INFORMATION RECEIVED SINCE PREPARATION OF REPORT

	Application number
	TWC/2017/0749

	Site address
	Land junction of Forge Roundabout, Rampart Way, Telford Town Centre, Telford, Shropshire

	Proposal
	Erection of two drive-thru cafe/restaurants (Use Class A3/A5) and one drive-thru cafe (Use Class A3) with associated access, parking and landscaping

	Recommendation
	Full Grant


1.0 ADDITIONAL COMMENTS 

1.1 
Highways England: Comment 


Have received further information from the applicant in respect of the maintenance of the Gabion wall and advise that it is likely that this concern can be dealt with via an appropriately worded planning condition. Also note that the Gabion wall adjacent the M54 Slip Road may require some protection in the form of a Vehicle Restraints System (VRS) to protect it from possible collision damage. A Road Restraint Risk Appraisal Process Assessment (RRRAP) will therefore need to be undertaken by the developer. Any vehicle restraint system would need to be situated within the development site and may require alterations to the planning layout.  
1.2
Site Manager – Welcome Break Services: Objection

Raises concerns that the proposal raises a risk to the Welcome Break Telford motorway services. Currently the site employs 90 staff members and the approval of the development would affect trade and may cause the reduction of employment at the site. Although it is stated this development could create jobs, it would also have an impact on jobs elsewhere in the area including the Welcome Break Services. I would ask that this also be taken into consideration with the approval of the development. 

2.0 FURTHER CONSIDERATIONS 

2.1 Highways Issues: At the time of writing the committee report, an objection from Highways England had been received which imposed a holding objection preventing permission from being granted until such time as the outstanding concerns have been addressed. The outstanding concerns relate to the proximity of the proposed gabion retaining wall to be provided alongside the M54 sliproad along the west site boundary and the ability to carry out future maintenance of the Gabion wall without encroachment onto the carriageway. 

2.2
In light of the further comments received from the Highways England Asset Manager, it is anticipated that concerns in respect of maintenance can be dealt with via an appropriately worded planning condition. However, it has also been identified that a crash barrier may need to be installed at the base of the Gabion wall to protect it from collision damage. The applicant has been asked to carry out a safety assessment to determine whether a hazard is identified. If the risk assessment determines that a Vehicle Restraint System (VRS) is required, this will need to be located within the development site. As such, without the findings of the assessment, Highways England are unable to remove their holding objection.
2.3
Having regard to the above, Officers continue to seek a resolution to approve the application, subject to Highways England withdrawing their objection together with S106 agreement and appropriate conditions. Should alterations be required to the planning layout to accommodate the VRS system, officers also seek delegate powers to consider these accordingly.  
2.4
Response to further public objection: Officers note the objection received from the Manager of the Welcome Break Motorway Services at M54 Junction 4 raising concerns that the proposal could impact upon trade at that site. In response, Members are reminded that the Committee Report in Section 6.2 explains why the proposal complies with planning policy in terms of its siting within Telford Town Centre and as a result, matters of trade diversion and commercial competition are not material planning considerations and cannot be taken into account in the determination of this application.    

3.0 
DESIGN UPDATE

3.1
In addition to the plans and elevations provided in the Committee Report, it may be helpful for Members to view some of the additional supporting images submitted in support of the application which help to demonstrate the high quality of design at this gateway site. In particular, the images are intended to show how the roof design provides a differing visual experience depending on the angle and aspect from which the site is viewed. 

Image 1: View from Forge Roundabout:
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Image 2: View from M54 Sliproad:
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Image 3: View from Rampart Way:
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Image 4: South west elevation:
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4.0 
CONCLUSION 

4.1
On the basis of the updates, no revisions to the recommendation or proposed conditions are required.

4.2
The recommendation to the Planning Committee on this application is that DELEGATED AUTHORITY be granted to the Development Management Service Delivery Manager to GRANT PLANNING PERMISSION subject to the following:

A) The applicant satisfactorily addressing Highways England’s concerns in relation to the construction and maintenance of the gabion retaining wall along the boundary with the M54 slip road;

B) The applicant/landowners entering into a Section 106 agreement with the Local Planning Authority (terms to be agreed by the Development Management Service Delivery Manager) relating to: -

i) Highways contribution of £77,093.63 towards the Town Centre Connectivity Package 

ii) Travel Plan Monitoring contribution of £5,000  

C) The following conditions (with authority to finalise conditions and reasons for approval to be delegated to Development Management Service Delivery Manager):- 

1. A04 
Time limit - Full

2. B010 
Details of Materials

3. B059 
Intrusive Ground Investigation

4. B061 
Foul and Surface Water Drainage

5. B076
SUDS Management Plan

6. B087
Fume extraction details

7. B149 
Pre commencement Badger Survey

8. B150 
SEMP

9. B130 
Tree Protection Measures

10. C020 
Roads, parking, turning - surface material

11. C029 
Previously unknown land contamination

12. C089
Boundary Treatment 

13. C100 
Artificial Nest/Roost Boxes

14. C109 
External Lighting Pan 

15. C38 
In accordance with plans

Informatives

I06
S106 

I08
Highways Licence

I25m
Nesting Birds

I35
Advertisements 

I40 
Conditions

I41
Reasons 

RANPPF1
Approval - National Planning Policy Framework.

[image: image5.jpg]


[image: image6.emf]

[image: image7.emf][image: image8.emf]