order and the following conditions:

1. A04 Time limit

2. B49 Highways - reduction in width of access road

3. B49 Highways - visibility splays and implementation of traffic calming
feature

4. B57 Land contamination

5. B61 Foul and surface water drainage

6. B74 Brownfield runoff rate

7. B119 Written scheme of investigation

8. B121 Landscaping design

0. Co1 Materials to match adjoining development

10. Ci100 Nest boxes

11. C38 Development in accordance with approved plans

12. DO1 Remove permitted development rights

Informatives:

106 S106 Agreement

122 Ecology

132 Fire Authority

140 Conditions

141 Reasons for Grant
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TWC/2014/0084

Unit 12 Telford Forge Retail Park, Colliers Way, Old Park, Telford, Shropshire, TF3
4AG

Installation of mezzanine floor

APPLICANT RECEIVED
Telford Forge Retail Park Trustees No.1 Ltd 24/01/2014
PARISH WARD

Lawley and Overdale Lawley and Overdale

OFFICER Diane Ferriday
OBJECTIONS RECEIVED: No
MAIN ISSUES: Retail impact on town centre, Access and parking.

PROPOSAL.:

Unit 12, Telford Forge Retail Park extends to 947sgm at ground floor; it previously
included a mezzanine of 214sgm and in April 2011 it was confirmed that it would be
lawful to extend that mezzanine by 199.5sgm. The mezzanine was subsequently
removed. This proposal is to replace this with a mezzanine floor comprising 790sgm.

Alongside this application for a mezzanine floor is an application to vary condition 13
of planning permission W95/0969 and condition 21 of W97/0108 to amend the limits
of non-food retail floor space and ancillary storage/admin areas on the Telford Forge
Retail Park.

BACKGROUND:

The outline planning for the retail park was W95/0969 and condition 13 restricted the
gross retail area of the non-food retail space to 18,580sgm; the same condition (no.
21) was on the reserved matters W97/0108. These conditions have been altered on
several occasions, most recently W2010/0029 for additional mezzanine floor space
at Unit 10.

SITE AND SURROUNDINGS:

Unit 12 is currently vacant, formally occupied by Petshop until August 2013. It is
located within the Telford Forge Retail Park, to the North West side of the Telford
town centre and accessed via footpaths linking the two. The unit is to the east of the
Park and comprises of 947sqm at ground floor. An earlier mezzanine floor was
removed from the unit and a previous approval for an extension was never
implemented.
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The Retail Park comprises of 15 non-food retail units, Sainsbury’s supermarket, DW
sports and has a large central parking area accessed via a roundabout off Colliers
Way. To the east/south are Nuffield Health leisure use, McDonalds and Frank
&Benny’s restaurants. Residential properties are to the West with mature
landscaping.

A number of units on the retail park and the adjacent Bridge retail park have been
granted consent for mezzanines floors for additional storage and retail floorspace.

CONSULTATION RESPONSES:
Lawley and Overdale Parish Council: At the time of writing the report comments had
not been received from the Council but will be updated.

Shropshire Fire Service: No comment

The Council’s Highways Engineer states: No highway objection if a CTAAP
highways infrastructure S.106 contribution of £21,219 is made prior to first use of the
mezzanine.

A section 106 agreement for highways CTAAP will be required; however with the
absence of a transport assessment supporting the application it cannot determine
this contribution based on the vehicular trips associated with the new mezzanine.
Highways can however use the previous applications for mezzanines on the retail
park and their secured contributions to make a robust approach to calculating the
contribution required in this instance. The contribution secured for TWC/2013/0679
was £10,422 and this was for a mezzanine of 388sgm. This application is for
790sgm and therefore is 2.036 times bigger than TWC/2013/0679. Accordingly the
contribution required in this instance is calculated as £21,219. This is a consistent
approach but if the applicant is not willing to accept this reasoning then a transport
assessment will ned to be submitted indicating trip rates associated with the
mezzanine and this exercise to be consistent with the principles submitted in all
other TA’s for mezzanine extensions on the retail park.

NEIGHBOUR CONSULTATION:
At the time of writing the report comments had not been received following
neighbourhood consultation but this will be updated accordingly.

PLANNING HISTORY:

TWC/2013/00935 Variation of condition 13 of W95/0969 and condition 21 of
W97/0108 to allow 21,809 sgm non-food retail and 5,675sgm ancillary storage/admin
areas on Telford Forge Retail Park FG 14/1/14

TWC/2011/0151 Application for a Lawful Development Certificate for the erection of
199.5sgm mezzanine floor FG 18/4/11

50



POLICY CONTEXT:
National Planning Policy:
National Planning Policy Framework

Local Development Framework:
CS4 Central Telford
CS15 Urban Design

Wrekin Local Plan
UD2 Urban Design Criteria
S1 Hierarchy of Service Centres

Central Telford Area Action Plan

Policy CT23 Developer Contributions for Delivering Infrastructure
Policy CT8 Box Road

Policy CT9 Other Highway Network Improvements

PLANNING CONSIDERATIONS:

With regard to the principle of the new mezzanine and additional floor space, the
following policies are considered most relevant. The proposal accords with the retalil
hierarchy set out in ‘saved’ Policy S1 of the Wrekin Local Plan which identifies The
Forge Retail Park as Level 1, along with Telford Town Centre, Telford Bridge and
Wrekin Retail Park within the hierarchy of centres where retail development will be
focussed.

Policy CS4 of the Core Strategy outlines Central Telford for major retail development
to meet the needs of the borough and the sub-region, and seeks to secure Central
Telford and enhance it as the core of the service centre hierarchy by recognising its
role as a place of significant development as well as a strategic town centre. This
policy is somewhat general and therefore advises that more detailed policies are
contained in the Central Telford Area Action Plan (CTAAP).

Policy CS15 outlines design of development will create and sustain safe places and
strengthen local identity, positively influencing the appearance and use of the local
environment. ‘Saved’ policy UD2 asserts that development must respect and
respond positively to the context, and enhance the local environment through high
guality design, and it will be assessed in relation to its scale, form, proportions,
materials and access etc.

The CTAAP Development Plan Document is the Council’s development vision for the
town centre and provides a detailed planning framework for its future development.

It also includes adjacent areas of Telford, including Old Park which comprises the
out-of-centre retail parks.
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The Area Action Plan considered the retail parks outside of the town centre
boundary are considered as out of centre locations in the context of the NPPF. To
ensure the vitality of the town centre is maintained with the focus of retail and leisure
use in this location, policy OP5 of the document states the Council will not support
future expansion of the retail parks for additional retail or leisure uses.

The NPPF states Local Planning authorities should apply a sequential test to
planning applications for main town centre uses that are not in an existing centre. It
states that local authorities should require applications for main town centre uses to
be located in town centres, then in edge of centre locations and if only suitable sites
are not available. Should out of centre sites be considered it advises that the
proposals need to demonstrate they it meet the appropriate test. A sequential test
can be satisfied providing all more central options are either developed out or shown
not to be suitable, available or viable; and there would be no adverse impact on the
vitality and viability of the Town Centre and District and Local centres within the
Borough. The applicants have undertaken a full retail impact assessment as
required, reviewing existing opportunities and redevelopment opportunities within
Telford town centre and other potential sites; the assessment was thorough and
concluded that no sites were available, suitable or viable alternatives to the
application site.

The LPA accepted an analysis of sequentially preferable sites within and on the
edge of the town Centre submitted with two previous planning applications for
mezzanines at Next and Hobby Craft; it accepted that there are no sites available,
suitable or viable within Telford Shopping Centre and that a small increase in the
floor space above the permitted development allowance of 200sgm would not
significantly impact on the viability and vitality of the town centre. This was approved
by members.

Policy CT8 and CT9 of the CTAPP document asserts that development proposals in
Central Telford will support the phased implementation of the Area Action Plan
Transport Strategy, including improvements to the ‘Box Road’ and construction of
the Greyhound Link. In this regard, the Highways Engineer has no highway objection
if a CTAAP highways infrastructure S.106 contribution of £21,219 is made prior to
first use of the mezzanine. The applicant is aware of this contribution.

In light of the above officers consider the proposed is a small increase in the floor
space above the permitted development allowance and would not significantly
impact on the viability and vitality of the town centre. The proposed mezzanine is
similar to those approved at other units including Unit 10, Hobby Craft Unit 6 and at
Next on the adjacent Telford Bridge retail park which were subject to Section 106 for
highway infrastructure contributions. It is considered that the proposal would not
undermine the policy objectives of the Core Strategy by virtue of the scale and
nature of development.
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The proposed development will deliver positive impacts by sustainably re-using an
existing accessible retail building to meet the needs of a business to provide a
service and generate local employment. Once reopened it is suggested that it will
provide full time and part time employment which is expected to be from local
people. Accordingly, the officers consider that the proposed development should be
allowed as there will be positive impacts of the application and no material potential
negative impacts.

Thus, on balance, and with regard to the financial contributions for improvements to
the highway infrastructure, the proposed extension to the existing mezzanine at Unit
12 is considered acceptable subject to condition.

RECOMMENDATION: Subiject to the Applicants entering into a Section 106
Agreement relating to financial contributions of £21,219 towards strategic highway
infrastructure to be delegated to the Manager of Development Management to
GRANT PLANNING PERMISSION subject to the following conditions:

AO04 Time
C38 In accordance with plans
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