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Information for Members of the Public:-

Part | of the Agenda includes items for discussion in public. You have the right to request to inspect
copies of Minutes and reports on this Agenda as well as the background documents used in the
preparation of these reports.

An update report is circulated at the meeting. Where members of the public have registered to speak
on applications, the running order will be changed so that those applications can be considered first
on their respective parts of the agenda. The revised order will be included in the update.

Part Il of the Agenda (if applicable) deals with items of "Exempt Information for which it is
anticipated that the public may be excluded from the meeting and neither reports nor background
papers are open to public inspection.

Delegation - All items are presumed to be matters which the Committee has delegated powers to
determine. In those instances where delegation will not or is unlikely to apply an appropriate
indication will be given at the meeting.

Public Speakin

Agenda items involving public speaking will have presentations made in the following order (subject
to the discretion of the Chairman):

Introduction of item by officers;

Councillors’ questions to officers to clarify detail;

Representations by objector;

Representations by supporter or applicant (or representative);

Clarification of any points by officers, as necessary, after each speaker;
Consideration of application by councillors, including questions to officers

YVVVYVYVY

All speakers will be called to the designated area by the Chairman and will have a maximum of 3
minutes to address the Committee.

If you have any queries about this Agenda or require any details of background papers, further
documents or information you should contact Sue Saunders, Committee/Scrutiny Officer, Civic
Centre, Stourport-on-Severn. Telephone: 01562 732733 or email
susan.saunders@wyreforestdc.gov.uk

DECLARATIONS OF INTEREST - GUIDANCE NOTE

Code of Conduct

Members are reminded that under the Code of Conduct it is the responsibility of individual Members to
declare any personal or personal and prejudicial interest in any item on this agenda. A Member who declares
a personal interest may take part in the meeting and vote, unless the interest is also prejudicial. If the interest
is prejudicial, as defined in the Code, the Member must leave the room. However, Members with a prejudicial
interest can still participate if a prescribed exception applies or a dispensation has been granted.

Section 106 of the Local Government Finance Act 1992

If any Member is two months or more in arrears with a Council Tax payment, they may not vote on any matter
which might affect the calculation of the Council Tax, any limitation of it, its administration or related penalties
or enforcement.




NOTES

Councillors, who are not Members of the Planning Committee, but who wish to attend
and to make comments on any application on this list or accompanying Agenda, are
required to give notice by informing the Chairman, Director of Community Assets &
Localism or Director of Economic Prosperity & Place before the meeting.

Councillors who are interested in the detail of any matter to be considered are invited to
consult the files with the relevant Officers to avoid unnecessary debate on such detail at
the Meeting.

Members should familiarise themselves with the location of particular sites of interest to
minimise the need for Committee Site Visits.

Please note if Members wish to have further details of any application appearing on the
Schedule or would specifically like a fiche or plans to be displayed to aid the debate,
could they please inform the Development Control Section not less than 24 hours before
the Meeting.

Members are respectfully reminded that applications deferred for more information
should be kept to a minimum and only brought back to the Committee for determination
where the matter cannot be resolved by the Director of Economic Prosperity & Place.

Councillors and members of the public must be aware that in certain circumstances items
may be taken out of order and, therefore, no certain advice can be provided about the
time at which any item may be considered.

Any members of the public wishing to make late additional representations should do so
in writing or by contacting their Ward Councillor prior to the Meeting.

For the purposes of the Local Government (Access to Information) Act 1985, unless
otherwise stated against a particular report, “background papers” in accordance with
Section 110D will always include the case Officer’s written report and any letters or
memoranda of representation received (including correspondence from the Highway
Authority, Statutory Undertakers and all internal District Council Departments).

Letters of representation referred to in these reports, together with any other background
papers, may be inspected at any time prior to the Meeting, and these papers will be
available at the Meeting.

Members of the public should note that any application can be determined in any
manner notwithstanding any or no recommendation being made.




Wyre Forest District Council
Planning Committee
Wednesday, 18th April 2012
The Earl Baldwin Suite, Duke House, Clensmore Street, Kidderminster
Part 1

Open to the press and public

Agenda Subject

item
1. Apologies for Absence
2. Appointment of Substitute Members

To receive the name of any Councillor who is to act as a substitute,
notice of which has been given to the Director of Community Assets
& Localism, together with the name of the Councillor for whom
he/she is acting.

3. Declarations of Interest

In accordance with the Code of Conduct, to invite Members to
declare the existence and nature of any personal or personal and
prejudicial interests in the following agenda items. Members should
indicate the action they will be taking when the item is considered.

Members are also invited to make any declaration in relation to
Section 106 of the Local Government Finance Act 1992.

(See guidance note on cover.)

4. Minutes

To confirm as a correct record the Minutes of the meeting held on 7
the 13" March 2012,

5. Applications to be Determined

To consider the report of the Development Manager on planning 15
and related applications to be determined.

6. Applications Pending Decision

To receive a schedule of planning and related applications which 88
are pending.




Planning and Related Appeals

To receive a schedule showing the position in relation to those
planning and related appeals currently being processed and details
of the results of appeals recently received.

108

Monthly Progress Report on performance against NI157
targets for determining planning applications

To consider a report from the Director of Economic Prosperity &
Place that provides Members with a monthly progress report on
performance against National Indicators (NI 157, formerly BV109).

128

Land at 8 Bala Close, Stourport-on-Severn

To consider a report from the Director of Economic Prosperity &
Place regarding a Tree Preservation Order No 366 (2011) relating
to a tree on Land at 8 Bala Close, Stourport on Severn.

133

10.

The List of Buildings of Local Architectural and/or Historic
Interest (The Local List) — Draft Proposals for Churchill and
Blakedown

To consider a report from the Director of Economic Prosperity &
Place which provides Members Members of the draft List of
Buildings of Local Architectural and/or Historic Interest (The Local
List) for the Parish of Churchill and Blakedown.

140

11.

To consider any other business, details of which have been
communicated to the Director of Community Assets &
Localism before the commencement of the meeting, which the
Chairman by reason of special circumstances considers to be
of so urgent a nature that it cannot wait until the next meeting.

12.

Exclusion of the Press and Public
To consider passing the following resolution:

“That under Section 100A(4) of the Local Government Act 1972 the
press and public be excluded from the meeting during the
consideration of the following item of business on the grounds that
it involves the likely disclosure of “exempt information” as defined in
paragraph 3 of Part 1 of Schedule 12A to the Act”.




Part 2

Not open to the Press and Public

13.

New Enforcement Case

To receive a report from the Director of Economic Prosperity &
Place on a new enforcement case.

154

14.

Live Enforcement Case

To receive a report which lists live enforcement cases as at 4™ April
2012.

157

15.

To consider any other business, details of which have been
communicated to the Director of Community Assets &
Localism before the commencement of the meeting, which the
Chairman by reason of special circumstances considers to be
of so urgent a nature that it cannot wait until the next meeting.




Agenda Item No. 4
WYRE FOREST DISTRICT COUNCIL
PLANNING COMMITTEE

THE EARL BALDWIN SUITE, DUKE HOUSE, CLENSMORE STREET,
KIDDERMINSTER

TUESDAY 13TH MARCH 2012 (6.00 PM)

Present:
Councillors: S J Williams (Chairman), G C Yarranton (Vice-Chairman), J Aston,
D R Godwin, | Hardiman, P B Harrison, H J Martin, C D Nicholls, F M Oborski,
J W Parish, M Price and M A Salter.
Observers:
There were no members present as observers.
PL.110 Apologies for Absence
Apologies for absence were received from Councillor M J Hart.
PL.111 Appointment of Substitutes

Councillor P B Harrison was appointed as a substitute for Councillor M J Hart.

PL.112 Declaration of Interests

Councillor F M Oborski declared a personal interest in application number
11/0545/FULL — Top Acre, Off Cursley Lane, Shenstone, Kidderminster as she
knew the applicant but came to the meeting with an open mind.

PL.113 Minutes

Decision: The minutes of the meeting held on 14th February 2012 be
confirmed as a correct record and signed by the Chairman.

PL.114 Applications To Be Determined

The Committee considered those applications for determination (now incorporated
in Development Control Schedule No. 495 attached).

Decision: The applications nhow submitted be determined, in accordance with
the decisions set out in Development Control Schedule No. 495 attached,
subject to incorporation of any further conditions or reasons (or variations)
thought to be necessary to give full effect to the Authority's wishes about any
particular application.

PL.115 Applications Pending Decision

The Committee received a schedule of planning and related applications that were
pending decision.



PL.116

PL.117

Agenda Item No. 4

Decision: The schedule be noted.

Planning and Related Appeals

The Committee received details of the position with regard to planning and related
appeals, still being processed, together with particulars of appeals that had been
determined since the date of the last meeting.

Decision: The details be noted.

Monthly Progress Report on performance against NI157 targets for
determining planning applications

The Committee considered a report from the Director of Economic Prosperity &
Place that provided members with a monthly progress report on performance
against National Indicators (NI 157, formerly BV109).

Decision: The details be noted.

The meeting ended at 6.55 p.m.
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WYRE FOREST DISTRICT COUNCIL

PLANNING COMMITTEE

13™ March 2012 Schedule 495 Development Control

The schedule frequently refers to various standard conditions and notes for
permission and standard reasons and refusals. Details of the full wording of
these can be obtained from the Director of Economic Prosperity & Place, Duke
House, Clensmore Street, Kidderminster. However, a brief description can be
seen in brackets alongside each standard condition, note or reason mentioned.

Application Reference: 11/0545/FULL

Site Address: TOP ACRE, OFF CURSLEY LANE, SHENSTONE,
KIDDERMINSTER, DY10 4DX

REFUSED for the following reasons:

1) The application site is located within the West Midlands Green Belt. The
permanent use of the site for residential purposes and retention of the mobile
home/caravans in this location constitutes inappropriate development within
the Green Belt. Further harm is caused to the openness and appearance of
the Green Belt and the open countryside. No very special circumstances have
been demonstrated to justify the development and outweigh the harm that
would be caused by reason of inappropriateness. The proposal would
therefore be contrary to Policy GB.1 of the Adopted Wyre Forest District Local
Plan, Policies D.12 and D.39 of the Worcestershire County Structure Plan,
Policy 20 of the emerging Site Allocations and Policies DPD and Government
guidance in PPG2.

2) The permanent retention of the mobile home/caravans and associated
development on the site is considered to be harmful to the visual amenity and
openness of the Green Belt and the rural character of the area. The proposal
is therefore contrary to Policy GB.6 of the Adopted Wyre Forest District Local
Plan, Policies CP06 and CP12 of the Adopted Wyre Forest Core Strategy, the
aims of Policies QE1 and QE6 of the West Midlands Regional Spatial Strategy
and Government guidance in PPG2 and PPS7.

3) The location of the site and the proposed permanent use for residential use
and accommodation fails to accord with:

1. Housing Policies H.2 and H.9 of the Adopted Wyre Forest District Local
Plan, Policies DS01 and DS04 of the Adopted Wyre Forest Core
Strategy, and Policies 1 and 2 of the emerging Site Allocations and
Policies DPD;

2. Gypsy Site Provision Policy CP06 of the Adopted Wyre Forest Core
Strategy in that it is not located within or around the settlement
boundaries of Kidderminster or Stourport on Severn and that
sequentially preferable sites are available;

3. Residential Caravans and Mobile Homes Policy H.16 of the Adopted
Woyre Forest District Local Plan and Policy D.17 of the Worcestershire
County Structure Plan.
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These policies seek to guide residential development to appropriate locations. To
approve the permanent retention of the site for residential purposes and the
associated mobile home/caravans would retain a solitary development which lies
outside recognised settlement boundaries and would contradict planning policy which
seeks to protect the Green Belt and open countryside.

Application Reference: 11/0701/FULL

Site Address: 27 WOODLANDS ROAD, COOKLEY, KIDDERMINSTER, DY10 3TL

APPROVED subiject to the following conditions:

1. A6 (Full with no reserved matters).
2. A11 (Approved plans).

3. B3 (Finishing materials to match).
Note

SN12 (Neighbours’ rights).

Reason for Approval

The proposed extension, in conjunction with the existing extensions, is considered to
be of an appropriate scale and design in relation to the original building and will
appear as an appropriate addition to the street scene. The impact of the extension
upon the immediate neighbouring properties has been carefully assessed and it is
considered that no undue loss of amenity or privacy would occur as a result of the
development. The application is considered to be in accordance with D.17, TR.17,
GB.6 of the Adopted Wyre Forest District Local Plan and CP03 and CP11 of the
Adopted Wyre Forest Core Strategy.

Application Reference: 11/0706/FULL

Site Address: ROBIN HOOD PH, DRAYTON ROAD, DRAYTON,
BELBROUGHTON, DY9 0BW

DELEGATED APPROVAL subject to the expiry of the consultation period and no new
issues being raised and the following conditions:

A11 (Approved plans).
Hours of use.
Landscaping.

No outdoor music.

No external lighting.

Al

Reason for Approval

The play equipment is considered to be inappropriate development in the Green Belt,
however given its siting and design will not adversely affects its openness or visual
amenity. Impact on residential properties in respect of noise and loss of amenity has
been fully considered and no adverse harm has been identified. It is considered that
Very Special Circumstances exist that clearly outweigh the harm that exists by virtue
of inappropriateness. The application is considered to be in accordance with D.11,
GB.1, GB.2, GB.6 of the Adopted Wyre Forest District Local Plan, DS04, CP07,
CP11, CP12 of the Adopted Wyre Forest Core Strategy Core Strategy, D.39 of the

10
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Worcestershire County Structure Plan, Policies 20, 25, 26 of the emerging SAP DPD,
Planning Policy Statement 1, Planning Policy Guidance 2, Planning Policy Statement
7, Planning Policy Statement 17 and the Draft National Planning Policy Framework.

Application Reference: 11/0666/FULL

Site Address: WHARTON PARK GOLF CLUB, LONGBANK, BEWDLEY,
DY12 2QW

APPROVED subiject to the following conditions:

A6 (Full with no reserved matters).
A11 (Approved plans).

B6 (External details — Approved plan).
C6 (Landscaping — small scheme).
C8 (Landscape Implementation).
Details of Groundworks.

Details of lighting.

Ecological Survey.

Surface water drainage details.

0.  Hours condition.

OOoNOR~WN -

Notes
A SN5 (No advertisements).
B. HN2 (Public Rights of Way).

Reason for Approval

The works proposed to create a driving range, including ancillary building are
considered appropriate to their location and will not adversely affect the landscape or
neighbouring properties. The design of the building is acceptable in this context. For
these reasons the proposal is considered to be in accordance with D.10, D.11, NR.11,
NR.12, LR.8, LR.14 of the Adopted Wyre Forest District Local Council, DS04, CP07,
CP11, CP12 of the Adopted Wyre Forest Core Strategy, RST.3, RST.13 of the
Worcestershire County Structure Plan, PA14, QEG6 of the West Midlands Regional
Spatial Strategy, Policy 26 of the emerging SA&P DPD, Planning Policy Statement 7
and Planning Policy Statement 17.

Application Reference: 12/0009/FULL

Site Address: WOLVERLEY CARAVAN & CAMPING CLUB, BROWN WESTHEAD
PARK, WOLVERLEY, KIDDERMINSTER, DY10 3PX

APPROVED subiject to the following conditions:

1. A6 (Full with no reserved matters).

2. A11 (Approved plans).

3. Screening details to be provided alongside the boundary with Wolverley
House.

4. The 115 pitches as the site shall only be available between 16th February and
5" January.

5. The 115 pitches hereby approved shall be occupied for holiday purposes only
and by a person whose main residence is elsewhere.

11
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6. Touring caravans and tents only.

Reason for Approval

It is considered that the increase in the opening season and improvements on the site
for the provision of caravan and camping pitches would have a minimal impact on the
openness or visual amenity of the Green Belt or landscape. Furthermore it is
considered that there would be no significant impact upon the outlook or amenity
currently enjoyed by occupiers of the surrounding residential properties. The
development is considered to accord with the requirements of Policies GB.1, GB.2,
GB.6, NC.2, TR.17, NR.11 and NR.12 of the Adopted Wyre Forest District Local Plan
(2004), policies CP01, DS01, DS04, CP02, CP03, CP10, CP12, CP13, CP14 of the
Adopted Wyre Forest Core Strategy, D39 of the Worcestershire County Structure
Plan, Planning Policy Statement 1, Planning Policy Statement 7, Planning Policy
Guidance 2 and National Planning Guidance — Good Practice Guidance for Planning
on Tourism (2006).

Application Reference: 12/0014/FULL and 12/0015/LIST

Site Address: THE PIANO BUILDING, WEAVERS WHARF, KIDDERMINSTER,
DY10 1AA

APPROVED subiject to the following conditions:

12/0014/FULL (Planning application)

British Waterways condition regarding waste storage and collection.
Cycle provision.
Flood Evacuation Management Plan.

1. A6 (Full with No Reserved Matters).

2. A11 (Approved Plans).

3. Weld mesh security cage to part of rear boundary.

4. The submitted bat boxes to be provided before occupation.
5. Travel Plan.

6. Drainage.

7.

8.

9.

Reason for Approval

The application has been carefully considered with regards to the principle of allowing
the development in this location, the benefits to the town centre, the effect on the
character and appearance of the Listed Building and the adjacent Conservation area,
ecology issues, the car parking situation and the development is judged to be in
acceptable and in accordance with the above mentioned policies in the Development
Plan. The application is considered to be in accordance with LB.1, LB.2, LB.3, CA.1,
TR.17, RT.2 TC.1, KTC.1 NC.7 of the Adopted Wyre Forest District Local Plan,
CP02, CP03, CP11, DS01,DS02, DS03 of the Adopted Wyre Forest Core Strategy,
Policies 10, 11, 12 and 37 of the emerging Kidderminster Central Area Action Plan
DPD, CTC.19, CTC.20, CTC.21 of the Worcestershire County Structure Plan), QE2,
QES3, QE5 of the West Midlands Regional Spatial Strategy, Design Quality
Supplementary Planning Guidance, Planning Policy Statement 1, Planning Policy
Statement 5 and Planning Policy Guidance 13.

12/0015/LIST (Listed Building Consent application)
1. A7 (Listed Building/Conservation Area consent).
2. A11 (Approved plans).

12
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Reason for Approval

The proposal will provide a viable use for this redundant building and the alterations
proposed are considered to be necessary and overall sensitive to the character and
appearance of this Listed Building and accordingly the development is judged to be
acceptable and compatible with the above mentioned heritage policies in the
Development Plan. The application is considered to be in accordance with LB.1,
LB.2,LB.3, CA.1, TR.17, RT.2 TC.1, KTC.1 NC.7 of the Adopted Wyre Forest District
Local Plan, CP02, CP03, CP11, DS01,DS02, DS03 of the Adopted Wyre Forest Core
Strategy, Policies 10, 11, 12 and 37 of the emerging Kidderminster Central Area
Action Plan DPD, CTC.19, CTC.20, CTC.21 of the Worcestershire County Structure
Plan), QE2, QE3, QES5 of the West Midlands Regional Spatial Strategy, Design
Quality Supplementary Planning Guidance, Planning Policy Statement 1, Planning
Policy Statement 5 and Planning Policy Guidance 13.

Application Reference: 12/0060/FULL and 12/0061/LIST

Site Address: JUKES STORES, THE VILLAGE, CHADDESLEY CORBETT,
KIDDERMINSTER, DY10 4SA

12/0060/FULL - APPROVED subject to the following conditions:

1. A6 (Full with no reserved matters).

2. A11 (Approved plans).

3. External materials to reflect approved plans and submitted application form.

4. No takeaway food.

5. Severn Trent Water.

Notes

A. No approval is given for any new external flues or vents which will require
separate planning permission and Listed Building Consent.

B. Crime prevention suggestions.

Reason for Approval

The extension is considered to be sympathetic to the character and appearance of
this Grade Il Listed Building. Accordingly, the proposal is considered to be in
compliance with GB.1, LB.1, LB.2, LB.3, CA.1, CA.3, D.18 of the Adopted Wyre
Forest District Local Plan, D04 of the Adopted Wyre Forest Core Strategy, CTC.19,
CTC.20, D.39 of the Worcestershire County Structure Plan, QE.5 of the West
Midlands Regional Spatial Strategy, Planning Policy Statement 1, Planning Policy
Guidance 2 and Planning Policy Statement 5.

12/0061/LIST - APPROVED subject to the following conditions:

1. A7 (Listed Building/Conservation Area Consent).

2. A11 (Approved plans).

3. External materials to reflect approved plans and submitted application form.

Note

No approval is given for any new external flues or vents which will require separate
planning permission and Listed Building Consent.

13
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Reason for Approval

The extension is considered to be sympathetic to the character and appearance of
this Grade Il Listed Building. The application is considered to be in accordance with
GB.1,LB.1,LB.2, LB.3, CA.1, CA.3, D.18 of the Adopted Wyre Forest District Local
Plan, D04 of the Adopted Wyre Forest Core Strategy, CTC.19, CTC.20, D.39 of the
Worcestershire County Structure Plan, QE.5 of the West Midlands Regional Spatial
Strategy, Planning Policy Statement 1, Planning Policy Guidance 2 and Planning
Policy Statement 5.

Application Reference: 12/3003/TE

Site Address: OUTSIDE 14 LOAD STREET, BEWDLEY, DY12 2AE

APPROVED the siting and design of the telecommunications equipment proposed
under Part 24 of the General Permitted Development Order 1995.

14




PART A
Ref.

11/0534/RESE

12/0087/ADVE

12/0096/FULL

PART B
Ref.

11/0458/FULL

11/0460/LIST

11/0664/FULL

12/0074/FULL

12/0099/FULL

12/0101/FULL

12/0106/FULL

12/0190/LIST

12/3004/TE

Agenda Item No. 5

EXECUTIVE SUMMARY TO REPORT OF
DEVELOPMENT MANAGER

Planning Committee

Reports

Address of Site

FORMER CARPETS OF
WORTH SEVERN ROAD
STOURPORT-ON-SEVERN

UNIT 9 EASTER PARK
WORCESTER ROAD
SUMMERFIELD
KIDDERMINSTER

TOP FARM YIELDINGTREE
BROOME STOURBRIDGE

Reports

Address of Site

THE SALON BROUGHTON
COTTAGE THE VILLAGE
CHADDESLEY CORBETT
KIDDERMINSTER

THE SALON BROUGHTON
COTTAGE THE VILLAGE
CHADDESLEY CORBETT
KIDDERMINSTER

NEW HOUSE FARM
BELBROUGHTON ROAD

BLAKEDOWN KIDDERMINSTER

FIR LODGE BRAKE MILL
HAGLEY STOURBRIDGE

FERNHALLS FARM
GREENWAY ROCK
KIDDERMINSTER

STOURPORT SPORTS CLUB

LTD KINGSWAY
STOURPORT-ON-SEVERN

MANOR INN 76 MINSTER
ROAD STOURPORT-ON-
SEVERN

ANGEL OF PEACE ST
MARY'S RINGWAY
KIDDERMINSTER

OUTSIDE PADDINGTON

HOUSE DIXON STREET NEW

ROAD KIDDERMINSTER

15

Recommendation

DELEGATED APPROVAL

APPROVAL

APPROVAL

Recommendation

APPROVAL

APPROVAL

APPROVAL

APPROVAL

APPROVAL

DELEGATED APPROVAL

DELEGATED APPROVAL

DELEGATED APPROVAL

APPROVAL

18/04/2012

Page No.
16

35

39

Page No.
48

48

55

60

63

69

74

83

85
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WYRE FOREST DISTRICT COUNCIL

PLANNING COMMITTEE

18"" APRIL 2012

PART A |
Application Reference: 11/0534/RESE Date Received: 23/08/2011
Ord Sheet: 381349 271018 Expiry Date: 22/11/2011
Case Officer: John Baggott Ward: Mitton
Proposal: Redevelopment of the site to provide a mix of uses including

Residential, Class A Retail Uses, Class B Employment, Class C
Hotel and Class D Assembly and Leisure (Reserved Matters
following Outline Approval 09/0588/OUTL - Access, Appearance
Landscaping, Layout and Scale to be considered)

Site Address: FORMER CARPETS OF WORTH, SEVERN ROAD,
STOURPORT-ON-SEVERN, DY13 9EX

Applicant: STOURPORT CORPORATION NV

Summary of Policy

H.2,D.10, D.11,D.12, D.15, NR.2, NR.12, LB.1, LB.2,
LB.5, CA.1,NC.7, TR.17, LR.3, STC.2 (AWFDLP)

DS01, DS03, DS05, CP01, CP02, CP03, CP04, CPO05,
CP0O7, CP08, CP09, CP11, CP13, CP14, CP15 (AWFCS)
CTC.9,CTC.20,CTC.21,T.4, T.11 (WCSP)

NPPF (Sections 1,2, 4,6, 7,8,10, 11, 12)

Design Quality SPG (2004)

SPD - Planning Obligations (2007)

Severn Road Development Brief — SPG (2001)

Reason for Referral
to Committee

Major Application.
Statutory or non-statutory Consultee has objected and the
application is recommended for approval.

Recommendation

DELEGATED APPROVAL

1.0 Site Location and Description

1.1 The application site is located to the east of Stourport-on-Severn town centre
and consists of the southern part of the former Carpets of Worth site located
on Severn Road. The site is positioned between Severn Road and the
western bank of the River Stour which form the western and eastern
boundaries respectively. To the south lies existing industrial development in
the area of the town known as Cheapside. Directly to the north, lies the
remaining part of the Carpets of Worth site, which has been the subject of two
outline planning consents and a subsequent reserved matters permission for
a proposed new Tesco store and associated works, which have been the
subject of ultimately unsuccessful legal challenges.

16
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11/0534/RESE

1.2

1.3

1.4

1.5

2.0

2.1

The site consists of an area of approximately 3.2 hectares (7.9 acres) of
predominantly cleared land, although three buildings are evident on the site.
These buildings are also vacant and are included on the Council’s “Local List”
of buildings of architectural or historic interest.

The application site forms part of the Severn Road Redevelopment Area,
which is covered by the Severn Road Development Brief Supplementary
Planning Guidance (SPG), as adopted in 2001. The importance of the Severn
Road Redevelopment Area is reinforced within the adopted Local Plan (2004),
with specific policies set out therein relating to the application site, as well as
the nearby Lichfield Basin and Cheapside redevelopment sites.

The site lies outside of the town centre Primary Shopping Area. A small
section of the site, directly opposite the junction of Severn Road and Lichfield
Street, falls within the Stourport No.1 Conservation Area. It is in this area
where two of the three aforementioned Locally Listed Buildings are located.

The site lies primarily within Flood Zone 2 (Low to Medium flood risk), as
confirmed by the Environment Agency.

Planning History

As has previously been identified, the application site relates to the southern
part of the Carpets of Worth site, with the northern half of the overall site
having been the subject of two applications relating to a proposed retail
development by Tesco Stores Limited, as summarised below.

07/1105/EIA Class A1 supermarket with associated access,
customer car park, petrol filling station, new road
and bridge, footbridge, landscaping, highways and
other works (Outline).

Planning permission was granted by the Local Planning Authority in May
2008, with the decision subsequently challenged by a Judicial Review from
Midcounties Co-op. Whilst the challenge initially failed in March 2009 this
ruling was appealed to the Court of Appeal in April 2010. The Court of Appeal
decision dismissed the appeal by Midcounties Co-op. Midcounties Co-op
asked for permission to appeal this decision to the Supreme Court.
Permission was not forthcoming and the legal challenges have been dropped.

17
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11/0534/RESE

2.2

08/1053/EIA Class A1 supermarket with associated access,
customer car park, petrol filling station, new road
and bridge, footbridge, landscaping and other
works (Outline).

Planning permission was granted by the Local Planning Authority in October
2009. Again, Midcounties Co-op were granted leave pursue a claim for
Judicial Review, however this claim has been withdrawn.

10/0229/RESE Class A1 supermarket with associated access,
customer car park, petrol filling station, new road
and bridge, footbridge, landscaping and other
works (Reserved Matters following Outline
approval 08/1053/EIA).

This application was approved in January 2011, and whilst works in respect of
the store building have yet to commence, other associated works, most
notably the new road and bridge over the River Stour, have commenced.

In terms of the application site itself:

08/0768/OUTL Redevelopment of the site to provide a mixed use
development consisting of 159 no. Residential
properties, Class A Retail Uses, Class B
Employment, Class C1 Hotel and Class D2
Assembly and Leisure (Outline) — Approved,
Subject to S106 Obligation, 11/03/11.

09/0588/0OUTL Redevelopment of the site to provide a mixed use
development consisting of 159 no. Residential
properties, Class A Retail Uses, Class B
Employment, Class C1 Hotel and Class D2
Assembly and Leisure (Outline).

This application was identical to the earlier outline application (08/0768/OUTL)
but was subject to an Appeal against non-determination as the applicant
sought to challenge the Council’s intention to impose a condition requiring to
the delivery of the bridge link across the River Stour prior to development
commencing. In all other regards the Council and applicant were in total
agreement. The appeal was heard by way of a Hearing in March 2011, and
whilst the appeal was subsequently allowed, the Inspector agreed with the
Council that the bridge link over the River Stour should be delivered before
any development were to commence.
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3.0

3.1

3.2

3.3

3.4

Consultations and Representations

Stourport-on-Severn Town Council — No comments received.

Highway Authority — Have raised objections previously but following
negotiations amended plans are awaited upon receipt of which revised
comments will be provided (These will be reported via the Addenda and
Corrections Sheet).

Environment Agency — Generally the level of detail provided for the
watercourse site boundary is an improvement on the previous submissions.
However we still have a query regarding the length of existing bank that is
being retained adjacent to the River Stour to the north east of the site. We
have previously advised that unless the revetment is essential for the
retention of important/large bankside trees, it should either be removed or cut
down to a height at, or just above, typical river water levels. This would allow
for re-grading of the bank to a safer profile without excessive drops, and
would allow for an enhanced riverside ecology (subject to sympathetic,
landscaping, planting and treatment e.g. use of waterside planted coir rolls).

We accept the retainment of the bank at section H-H down towards G-G and
note that the existing bank is generally natural looking in this area (for approx
25m). However, we would query the retainment of the engineered wall past
this section towards section F-F. The retaining concrete wall looks to be in
poor condition. We would therefore seek further information on the value

of retaining this section of bank as existing (in line with our previous extensive
discussions) to ensure that an opportunity is not lost to further reduce the
height of the engineered river wall at this location, especially as we progress
to section F-F. If you are minded to accept the proposed general layout there
may be limited scope to fully remove the engineered wall shown at sections F-
F and G-G. However, there may be an opportunity to create a two staged
bank. This would involve a retaining wall at the back of the shared surface /
highway area, which would then allow the hard engineered wall on the river
corridor to be reduced, maintaining the profile. The Landscape proposals
plan makes reference in this area to softened slopes; this is in contrast to the
section profiles.

(Officer Comment — Further clarification and details are being sought).

Natural England — Objection to the proposed development on the basis that
there is a reasonable likelihood of legally protected species being present and
adversely affected by the development. The application contains insufficient
survey information to demonstrate whether or not the development would
have an adverse effect on legally protected species. For this reason we
recommend that you either refuse planning permission or defer a decision
pending a revised proposal that addresses the deficiencies.
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Natural England was given to understand that this reserved matters
application would include an updated Phase 1 Habitat Survey, full protected
species surveys as originally recommended and that biodiversity mitigation
and enhancement would be designed into the scheme. These requirements
have not been satisfied.

Worcestershire Wildlife Trust — We note the additional landscaping plans and
do not wish to object to the proposed development. However it is important to
note that the adjacent watercourse is an extremely important strategic corridor
and one that is worthy of the best treatment possible. The plans look to
provide significant benefits for biodiversity but we would recommend that you
confirm that they are suitable with (the Council’s Countryside and
Conservation Officer) prior to determination. In particular elements of new
planting, aftercare and management and the location and specific installation
of bat boxes ought to be agreed before you sign off on the additional plans.

Countryside and Conservation Officer — | am only commenting on the
landscaping relating to its impact on the biodiversity of the River Stour SWS.
The southern and northern most strip of landscaping along the river bank is
good, as we have native black poplar alder and white willow. From a
biodiversity point of view it would be better to include some crack willow as
well, but its a hard to manage tree. There are also a few strips of coir roll
with a good selection of native water margin plants, why is this not the
standard along the whole of the river margin. As it is we only have a partially
established naturalised river margin or will special measure be put in place to
allow a natural river margin to develop elsewhere? We also have an odd tree
species included - small leaf lime. In its native form, this is an interesting
choice. very typical and a characteristic tree of the native woodland around
our district but not so much along the river corridors, however it is being
proposed in its green spire form, this is used to give an ordered regimental
feel to landscaping, not really what you want as the boundary to one of our
districts principle wildlife corridor SWS's. This tree is intended mainly for the
eastern most central part of the river side landscaping which is labelled up as
amenity landscape.

This area offers the best potential to provide a little more shelter for
biodiversity and potentially and area with a little more seclusion for animals
such as otter to use, it would be a good place to continue the landscaping
shown elsewhere on the landscape plan but to allow this to have a little more
depth. As it is | feel this area will show a net biodiversity loss! How is it
intended, or in reality, is it expected that this an amenity grassland likely to be
used? A place to walk dog? A place to feed ducks? (a place for the kids to go
for a swim? ) both will badly disturb the wildlife corridor. The river is only 8
metres away else where in the development so it is not as if it will be without
riverside vistas and the application is near enough to a large expanse of
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public open space. In addition the vegetation is not dense enough to provide
screening from streetlights vehicles or form general adjacent household
lighting. This landscaping will produce a break in the riverside corridor and
more than likely exposes the river to additional lighting and disturbance, and
given this landscape treatment is being applied to a third or more of the river
margin, this is not good.

It would also be good to see some artificial cover being built into the
landscaping such as otter holts artificial kingfisher tunnels etc. Away from the
landscaping the 2011 surveys referred to in the landscaping and biodiversity
plans have not as yet been found. Without these we have insufficient
evidence to determine the biodiversity impact of this development

English Heritage — The site is partly within the Stourport on Severn
Conservation Area No 1 and development would be likely to affect the
character and appearance of the conservation area and its setting.

In the current application the repair and reuse of the three retained buildings
is most welcome. However much of the distinctiveness of the indicative
layout (at the outline stage) appears to be lost. The layout is much closer to a
standard estate layout. In terms of design of house types, it is acceptable to
seek to borrow details from historic architecture in Stourport as one possible
approach. However the approach adopted appears to be to graft selected
historic details to standard house types in a random way.

English Heritage had welcomed the proposed redevelopment of the Carpets
of Worth site as an opportunity for the regeneration of this highly individual
town in a way which would add distinctiveness and good quality architecture
to it. We would recommend that further consideration be given to the scheme
proposed to achieve a design which would preserve or enhance the character
or appearance of the conservation area and add value to a remarkable
historic town.

Conservation Officer — | welcome the retention of the three locally listed
buildings on the site. The proposals as indicated will ensure their future
without seriously compromising their character. | am pleased that the route
from Lichfield Street into the site past the Gatehouse and Whitehouse is to be
retained, even if mainly for pedestrians.

The rather exciting (indicative layout at the outline stage) scheme has been
diluted somewhat in the current proposal. Perhaps the most disappointing
development has been the introduction of the parking courts to the rear of the
housing. This has resulted in the shrinking of the rear gardens and private
open space. How the parking courts would be maintained and lit, and what
impact that would have on the physical and social environment of the
development would need to be established.
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3.11

3.12

3.13

3.14

3.15

3.16

3.17

3.18

Whilst | am supportive of the proposals to use brick for elevations and slate
roofs | am somewhat perturbed by the attempt to lift architectural details from
the historic late 18" century town and plant them onto modern housing. The
basic building materials have potential to both reflect the character of the town
and to be re-interpreted in an exciting way for 21 century lifetime homes.
However the proposed mix of styles of doors, surrounds and windows is
unfortunate. It appears that rather than taking cues for the forms and
materials from the nearby conservation area, the designers have felt
constrained by it. The result is planted-on pseudo-historic details which are
not relevant here. This development is on a former industrial site and that
should be reflected in the housing designs employed.

County Archaeologist — No comments received.

Stourport on Severn Civic Society — No comments received.

Worcester Requlatory Services (Environmental Health) — No comments
received.

Severn Trent Water — No objection.

Central Networks — No objection.

British Waterways — No objection.

Inland Waterways — No objection.

Crime Risk Advisor — No comments received.

Strategic Housing Services Manager — No objection.

Neighbour/Site Notice — No objections received from third parties. A single

letter of support has been received which makes the following comment:

¢ Plans suggest the area would be greatly improved over its current
status. It would have been nice to see some small 'Local stores'
incorporated into the overall scheme but it is recognised that the close
proximity of a larger superstore would make trading difficult.
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4.1

4.2

4.3

Officer Comments

The application under consideration is a reserved matters submission
following the granting of outline planning permission. Whilst there have been
two identical outline planning permissions granted in respect of the site (one
by the Council and one on appeal), as outlined above, the applicants have
chosen to submit these reserved matters in respect of the latter permission
(i.e. 09/0588/0OUTL) presumably for no other reason than the fact that the
Appeal Inspector imposed fewer overall conditions than the decision issued by
the Council in respect of the earlier application (08/0768/OUTL).

At the time of the outline application(s) all matters were reserved for
subsequent approval. However, an indicative layout plan was submitted to
demonstrate the level of accommodation (both residential and commercial)
that the site might be able to deliver. In granting outline permission, the
Appeal Inspector supported the Council’s suggested condition that restricted
the number of dwellings (apartments and houses) and the level of commercial
floorspace. For clarity, the condition in question is reproduced as follows,
minus the references made to the previous indicative drawing:

“Development shall not exceed the following levels:
159 dwelling units in total: and
3,300m? commercial floorspace, of which:

i) 1,400m? shall be delivered via the retention and refurbishment of
the existing locally listed buildings: and
ii) 1,900 m? shall be delivered via new build.”

Furthermore, and as referred to previously, the Appeal Inspector in allowing
the appeal against non-determination fully supported the Council’s position
regarding the need to ensure that a road and bridge link across the River
Stour, as had been required by Adopted local Plan Policy STC.2, was
provided prior to any development of the application site. In this regard the
Inspector concluded that:

“... the development of the proposal should be dependent on the
provision of a new road and bridge link across the River Stour linking
the appeal site and Severn Road to Discovery Road”.

This requirement was secured by the imposition of a Grampian type condition.
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4.6

4.7

4.8

Since the appeal decision events on the ground have moved on apace,
thanks primarily to the unsuccessful challenges to the previous applications by
Tesco Stores Ltd, as outlined under paragraph 2.1 of this report. Works are
now well advanced in terms of delivering the requisite road and bridge link,
which was required as part of the S106 Agreement in respect of the Tesco
development, such that its completion will be in the near future. In light of this,
a major previous stumbling block to the development of the application site
has been removed, without placing the burden of delivery of the road and
bridge upon the applicant.

The overall principle and acceptability of the proposed mixed development in
this location has previously been agreed by virtue of the extant outline
planning permission. This being the case, the issues relating to planning
policy have previously been addressed and there is no requirement to revisit
these issues at this reserved matters stage. The current submission now
provides the necessary details to effectively put the meat on the bones of the
previous permission.

The outline consent was granted, with all matters reserved, and on that basis
this detailed submission now seeks permission in respect of:

Layout;
Scale;
Appearance;
Access; and,
Landscaping.

Each of these reserved matters will be addressed individually within this
report, but inevitably there will be some cross-over between these issues.

At the outline stage, the application was supported by a full suite of supporting
reports and documents which were assessed and considered by officers and
consultees alike. On the basis of these submissions appropriate conditions
were imposed. These remain in force and are not required to be repeated at
this reserved matters stage.

The reserved matters submission has been supported by the following
documents:

e Design and Access Statement.

e Landscape and Biodiversity Plan.
e Restoration and Mitigation Plan.
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4.9 The previous indicative layout, submitted to accompany the outline

4.10

411

412

application, indicated a distinctive layout with strong public frontages and
private rear spaces. Development addressed all surrounding public highway,
as well as presenting a strong frontage and outlook towards the River Stour.
Clearly defined blocks of development were proposed, which retained and
reinstated linkages into and through the site. The use of shared surfaces was
also suggested by the indicative scheme. A mix of residential units consisting
of 65 x three and four bedroom houses and 94 x two and three bedroom flats,
was indicated, which was accepted in principle.

In submitting the reserved matters application the layout has seen some
changes. However, the basic fundamentals such as block development;
clearly defined public and private areas; the use of shared surfaces; and
permeability of the site have been retained. Pedestrian linkages to the town
and through the site to the enhanced River Stour embankment have been
facilitated, with the retained locally listed buildings fronting Severn Road
acting as a western gateway into the site. Strong perimeter blocks of housing
are proposed, with courtyard parking located behind, supplementing on-street
“lay-by” parking. The highway itself would consist of a shared surface and
feature a move away from the traditional “black-top” finish in favour of a
mixture of textures and surface finishes. This creation of “home zones” will
also act as an effective form of traffic calming. The central cross-roads
features public space and also provides for a link through the site to the south,
across the link road under construction, to allow for the potential future link
into the Cheapside site, the redevelopment of which is promoted via Policy
STC.3 of the Adopted Local Plan.

The integration and improvement of the River Stour corridor is a key feature of
the layout. All housing facing out towards the River Stour would do so across
a shared surface street, and benefit from the enhanced amenity value of the
re-profiled and landscaped river embankment.

The mix of house types and ratio of houses to flats has changed, with a
greater number of houses now proposed. The plans as now submitted
indicate 106 x two, three and four bedroom houses and 53 x one and two
bedroom flats. The increased number of houses from that indicated at the
outline stage inevitably has implications for the layout in terms of parking and
private amenity provision. In this regard the applicant has ensured that
private parking for the residential units is provided in full accordance with the
adopted standards. However this comes at a cost, with less communal green
space available. This is in part compensated for by the incorporation of street
trees within the scheme.
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4.15

4.16

417

The private amenity gardens to serve the residential properties are not overly
generous, and in some cases right on the very margins of what might be
considered to be acceptable, ranging from 10 metres deep down to 7 metres
deep. However, it should be recognised that this is essentially a town
centre/edge of centre residential scheme. It is reasonable to expect levels of
amenity provision in such locations to be less than in a more suburban
location, and this has been a previously accepted compromise in order to
deliver development of this scale in the vicinity with the nearby Lichfield Basin
development being a prime example.

There remain, however, a small number of incidences within the proposed
layout that do give cause for continued concern in relation to window to
window relationships and the associated privacy issues for future occupiers.
Following further discussions with the applicant, amended plans are
anticipated which it is envisaged will overcome these concerns, but at the time
of compiling this report have yet to be received. Details of these amendments
will be reported via the Addenda and Corrections Sheet.

Of course the proposed development is not solely for residential development
and the conversion of the three locally listed buildings is also proposed.
These would deliver a total gross commercial floorspace of 1239m2, and
thereby would be in accordance with the relevant condition imposed at the
time of the outline permission. The proposed use would be for B1 office uses,
with a potential retail (A1) showroom use also, and in this regard the proposal
would satisfy the requirements of Policy STC.2. Unlike at the outline stage,
no further additional new build commercial floorspace is proposed.

SCALE

At the outline stage no conditions were imposed to restrict the height of the
development. However, in submitting the reserved matters the applicants
have adopted a mix of 2 and 3 storey development which is entirely consistent
not only with recent new development in the vicinity (Lichfield Basin) but also
with older established development, particularly within the adjoining
Conservation Area, along Lichfield Street and beyond.

The mix of semi-detached and terraced development results in a form of
development which is appropriate to the surroundings and of a suitable width
and depth of built footprint. The proposed apartment buildings are all at three
storey and at a maximum height of 13.5m to ridge height which is not
considered out of scale with the area or the remainder of the proposed
development, which ranges from 8m to 9.5m in height for the proposed two
storey houses to 12m in height for the three storey houses.
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APPEARANCE

4.18 Full details of all house and apartment types have been provided, along with a
suggested palette of materials, taking its lead from the Lichfield Basin Design
Guide and the traditional facing brick work and tiled roofs evident within the
town. However, exact details of materials are not provided, but are required
by condition for subsequent approval.

4.19 As identified previously, there is a mix of house types ranging from fairly
modest two storey properties to more distinctive three storey corner properties
featuring distinctive window detailing. A mixture of red clay and slate roof tiles
are proposed, as well as painted render, to provide variation in terms of
materials, which when added to the varied in ridge heights provides for
interest within the street scenes.

4.20 As commented upon by the Conservation Officer, the applicants have taken
elements of the traditional buildings evident within the town and utilised these
within the proposed house types. This provides variety, but in part almost
results in too much variation. That said there is a consistency in terms of
ridge heights in key locations, and the proposed apartment buildings anchor
key corner locations.

4.21 The central crescent development is an interesting feature, with a small public
area to the front, which will be defined by changes in materials and suitable
vertical separation from the highway. The properties themselves will feature
Juliet balconies.

4.22 The views from, and towards the Conservation Area are considered to be
acceptable. The views towards the site from the eastern side of the River
Stour will be characterised by a predominance of three storey properties.

4.23 The number and variation in house types, and the mix of materials, promises
much, perhaps more than they can deliver. Of course, the flip side to this
would be a bland, repetitive development of just one or two house types, of
which numerous examples exist nationwide. Taken individually, the house
types are of a generally good quality, notwithstanding those previously
referred to comments regarding some of the finer details. However, ultimately
only time will tell if such a level of variation is viewed as a success or
otherwise. On balance, officers are supportive of the mix.
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4.27

ACCESS

The issue of access, and in particular the highway alignment and materials
has been the topic of much negotiation during consideration of this
application. The actual vehicular access into the site is via the new access
road, from Severn Road, which will ultimately serve the Tesco Stores Ltd
development to the north. Vehicles will then enter the development via a
traffic island. As previously stated, the development is arranged by way of a
series of blocks which serve to enclose and screen communal parking areas
to the rear. The use of shared surfaces will assist with traffic calming
throughout the site, and changes in surface materials are proposed to alert
drivers of approaching junctions, in particular the central crossroads.

An outer circulatory route, again in the form of a shared surface, will provide
access to the outward facing properties. However, unlike the indicative plan
at the outline stage this does not provide an access point directly off the
aforementioned traffic island for vehicles (there is a pedestrian/cycle link) and
as such the potential for vehicles to circulate around the periphery of the site,
at speed, is negated. A secondary, emergency only, vehicular access
(controlled by bollards) is to be provided by utilising the existing gate access
between the locally listed buildings fronting onto Lichfield Street. This will also
provide a pedestrian link directly to the town, via Lichfield Street.

As will have been noted under paragraph 3.2, County Highways colleagues
have raised objections to the scheme as originally submitted. However,
following negotiations and various amendments to the layout since the original
submission County Highways have identified issues which have been, and are
being, addressed by the applicant. A further amended layout is awaited which
it is anticipated will address the outstanding matters. At the time of compiling
the report the amendments had not been received. An update, along with
County Highways further comments, will be provided via the Addenda and
Corrections Sheet.

Notwithstanding the close proximity of the site to the town centre, and the
proposed improvements to local bus services emanating from the S106
Agreement secured at the outline stage, it is recognised that the nature of the
house types proposed is such that 100% compliance with the adopted car
parking standards for residential properties is required in this case. This is
achieved (i.e. 1 space per one and two bedroom dwelling, and 2 spaces per
three and four bedroom dwelling), primarily via the use of the rear parking
courts indicated on the plans, although some on plot and lay-by parking is
also provided. Interms of the commercial units, however, the level of parking
is below the usual standards, but given the proximity to the town centre this is
considered acceptable.
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4.30

4.31

4.32

4.33

LANDSCAPING

Undoubtedly the major landscape feature of the application centres upon the
remediation and enhancements to the eastern bank of the river, resulting in a
green perimeter to the site, with associated planting. This enhanced riverside
area varies in width from a minimum of 8 metres to the north, to a maximum
width of 25 metres where the River Stour meanders almost 90 degrees.
Properties facing out towards the River Stour will benefit greatly from this
outlook, over the River towards the larger expanse of existing open space on
the opposite side of the River Stour.

Members will have noted that the Council’'s Conservation and Countryside
Officer has raised some concerns regarding the future use of this land; the
nature and extent of new landscape planting and species; and, the
implications for biodiversity. Whilst further clarification is being sought, these
matters remain to be addressed under conditions imposed by the Planning
Inspector.

Within the main body of the application site, private gardens and parking
courts are to be supplemented by tree planting, with further tree planting
proposed in the form of street trees as well as planting along the landscape
strip separating the development site from the new link road.

Hard landscaping has already been referred to above, with the use of shared
surfaces and differing materials and textures to delineate public and private
areas.

OTHER ISSUES

Biodiversity and ecological mitigation

The application site extends to and includes the western bank of the River
Stour, which is currently degraded and features metal sheet piling and
reinforced walls. The River is currently inaccessible and the site is by no
means ecologically friendly. Members are advised that the application site
does not incorporate any land on the opposite side of the River Stour.

The River Stour is identified within the adopted Local Plan as a Special
Wildlife Site and as such, Policy NC.2 is relevant when considering the merits
of the proposed development. Policy STC.2 requires redevelopment
proposals for the site to seek to safeguard and enhance the natural assets of
the site provided by the River Stour in the design and layout of any proposed
scheme. In this regard, the layout as submitted clearly demonstrates that the
applicants have recognised the significance of the River Stour and the natural
asset it provides for the site, by opening out the access to the River in the
form of a significant area of open space which runs along the eastern edge of
the site, with residential properties afforded views out over this open space
and over the River Stour.
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4.35

4.36

4.37

4.38

The proposed development offers an opportunity to greatly improve and
enhance the biodiversity credentials of the site and the surrounding area, with
specific measures proposed to enhance those areas of land adjacent to the
River which are under the applicant’s control. It should be noted, however,
that the south east corner of the application site would sit directly adjacent to
the position of the bridge link across the River Stour (under construction). The
potential impact of the bridge link on biodiversity has previously been
accepted and appropriate mitigation measures identified.

The concerns of the Council’s Countryside and Conservation Officer are set
out under paragraph 3.6 of the report, and these are reinforced by the
comments made by the Environment Agency and Natural England,
particularly with regard to the protected species surveys. Officers are
somewhat frustrated by the comments of Natural England in particular who, at
the outline stage were prepared to accept the submission of survey details by
way of a condition, completely contrary to their own standing advice.

The undertaking of protected species surveys is seasonal dependant.
Officers have been advised by the applicant that surveys are being
undertaken and will be provided at the earliest opportunity. Furthermore, the
Appeal Inspector did impose a specific condition relating to such surveys, on
the basis that no development should take place until they had been
undertaken and approved by the local planning authority. There was no
requirement to provide full survey details as part of the application
submission, which does appear to fly in the face of other guidance in place at
the time of the Inspector’s decision.

In light of the above, and in recognition of the concerns which remain
regarding the nature and level of landscaping along the river bank; the
biodiversity mitigation proposals; and, the protected species surveys, it is
considered that the application should not be approved until such time as the
necessary additional information has been provided and agreed.

Conservation and Design

Stourport on Severn is of Georgian origin. It was unusually built to serve the
Staffordshire and Worcestershire Canal and basins at the confluence of the
River Severn. At the time, the over-riding consideration was industry and
transport and this no doubt influenced the architecture with an understated
character, but with proportions and features that are clearly Georgian in style.
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4.40

4.41

4.42

4.43

4.44

4.45

A small part of the application site falls within Stourport on Severn
Conservation Area No.1 (i.e. the area which includes two locally listed
buildings, forming the gate house to the former Bond Worth factory). The
majority of the site falls outside of the Conservation Area and the associated
Character Appraisal. However, Policy STC.2 reaffirms the need for proposals
to ‘preserve or enhance the character of Conservation Areas and the setting
of retained buildings”.

The plans illustrate an area characterised by strong perimeter blocks. There is
a good mix of public, private and communal amenity space illustrated within
the scheme, including positive treatment to the River Stour. The legibility of
the site will be enhanced with strong edges, landmarks and enclosure serving
to illustrate a strong sense of place.

Notwithstanding these comments, Members will have noted the observations
of the Council’s Conservation Officer, and English Heritage, with regard to this
scheme, and in particular some of the finer points of the design. Even so, the
development provides the opportunity to bring back into use the vacant locally
listed buildings and whilst acknowledging the comments made regarding
detailing, the vast majority of the development faces away from the
Conservation Area and can be viewed as a separate self-contained
community. In this regard, the design of the houses, and the finer points of
detailing are considered to be acceptable in this location.

Air Quality and Noise

Matters relating to air quality and noise were considered at the outline stage
and no objections were raised by Worcestershire Regulatory Services, subject
to the provision of the road and bridge link over the River Stour, which has
been secured.

Contamination

Details regarding land contamination and remediation were submitted at the
outline stage. Appropriate conditions were imposed, and remain in force,
relating to site investigation and remediation prior to the commencement of
development.

Flooding
A Flood Risk assessment was submitted at the outline stage and found to be

acceptable by the Environment Agency. Suitable conditions were imposed
and remain to be discharged.

Lighting

Suitable conditions were imposed at the outline stage. No details have been
provided as yet, but any proposal will need to be carefully assessed,
particularly in respect of the relationship with the adjoining riverside corridor,
and the potential impact upon biodiversity.
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4.47

4.48

4.49

5.0
5.1

Impact on Neighbours

The application has been the subject of wide neighbour notification, a site
notice was posted and a press notice published. Members will be well aware
of the levels of representations made in respect of the Tesco Stores Ltd
proposals to the north of the site. Given that this application site, whilst being
situated towards the southern end of Severn Road and thereby closer to an
existing industrial/commercial area, does face towards existing residential
properties in part, a reasonable level of representations were anticipated.
However, as detailed earlier in this report, no objections have been received.
The relationship between the proposed residential dwellings and existing
development has been assessed and separation distances between existing
and proposed properties are consistently to be acceptable.

Sustainability Credentials of the development

The dwellings are designed to achieve Code level 4 rating for the affordable
units, and Code 3 level for the market housing, whilst a BREEAM rating of
“Good” is being targeted for the refurbished commercial units. The layout for
all dwellings comply with lifetime homes standards. All house types, for
instance, feature space and make provision for through floor lifts.

Whilst the Design and Access Statement indicates the provision of PV solar
panels, the applicant has since indicated that alternative heating sources are
now preferred for the scheme, including the use of air source heating. A
revised statement has been requested and will be reported via the Addenda
and Corrections Sheet.

S106 Obligations and Financial Viability

The outline application was the subject of a detailed Financial Viability
Appraisal which was assessed by an independent consultant on behalf of the
Council. On the basis of the findings of the Assessment, S106 contributions
were secured at the Outline stage, albeit that the scheme was, and remains,
unable to provide levels of contribution in full accordance with the S106
Obligations SPD. These matters were previously reported to and considered
by Members of the Planning Committee at the time of their consideration of
outline application 08/0768/OUTL, and this formed the basis of the S106
Agreement signed in respect of the subsequently appealed, and approved,
outline application (09/0588/OUTL) against which this reserved matters
application has been submitted. This being the case, there are no
outstanding matters relating to S106 matters to consider.

Conclusions and Recommendations

The site forms part of the gateway to the Severn Road redevelopment area
and represents the next phase of the regeneration aspirations for Stourport on
Severn. Previous concerns relating to the all important delivery of the link road
and bridge across the River Stour have been negated by development on the
ground.
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5.2

5.3

5.4

The proposed development secures the retention and reuse of the redundant
industrial buildings, which in turn act as a gateway into the site. The
residential layout provides a combination of strong perimeter blocks,
combined with secure backs and public frontages, allied to the enhancements
of the river bank. Pedestrian routes through the site deliver good levels of
permeability. The use of shared surfaces and “home zones” is welcomed.
The opportunity to provide for a future link towards the Cheapside
redevelopment site to the south is also a pleasing feature.

Whilst some concern has been expressed regarding the finer points of the
housing designs, the development provides distinctive and well defined street
scenes when viewed from all points of the compass. Whilst private rear
gardens are modest, the amenity value of the site’s location in terms of
proximity to not only the River Stour but the River Severn also, and the
associated public open areas is such that, allied to the essentially town centre
location, these modest private gardens are considered to be, on balance,
acceptable in this location.

It is recommended that delegated authority be granted to APPROVE the
application subject to:

a) The submission of further details relating to landscaping; biodiversity
mitigation; and, protected species surveys in respect of the riverside
treatment and the subsequent confirmation from Natural England; the
Environment Agency; and, the Countryside and Conservation Officer that
these additional submissions are acceptable.

b) Confirmation from County Highways that there are no objections to revised
plans upon their receipt.

c) The following conditions:

1. A4 (Reserved matters only).
2. A11 (approved plans).

Reason for Approval

It is considered that the reserved matters of layout, scale, appearance,
access, and, landscaping, have been addressed in a comprehensive way and
will provide a good quality and attractive redevelopment of the application site,
in accordance with the principle accepted at the outline stage. The dwellings
provide adequate garden areas and will safeguard the amenity of future
occupiers. The development addresses, and enhances, the River Stour
corridor. The retention and reuse of the locally listed buildings is welcomed
and the development respects the relationship with the adjoining conservation
area. Parking provision is in accordance with adopted parking standards.
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Application Reference: 12/0087/ADVE Date Received: 13/02/2012

Ord Sheet: 383814 274304 Expiry Date: 09/04/2012

Case Officer: Stuart Allum Ward: Aggborough and
Spennells

Proposal: 2 x internally illuminated flex face panels

Site Address: UNIT 9, EASTER PARK, WORCESTER ROAD,

SUMMERFIELD, KIDDERMINSTER, DY11 7AR

Applicant: Bromsgrove Motor Factors
Summary of Policy AD.1 (AWFDLP)
Section 7 (NPPF)

Reason for Referral Third party has registered to speak at Committee

to Committee

Recommendation APPROVAL

1.0 Site Location and Description

1.1 Unit 9 Easter Park is located at the extreme northern end of this commercial
development adjacent to the A449 Worcester Road, to the south of
Kidderminster town centre.

1.2  To the east of the site, beyond the route of the Kidderminster to Worcester
railway line is located residential development in Linnet Rise, on the western
fringes of the Spennells estate.

1.3  The proposal is to install two internally illuminated signs, to advertise the
presence of the new tenants in the building. The larger of the signs (8m long
x 1m deep) is shown to be located on the front elevation, facing the highway.
The other sign (5m long x 1m deep) will be located on the side elevation
facing down the hill, to be visible to traffic leaving Kidderminster.

2.0 Planning History

2.1 None relevant to this particular unit apart from:

e the original and final planning permission for the whole of Easter Park
development, i.e. 06/0893/RESE

e removal of Unit 10, revised layout for Units 6-9, together with increase in
size of Unit 9 (previously approved under 06/0065/RESE); and

e (08/0232/ADVE — Erection of two low level welcome signs to entrance of
the site and two low level directional signs on the estate : Approved 1/5/08
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3.0

3.1

3.3

4.0

4.1

4.2

4.3

4.4

Consultations and Representations

Highway Authority — No objections subject to condition (brightness of

illuminated signs)

Neighbour/Site Notice : one letter of objection received raising the following

concerns:
This property is just across the railway from our own property in Linnet Rise.

We have no objection to the proposed sign to the front of the building. We do
however wish to object to the proposal to erect an illuminated sign to the side
of the building. This, we feel, is unnecessary because the building is in such a
position to the Worcester Road that an illuminated sign on the front will be
sufficient.

The only impact that an illuminated sign on the side of the building would have
is a nuisance value when viewed from properties in Linnet Rise such as our
own. | would illustrate this point that on rare occasions that the security light
on this side of the building is left on it shines through our bedroom windows
rendering sleep very difficult. | would wish to formally register my interest to
you to speak at the Planning Committee on this application.

Officer Comments

Given the large size, scale and design of the building unit concerned, the
proposed advertisements are considered to be proportional in size and
appropriate in terms of the means of illumination and appearance.

The signs are located to be conspicuous over a reasonably large area, as this
is a commercial development. This arrangement is not considered to be
contrary to adopted policy.

Policy AD.1 of the Adopted Wyre Forest District Local Plan requires that the
advertisements should not adversely affect the amenity of neighbouring
residents or occupiers. In this regard no breach of this policy has been
identified.

Though the side elevation sign would be visible from some of the dwellings in
Linnet Rise to the east of the site, the distances involved are comparatively
generous. The closest dwelling boundary is some 55 metres from the sign,
and the boundary of the neighbour who has objected is some 60 metres
distant.
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4.5 Inevitably, where commercial and residential development co-exist side-by-
side, there may be issues relating to amenity, mainly with respect to residents’
interests. In this case, the applicant is willing to accept a condition to the
effect that the illumination to the side elevation sign would be turned off at
10.00 pm each day, to avoid overnight disturbance to the relevant neighbours.
This is considered to be a reasonable compromise.

4.6 Regarding issues of amenity and privacy, the rights enjoyed by the adjacent
residential properties under the provisions of Article 1 of Protocol 1 and Article
8 of the Human Rights Act 1998 have been balanced against the scope and
scale of the proposal in that context.

5.0 Conclusions and Recommendations

5.1  The proposed signage is considered to be appropriate in terms of its size and
location on the existing building. The commercial needs of the applicant have
been balanced against the amenity consideration relating to near neighbours
and in suggesting a condition restricting the hours of illumination of the side
facing sign, it is considered that an acceptable, appropriate and proportionate
balance can be struck.

5.2 Itis recommended that this application be APPROVED subject to the
following conditions:

1. L1 (Standard advertisement condition).
2. L9 (Standard time).
3. llluminated sign on side elevation of building to be turned off at

10.00 pm each day.

Note
HN13 (Brightness of illuminated signs).
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Application Reference: 12/0096/FULL Date Received: 20/02/2012
Ord Sheet: 389969 277550 Expiry Date: 16/04/2012
Case Officer: Paul Wrigglesworth  Ward: Blakedown and
Chaddesley
Proposal: Construction of a swimming pool and enclosure building to the

rear of Top Farm (Re-application of 11/0165/FULL submitted
17/03/11 - withdrawn 12/05/11)

Site Address: TOP FARM, YIELDINGTREE, BROOME, STOURBRIDGE,

DY9 OEJ

Applicant: Mrs V Clinton

Summary of Policy GB.1,GB.6, LB.1, LB.5, D.10, D.4 (AWFDLP)

CP11 (AWFCS)

D.39, CTC.19 (WCSP)
QE5 (WMRSS)
Design Quality SPG
Section 9, 11 (NPPF)

Reason for Referral Third party has registered to speak at Committee
to Committee

Recommendation APPROVAL

1.0 Site Location and Description

1.1

1.2

2.0
2.1

2.2

This is a Grade Il Listed Building located on the north side of Watery Lane.
The property, which lies within a Green Belt area, has quite a secluded
curtilage. On the north side of the garden are some outbuildings associated
with a cottage; to the north west are a couple of converted former agricultural
buildings which are served by a driveway that runs beyond the eastern
boundary of the site. To the west is open land that is within the ownership of
the applicant and to the south on the opposite side of Watery Lane is a
detached house.

A multi-stemmed tree on the application site with limited amenity value will
need to be removed to accommodate the proposed development.

Planning History
WF.0957/04 : LBC — New garage door : Approved.

0813/02/FULL - Erection of timber and glass conservatory : Approved.
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12/0096/FULL

2.3

2.4

3.0

3.1

3.2

07/0214/LIST — Alterations to form larger kitchen, provision of new chimney,
demolition of existing chimney, new window and replacement of existing glass
roof with tiled roof : Approved

11/0165/FULL - Construction of swimming pool and enclosure building :
Withdrawn.

Consultations and Representations

Broome Parish Council — No objection to the development and recommend

approval.

Conservation Officer —

VISUAL IMPACT ON THE FARMSTEAD OVERALL

The farm was listed some 15 years ago and is now divided into three plots:
two occupying the former barns, the third being the farmhouse itself.

Reference to historic Ordnance Survey maps shows that the proposed site of
the new swimming pool was an orchard, and the aerial view of 1999 shows it
surrounded by what appear to be trees and hedges. | think it is thus fair to say
that this plot has for many years been separated visually from both the
farmhouse and the barns.

The application site is very difficult to envisage unless one has the opportunity
to visit. It is very secluded, the boundary hedges being particularly dense. The
application has tried to portray the proposed building from several viewpoints,
and perhaps the best impression of the site is given by drawing number
D(0)16 which would be the perspective view from the roof of the farmhouse;
drawing number D(0)17 gives the corresponding view towards the farmhouse,
however in reality it would be impossible to gain this view except from some
aerial platform or helicopter!

Views of the building from the adjacent field are likely to be restricted to the
apex of the roof.

What has not been illustrated is the impact of the proposal on the adjacent
(curtilage listed) barns. Although largely screened by the hedged boundary
the roof of the building would be higher than these, and one consideration is
the potential for glare from the setting sun in summer, as the roof-lights face
due north. This might be mitigated by the use of special anti-reflective glass.

From ground level, | think the visual impact on the barns will be minimal.
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DESIGN GENERALLY

The sections, drawing number D(0)18 clearly indicate the bulk, massing and
relative height of the building compared to the farmhouse. However site
section north is misleading because it gives the impression that the building is
much closer to the listed building than it really is.

The height of the building is reduced by the use of a shallow pitched roof and
despite being sited on a higher part of the site than the farmhouse, somewhat
surprisingly does not appear to overwhelm it.

The overall form of the building could be seen to resemble a large stable
block or other agricultural building and thus is not incompatible with the former
uses of this site.

IMPACT OF THE SOLAR PANELS ON THE LISTED FARMHOUSE

The Solar PV panels are probably the least visually attractive aspect of this
proposal. To minimise their impact these could be set into the roof slope,
rather than mounted above it. Whilst there is scope for reflection from these
panels it will be into the garden of the farmhouse, and to the side of it. | doubt
they will be visible from the open countryside or the neighbouring properties
and thus this is probably the least harmful location in which to site Solar PVs.

MATERIALS GENERALLY
The shingles on the roof and timber cladding to the walls are historic materials
given a contemporary feel. | welcome this approach.

CONCLUSIONS

New development affecting the setting of Listed Buildings is considered with
reference to Policy LB.5. which advises that the introduction of contemporary
detailing may be acceptable but must not be incongruous to the statutorily
listed building, its curtilage or setting. | think that this proposal satisfies those
requirements, and despite its large size will probably impact very little on its
neighbours or the listed building, provided that the hedged boundaries are
retained. If these were to be lost the impact on the listed building, its
neighbouring barns and the wider area could be significant. This is something
that needs consideration in making the final decision on this application.

No objections in principle, provided that the hedged boundaries are retained.

Suggest conditions requiring the approval of all external materials and in
particular the detailing of the PVs and the roof-lights.
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3.2 Severn Trent Water - No objection subject to a condition

3.3  Neighbour/Site Notice/Press Advertisement : one letter of objection received
raising the following concerns -
1. The development would be detrimental to the Listed status of Top Farm.
2. Bearing in mind the large conservatory that has been added the
development constitutes overdevelopment of the site.
3. Question why it is necessary to build so close to my property (although
heed has been taken of not building in Green Belt, removing hedges, not
overlooking my terrace).
4. Design elements need to be considered:
a) Noise from pumps and filtration gear directly adjoining my house — why
can’t they be located on opposite side of building —less detrimental?
b) North slope Is almost 50% glazed — cause considerable light pollution
where there are dark skies — lose night sky if glazing left.
c) Solar panels on south slope will provide electricity — how will pool be heated
in winter? No gas — if hot water system is proposed it will have to be oil fired —
where will oil tank be located? Not adjoining boundary | hope.
d) What form of water purification is proposed ?— chlorine smell will be a
nuisance.
e) How will water be disposed of from pool — subsoil is mainly sandstone —
therefore is slow to absorb water. The yard floods from time to time — not
aware of there being adequate storm drains in vicinity so assume will be to
soakaway —is subsoil suitable? Have percolation tests been undertaken? Is
the drainage authority satisfied?
f) Not against pool per se but wish it was further from my house (purpose of
restrictive covenant) and not where greatest detriment (noise, fumes and quiet
enjoyment of my property).

4.0 Officer Comments

4.1 Itis proposed to erect a covered swimming pool in the rear garden of this
property. The building measures 18.01 metres by 8.34 metres and is 3.9
metres in height to the ridgeline.

4.2 The main considerations in determining this application are judged to be:
e The appropriateness of the development and impact on the Green Belt
area
e The effect on the setting of this Listed Building.
e The effect on neighbouring property.
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4.3

4.4

4.5

4.6

GREEN BELT ISSUES

The application has been the subject of pre-application advice. Mindful of the
fact that new buildings are generally inappropriate in Green Belt areas but that
the Town and Country Planning General Permitted Development Order
(GPDO) does not make a distinction between Green Belt and other land when
determining whether new buildings should be permitted within gardens of
residential properties (under Class E) it was considered to be a sensible way
forward at the pre-application stage (as with the previously withdrawn
application) to accept a swimming pool building in principle subject to it being
permitted development were it not for the fact that this is a Listed Building.
This stance takes into account the fact that the reason that planning
permission is required in the grounds of a Listed Building is to protect the
character of the Listed Building rather than the Green Belt.

The proposed swimming pool fulfils all but one of the clauses of the GPDO
and would be permitted development were it not for the fact that this is a
Listed Building. The development is not compliant with the exceptions listed in
the National Planning Policy Framework (NPPF) since it is not an extension
and is, like a detached garage, technically within the category of proposals
that should be regarded as inappropriate development and harmful by
definition.

The NPPF states that ‘substantial weight’ should be given to the harm to the
Green Belt. In this case it is submitted that the only meaningful harm to the
Green Belt is the harm arising from its inappropriateness because the visual
harm is negligible. This is because the site is well screened from the
surrounding countryside by well established hedgerows and the hedge on the
most publicly visible side is approximately 4 metres high and the vantage
point, Watery Lane is at a lower level. If any point could be seen from this
vantage point, and | am doubtful that it will be, it would only be the very
highest point of the roof.

The building proposed is also positioned with a group of other buildings which
would be in the background when viewed from the lane in the unlikely event
that the hedgerow was to be removed at some future date. Views of the
building from a public footpath running up the driveway to adjacent residential
properties known as Swallows and Badgers would be obscured by existing
buildings other than a glimpse from a very short section of the footpath. A
different path that commences about 100 metres down the lane from the one
just mentioned rises to higher land and from here parts of the building may be
seen but, as stated, this would be against the backdrop of other buildings.
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4.7

4.8

4.9

It is submitted that the limited harm arising due to inappropriateness together
with the other very limited possible harm is clearly outweighed in this instance
by the very special circumstance of the case i.e. that this structure would be
permitted were it not for the fact that it is a Listed Building.

SETTING OF LISTED BUILDING

The Council’s Conservation Officer has been involved from the pre-application
enquiry stage and his comments (as set out under paragraph 3.2) effectively
describe and cover the design element of the proposal and the impact on the
Listed Building. As can be seen from his views the impact on the Listed
Building in reality is less than is immediately apparent from looking at the
plans and the proposal is judged to be acceptable in terms of the impact on
the setting of the listed building provided that the existing boundary
hedgerows are to be retained. It is the intention of the applicant to retain the
hedgerows and this is a recommended condition should the application be
approved.

THE EFFECT ON NEIGHBOURING PROPERTY

The property most affected by the development is the dwelling known as
Badgers. Badgers is a barn conversion and the living quarters lie to the rear
side of the proposed pool. The closest distance to a wing of the property
containing the lounge is approximately 10metres away. However there are a
number of windows lighting this wing of Badgers and even after taking
account of the difference in levels (Badgers being lower) the pool would not
infringe the Council’s 45 degree Code with respect to loss of light. As can be
seen, objections have been received on the basis of a number of factors and
these are addressed consecutively below:

1. The effect on the Listed Building has already been dealt with.

2. This is not an extension to the property but a detached structure. Top
Farm has quite a large curtilage and the pool building in the position
proposed would not in my view dominate the overall curtilage of the
property.

3. With regards to the position of the building, following the withdrawn
application the applicant has tried to locate the building elsewhere
within the curtilage to be as far away from the neighbouring barn
conversion as possible. However, following various meetings no other
position was found to be acceptable because of the impact on the
Listed Building and the effect on the Green Belt.
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4.9

5.0
5.1

4.a) Within the building, the pool is best located on the proposed side of the
structure because of the relationship of windows with a hedge within
the grounds of Top Farm. It also less likely to result in noise to the
adjacent barn conversion on the side proposed. The applicant has
however submitted revised plans which now moves the location of the
plant room within the building but on the same side so that it is closer to
Top Farm and further away from Badgers. The plant room is to be run
with electricity and a condition requiring details of sound insulation
measures to be submitted and agreed is recommended should the
application be approved. The revised plan shows that there are now no
windows or doors on the side elevation adjacent to the barn
conversion.

4.Db) The revised plans also show that the number of skylights (which are all
on the north side of the building) has been reduced from 15 to 6 and
the size of each window has been reduced significantly. The effect of
this is that the amount of glazing proposed on the roof is now 24% of
the previous area and the closest skylight to the edge of the building
adjacent to the barn conversion is now 4.8metres rather than the
previous distance of 612mm.

4.c) The pool will be heated by electricity when sufficient energy isn’t being
produced by the solar panels.

4. d) The applicant is exploring other methods of water purification with the
view to using a chlorine free system that will have lesser environmental
impact.

4.e) The pool is to be connected to the mains drainage and Severn Trent
Water has raised no objection to the development.

After carefully considering all matters, the development is judged to be within
acceptable tolerances.

Conclusions and Recommendations

This application has been submitted to overcome criticisms levelled at the
previously withdrawn application. The design of the building has now been
considerably improved; it is now within the cutilage of the building (rather than
partly in an adjoining field) and the building should not be detrimental to the
appearance of the Green Belt (Policy GB.6); and all hedgerows are to be
retained. The relationship with the Listed Building is now considered to be
acceptable and with conditions the proposal is judged to be acceptable with
regards to the effect on neighbouring property.
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5.2

The application is recommended for APPROVAL subject to the following
conditions based on:

o=

5.

6.

A6 (Full with no reserved matters).

A11 (Approved plans).

Severn Trent Water drainage condition.

All hedgerows to be retained and maintained at a minimum of at least their
existing height and replaced if they are taken out/destroyed or die.

Details of sound insulation measures to the plant room to be submitted
and agreed before work on site commences.

Samples of all external materials to be submitted and approved.

Note
SN12 (Neighbours’ rights).

Reason for Approval

The proposal has been carefully considered with regards to the principle of
allowing the development within the Green Belt, the impact on the setting of
the Listed Building and the relationship with adjoining properties and the
development is considered to be acceptable and compliant with the above
mentioned policies in the Development Plan.
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WYRE FOREST DISTRICT COUNCIL

PLANNING COMMITTEE
18"" APRIL 2012

PART B |
Application Reference: 11/0458/FULL Date Received: 27/07/2011
11/0460/LIST
Ord Sheet: 389268 273707 Expiry Date: 21/09/2011
Case Officer: Stuart Allum Ward: Blakedown and
Chaddesley
Proposal: Single storey extension to rear with internal modifications to

create separate living accommodation; replacement of rear flat
roof with pitched truss gable roof; single storey extension to side
to provide entrance to flats

Site Address: THE SALON, BROUGHTON COTTAGE, THE VILLAGE,
CHADDESLEY CORBETT, KIDDERMINSTER, DY10 4SA

Applicant: MISS V PAVLOVIC
Summary of Policy GB.1, LB.1,LB.2, LB.3, CA.1,RT.6, TR.17, D.18
(AWFDLP)

CPO03 (AWFCS)
QE5 (WMRSS)
Sections 3, 4, 6, 7, 9 and 12 (NPPF)

Reason for Referral Statutory or Non-statutory Consultee has objected and the
to Committee application is recommended for approval
Recommendation APPROVAL

1.0 Site Location and Description

1.1 ‘The Salon’ is located centrally in Chaddesley Corbett village, within the Green
Belt and the Conservation Area. The site lies adjacent to residential
properties and other shops. The building is listed at Grade Il.

1.2  The whole ground floor of the premises is currently occupied by a
hairdressing/beauty business use, with a single two bedroomed flat on the first
floor. There is car parking area to the rear of the property accessed from ‘The
Village’ via Fishers Lane (a public footpath) to the side.

1.3  Pedestrian access to the existing flat is by way of a door accessed from an
alleyway between the salon and the neighbouring tea shop.
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11/0458/FULL and 11/0460/LIST

2.0

2.1

2.2

2.3

3.0

3.1

3.2

3.3

3.4

Planning History

WEF.935/01 (LBC) — Installation of satellite dish on rear roof : Approved
21/11/01.

06/0204/FULL and 06/0205/LIST — Alterations to ground floor salons and
erection of screen wall, internal alterations, take out side window, add one pair
and one single door, erection of screen wall : Approved 13/4/06.

06/0643/FULL and 06/0645/LIST — Change of use of first floor flat to
hairdressing/beauty salon, replace three ground floor windows with egress
windows : Approved 3/8/06.

Consultations and Representations

Chaddesley Corbett Parish Council — Objection to the proposal and
recommend refusal. The Parish Council object to this proposal because they
consider it to be excessive development of a Listed Building in a Conservation
Area. It would also deprive the salon of two much needed car parking spaces.

Highway Authority — No objections subject to condition.

Severn Trent Water — No comments received.

Conservation Officer — No objections subject to condition regarding materials,
details of doors and windows required (timber), cast iron rainwater goods,
render (if any), brickwork type, bond and joint.

Reference 11/0458/FULL

This proposal impacts upon the conservation area. It will be visible from the
public domain from both the main street and the alleyway running up to the
end of Hemming Way.

The introduction of a pitched roof to the existing garages to some extent
reintroduces the form of the cottage that stood on that part of the site until
1965 and | can see no reason to object to this element of the scheme.

The use of plain clay tiles and render is compatible with the adjacent
buildings, however | would advocate use of a lime-based render to add some
character to what otherwise could appear very stark plain expanses of new
wall.
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3.5

The revised scheme has addressed my concerns regarding the introduction of
a balcony at first floor level. It has also sought to resolve the roof issue on the
ground floor flat, and | feel the solution here is now satisfactory. Provision has
been made for a covered bin store for both the ground and first floor flats, thus
removing the bins from the alleyway which could have had a detrimental
impact on the conservation area.

Whilst the cumulative impact of the successive extensions is still considerable
| think the introduction of pitched roofs to replace flat roofs serves to preserve
and enhance the character of the conservation area, and thus | have no
objections to it.

Reference 11/0460/LIST

The revised scheme has addressed my concerns regarding the introduction of
a balcony at first floor level. It has also sought to resolve the roof issue on the
ground floor flat, and | feel the solution here is now satisfactory. Provision has
been made for a covered bin store for both the ground and first floor flats, thus
removing the bins from the alleyway to the side of the listed building. The
internal layout of the proposed flats has also been remodelled and is in my
opinion better than that previously submitted.

Whilst the cumulative impact of the successive extensions is still considerable
| do not now think the proposal serves to harm the character of the listed
building.

Neighbour/Site Notice : Two letters of objection received raising the following

concerns —

e The proposed balcony would overlook residential properties, and impinge
upon their privacy. The extension projects almost to the boundary of the
salon property reducing the distance to the Old Malthouse Cottage. The
extension will be opposite the lower ground floor window of the Cottage
and may restrict light to this window. The balcony overlooks the lane and
is adjacent to but in clear sight and audible distance from second floor
windows of the Cottage.

e The construction of the balcony would create a precedence; there are
none at the moment. We were able to hear a lot of noise from the car
valeting operation and would be able to hear noise from people using the
balcony for entertaining.

e Chaddesley Corbett is in a Conservation Area and the balcony would be
used for drying washing. Restrictions?

e Understand the footprint of Broughton Cottage was taken up years ago
with two large extensions at the back, so the lobby would appear to be an
excess.
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4.0

4.1

4.2

e Council for the Protection of Rural England says that an approach to a
village, from a public footpath, should be a consideration, and we feel the
balcony would be an intrusion as people walked down Fishers Lane.

e Highway Hazard — The entry and exit to the salon car park was narrowed
in 2005 when the side wall and plant border was erected. This led to more
cars driving over the boundaries and front paving of The Old Malthouse
and Old Malthouse Cottage with both properties having to replace
damaged paving.

e In addition, difficulty in negotiating entry and exit of the car park have led
to an increase in 3 point turns within the lane, dangerously close to eh
lower ground floor window of The Old Malthouse Cottage. The impact of
this previous change suggests further encroachment of the entrance
space will be more difficult for drivers to negotiate as well as potentially
hazardous, damaging and noisy for the users of this public footpath and
t6he residents of the adjacent properties.

e The current use of the car park outside of holiday periods is ext3ensive
Wednesday-Saturday during Salon hours including cars being washed as
part of the Salon Valeting Service. The car park also appears to be used
to access the team room patio. The proposal indicates provision for 6
parking spaces, which will be used, as parking in the village is extremely
limited during school days. It is suggested this usage will be more difficult
with the close proximity of the extension to the car park entrance.

Officer Comments

The starting point for the determination of these applications is the location of
the site within the Green Belt. The business/residential use is established, but
under the terms of the newly published National Planning Policy Framework,
the scope of the extensions relative to the size of the original building renders
the proposal inappropriate development in the Green Belt. However,
evidence from the Conservation Officer to show that the introduction of a
pitched roof to the existing garages would, to some extent, re8introduce the
form of the cottage which once stood on that point of the site until 1965
represents a very special circumstance in the context of Green Belt Policy.

LISTED BUILDING, CONSERVATION AREA AND DESIGN ISSUES

The originally submitted plans did not find favour with the Council’s
Conservation Officer. These concerns focussed on the design of the ground
floor extension/balcony to the rear, and also issues of access, amenity space
and bin storage.
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4.3

4.4

4.5

4.6

4.7

4.8

4.9

4.10

The revised plans have been prepared with the objective of addressing and
overcoming these objections. Accordingly, the rear extension is provided with
a pitched, tiled lean-to roof more in keeping with the surroundings and the
balcony is omitted entirely.

As stated in the Conservation Officer’s report, the introduction of a pitched
roof to the existing garages to some extent re-introduces the form of the
cottage that stood on that part of the site until 1965, which mitigates, to some
extent, the cumulative visual impact of the proposed and previous extensions
on the original listed building.

The very latest revised plans show a bin store enclosure in the alleyway, and
a semi-enclosed parking/amenity space area has been created to the rear of
the building.

Overall, the revised scheme is now considered to preserve the character and
appearance of the Chaddesley Corbett Conservation Area.

HIGHWAYS ISSUES

The views of the neighbours have been considered on this aspect of the
application which are reflective of the apparent and general views of many
villagers on local parking and traffic matters. However, the scheme has been
scrutinised by Worcestershire County Council, as the Highway Authority, and
a ‘no objection’ comment has been offered.

It is clear that the additional footprint of the building is not being increased
other than by way of the small, rear ground floor extension. The proposal
mainly involves the re-organisation of uses in the existing building, i.e. areas
of the salon are being converted into an extra flat. Given its existing position
in the village, it is not considered that the approval of this proposal would
make an appreciable difference to traffic flows to and from the site, in the
context of parking and highways safety.

The view also applies to the current arrangements relative to the adjacent
public footpath.

NEIGHBOUR AMENITY ISSUES

With regard to issues of amenity and privacy, the rights enjoyed by the
occupiers of the neighbouring dwellings under the provisions of Article 1 of
Protocol 1 and Article 8 of the Human Rights Act 1998 have been balanced
against the scope and scale of the proposal in that context. No potential
breach has been identified.
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413

5.0
5.1

5.2

It is evident that most of the concerns expressed by neighbours were
associated with the original proposal to create a balcony above the ground
floor rear extension. The removal of this has significantly improved the
relationship of the proposal relative to the adjacent dwellings, in terms of
privacy protection. It is also evident that the proposal meets the requirement
of the Council’s day-lighting code.

CHADDESLEY CORBETT ‘LOCAL CENTRE’

Policy RT.6 of the Adopted Wyre Forest District Local Plan identifies
Chaddesey Corbett as a ‘local shopping centre’ and, as such, guides
appropriate land uses as a means of maintaining vitality and community
benefit.

Flats would not normally be allowed at ground floor level in such a situation
but, in this case, the accommodation would be to the rear of the premises
behind the salon use (which is to be maintained). This arrangement is
considered to be in accordance with the spirit of Policy RT.6

Conclusions and Recommendations

The internal reorganisation of this building, with the attendant extensions,
could be achieved at this site without creating an unacceptable impact upon
the amenity or privacy of neighbouring properties or the wider interests of the
Green Belt, Conservation Area or Local Centre.

Accordingly, and in consideration of Article 1 of Protocol 1 and Article 8 of the
Human Rights Act 1988, application reference 11/0458/FULL is
recommended for APPROVAL subject to the following conditions:

1. A6 (Full with no reserved matters).

2. A11 (Approved plans).

3. Materials, details of doors and windows required (timber), cast iron
rainwater goods, render (if any), brickwork type, bond and joint.

4. Cycle Parking - single unit.

Notes

A No approval is given for any new external flues or vents which will
require separate planning permission and Listed Building consent.

B Public footpath.
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Reason for Approval

The proposal is considered to be appropriate development in the Green Belt
and capable of being assimilated into its surroundings without creating a
serious adverse effect upon the amenity or privacy of the neighbouring
residential properties or the adjacent public footpath. The integrity of the
Local Centre and the character/appearance of the Grade Il Listed Building
and the Conservation Area would be preserved. Accordingly, the policies
listed above are considered to have been satisfied.

Application reference 11/0460/LIST is also recommended for APPROVAL
subject to the following conditions:

1. A7 (Listed Building/Conservation Area Consent).

2. A11 (Approved plans).

3. Materials, details of doors and windows required (timber), cast iron
rainwater goods, render (if any), brickwork type, bond and joint.

Note
No approval is given for any new external flues or vents which will require
separate planning permission and Listed Building Consent.

Reason for Approval

The proposal is considered to be sympathetic to the character and
appearance of this Grade Il Listed Building. For these reasons, the proposal
is considered to be in accordance with the policies listed above.
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Application Reference: 11/0664/FULL Date Received: 14/11/2011

Ord Sheet: 388407 278154 Expiry Date: 09/01/2012

Case Officer: James Houghton Ward: Blakedown and
Chaddesley

Proposal:

Site Address:

Applicant:

Variation of Condition 5 of Planning Permission
WF/0193/01(Restricting floodlighting) to now read "Floodlighting
of the manége hereby approved shall be limited to three lights,
fitted with cowls or hoods, fixed at height of 4.3m to the south
elevation of the adjacent stable building (identified as Stable 1
on plan 3149/200) and shall not be operated during night-time
hours 21:00 to 06:30" (Retrospective)

NEW HOUSE FARM, BELBROUGHTON ROAD, BLAKEDOWN,
KIDDERMINSTER, DY10 3JH

Mr J Raggett

Summary of Policy

NR12 (AWFDLP)
CP11, CP14 (AWFCS)
Section 9 (NPPF)

Reason for Referral
to Committee

Statutory or non-statutory Consultee has objected and
the application is recommended for approval

Recommendation

APPROVAL

1.0 Site Location and Description

1.1 The application refers to a manege which is associated with New House Farm
Equestrian Centre. New House Farm is located within an area washed over
by the West Midlands Green Belt and is a commercial equestrian business
which employs six and provides livery for approximately thirty eight horses.

1.2 Planning application WF/0193/01 for the construction of a manege, was
approved on 31 May 2001, Condition 5 of this permission stated:

There shall be no floodlighting or other external lighting of the manége hereby

approved.

Reason

In order to safeguard the amenities of the area.
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1.3

1.4

2.0

2.1

3.0

3.1

3.2

The manege has been partially illuminated by three high level lights mounted
4.3 metres above ground level on the adjacent stable building since
approximately 2001. The lights utilise narrow spectrum bulbs to minimise
impact on wildlife and are fitted with cowls and are angled to ensure light is
limited as much as possible to the ménage and adjacent track.

On the south side of the application site mirrors have been erected on the
fence to allow those training on the manége to see how the horse is working.
Planning History

WF/0193/01  Construction of a manége — Approved

Consultations and Representations

Churchill and Blakedown Parish Council — Object to the proposal and
recommend refusal. The lighting is too invasive and unnecessarily intrudes
into the adjoining residential properties. The columns are considered to be
too high and the type of lighting currently used is not the most appropriate.

Countryside Conservation Officer — The application is for the retrospective
addition of lighting to a horse manége.

There has been an appropriate bat survey that has concluded no bat roosts
will be directly harmed by the application. The ecologist has identified that
there are some features which present good foraging communing potential for
bats. Of particular value is the hedge along the east of the application site
that provides an important linear feature connecting any bats using the
properties and the gardens to the north with the excellent feeding habitat
provided by Ladies Pool to the south.

The bat survey found some activity in this area but given the retrospective

nature of this application then it is possible some bat activity along this feature
may have already been deterred by the lighting.
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3.3

3.4

The ecological report makes a series of recommendations that if implemented
would reduce the impact of both the proposed and existing lighting on bats,
with the exception of recommendation 9 - the applicant either intends to and
has already complied. Recommendation 9 states:

‘Limit the times that lights are on to provide some dark periods for wildlife.
Motion activated lighting should be used where possible’.

The reasoning behind not fully adopting Recommendation 9 is understandable
and could form the basis of a condition limiting the use of the lights to 2100
and only when the facility is in use.

Hence, with a condition relating to the operating hours of the lights, this
application has taken appropriate measures to minimise possible disturbance
to bats from the lighting.

Worcestershire Requlatory Services (Environmental Health) — An
Environmental Health Officer has assessed the lighting report and is satisfied
that the lighting models presented do not show any obvious errors. In
addition to this, the report confirms that there is little light spillage outside of
the manege curtilage from the mirrors. Based on the report findings the
Officer cannot find a reason to have concerns over light nuisance at this
juncture.

Neighbour/Site Notice — A total of seven letters of objection have been
received from the occupants of two properties which share a boundary with
the application site. The objections refer to:

e The large mirrors, and their associated covers, positioned on the southern
side of the manége form a blot on the landscape.

e The lights on the application site are too bright and affect the amenity
enjoyed by the occupants of properties facing Belbroughton Road during
the night. The lights particularly affects rear bedrooms where young
children sleep.

e The business hours of New House Farm are considered excessive
particularly operating until 2100.

e Concern that New House Farm is now a commercial enterprise rather
than the domestic/recreation use originally established.

e The car park adjacent to the ends of the gardens backing onto the site is
very busy and has contained horse boxes which affect the outlook from
properties fronting Belbroughton Road.

e Late night “get togethers” on the car park produce noise late into the night
primarily during the summer.

e The lights installed have altered the value of properties facing
Belbroughton Road.
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4.0

4.1

4.2

4.3

4.4

4.5

4.6

The following suggestions are made to reduce the impact of the proposed
development:
e It is suggested that when not in use the mirrors should have covers or
curtains drawn across them.
e |tis suggested that the mirrors are relocated to a position behind the
barn in order to reduce the impact of reflected light.

Officer Comments

The applicant seeks retrospective approval for the lighting of the manége. No
additional lights would be added to illuminate the ménage; the existing lights
mounted on the adjacent stable building would be retained.

The applicant has submitted a lighting survey which demonstrates the impact
and intensity of the light across the site. The lighting survey has been
examined by an Environmental Health Officer who is satisfied that the lighting
models demonstrate no obvious errors and that there would be little light
spillage outside the manége curtilage due to the mirrors. The Environmental
Health Officer has no concerns over light nuisance at this juncture.

The impact of the lights on wildlife in the area has been taken into account. A
bat survey has been submitted which makes a range of recommendations. A
condition limiting the hours of operation of the lights would allow the site to be
left in darkness to minimise impact on wildlife.

A range of issues are raised by the occupants of neighbouring properties.

The most notable of these issues is the existence of the mirrors located on the
southern side of the ménage. These mirrors have been erected under the
provisions of Schedule 2, Part 2, Class A of the Town and Country Planning
(General Permitted Development) Order 1995 (as amended) which allows the
erection of walls, fences or other means of enclosure. Class A specifies
limitations for the height of a means of enclosure but offer no control for the
materials utilised in the erection of such a structure.

The scale of the use of New House Farm, the use of the car park and the
noise emanating from those using the car park have been taken into account
but would not be considered material considerations in this case.

The objection on the grounds that the lights have had an impact on the value

of properties fronting Belbroughton Road cannot be a material consideration
in the determination of this application.
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5.0

5.1

Conclusions and Recommendations

The application is recommended for APPROVAL subject to the following
conditions:

1. A11 (Approved Plans).
2.  Operating hours.

Reason for Approval

The proposed lighting is considered acceptable. The lighting is the minimum
necessary to light the manége, light spillage is minimised by the use of cowls
and narrow spectrum bulbs, the impact on wildlife would be minimised by a
condition limiting the operating hours and the lights would have no impact on
road users. The lighting would be considered to accord with the requirements
of Policy NR.12 of the Adopted Wyre Forest District Local Plan (2004),
Policies CP11 and CP14 of the Adopted Core Strategy (2010) and Section 9
of the National Planning Policy Framework (2012).
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Application Reference: 12/0074/FULL Date Received: 08/02/2012
Ord Sheet: 388947 279910 Expiry Date: 04/04/2012
Case Officer: Julia McKenzie- Ward: Blakedown and

Watts Chaddesley
Proposal: Single storey side extension

Site Address: FIR LODGE, BRAKE MILL, HAGLEY, STOURBRIDGE,

DY8 2XY

Applicant: Mr M Neale

Summary of Policy D.17, GB.1, GB.2, GB.6, AWFDLP

CP11, CP12 (AWFCS)
Section 9 NPPF

Reason for Referral Parish Council have objected to the proposal
to Committee

Recommendation APPROVAL

1.0 Site Location and Description

1.1

1.2

2.0

2.1

2.2

2.3

2.4

2.5

2.6

Fir Lodge is a large detached property accessed off a track which is situated
on Stakenbridge Lane in Churchill.

It is proposed to remove an existing storage area measuring 7.5m x 7.2m and
use the volume of this to upgrade an existing adjacent building in order to
bring it into use as a whole.

Planning History

306/73/A Removal of existing extensions to facilitate further
construction — Approved.

KR441/73/R Extensions and alterations — Refused.

WF/670/84 Stables.

WF/728/01 Duck/fish pond.

06/1233/FULL  Erection of 3 stables and change of use of land to the
keeping of horses, together with car parking area and
driveway — Approved.

10/0303/FULL  Erection of 3 stables and change of use of land to the

keeping of horses, together with car parking area and
driveway — Approved.
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3.0 Consultations and Representations

3.1 Churchill and Blakedown Parish Council — objection to the proposal.
The Parish Council considers that, as far as can be ascertained from the
submitted drawings, the proposed alterations appear to be creating an
additional unit of accommodation, in a Green Belt location where new
residential development is contrary to established policy.

3.2 Hagley Parish Council — no comments received.

3.3 Adjacent Authority (Bromsgrove) — No comments received.

3.3 Pipeline Authority — confirms that no apparatus situated within the vicinity of
the proposed works and therefore have no comments to make.

3.5 Neighbour/Site Notice — no comments received.

4.0 Officer Comments

4.1  The property currently benefits from an attached building which contains a
home cinema, large garage, store, WC, shower room hall and an additional
three bay storage area which is connected by a flat roofed covered walkway.
It is proposed to remove the three bay storage area and utilise this volume in
order to erect a single storey extension to the front of the existing hallway and
carry out some internal alterations in order to provide a games room, WC and
plant room.

4.2 The existing extension consists of a pitched roof section but mainly flat roof.
The new proposal would see the flat roof section and the new extension
covered with a pitch roof in order to tie into the existing. The volume of the
existing extension is 405.7 cubic metres and after removal of the large store
measuring 7.5m x 7.2m and the erection of a pitched roof above the flat
roofed extension, the total volume of this would be 397.6 cubic metres, a very
slight reduction in what currently exists on site.

4.3 The policies contained in the Local Plan relating to residential extensions such
as this proposal that lies within the Green Belt, dictate that extensions and
alterations should be in scale and harmonise with their surroundings.

4.4  Within the criteria set out in Policy D.17, extensions can cross the threshold of
acceptability, not necessarily on their impact alone but cumulatively with those
approved in the past. The proposal would need to comply with the local plan
and core strategy policies as listed above.
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4.5

4.6

4.7

5.0
5.1

5.2

Section 9 of the newly adopted National Planning Policy Framework advises
that where the accumulation of extensions is found to be disproportionate, it is
considered to be inappropriate development in the Green Belt and therefore
harmful to it unless very special circumstances are put forward to outweigh
this harm. However, in this instance the proposal relates to a replacement
extension rather than a completely new addition.

Overall in terms of aesthetics, the resulting extension and pitched roof would
have a better relationship with the main house, ultimately lessening its impact
on the Green Belt. As the proposed extension and new roof would not add
any additional volume to the existing property, it is considered that the current
proposals can be supported.

Regarding the comments received from Churchill and Blakedown Parish
Council. The plans as submitted give no indication that the extension is to be
used as a separate unit of accommodation. If this were to occur in the future,
a planning application would be required and determined on the policies in
place at the