PLANNING APPLICATION NUMBER:P08/0227

Type of approval sought Outline Planning Permission

Ward LYE & WOLLESCOTE

Applicant Nickolls & Perks Ltd

Location: 180 - 184, HIGH STREET, LYE, STOURBRIDGE, WEST MIDLANDS,
DY9 8LH

Proposal OUTLINE APPLICATION FOR THE DEMOLITION OF EXISTING

DWELLING AND ERECTION OF (A1) RETAIL UNIT WITH FOUR
FLATS ABOVE (C3) (ACCESS, LAYOUT AND SCALE TO BE
CONSIDERED)

Recommendation | APPROVE SUBJECT TO A 106 AGREEMENT
Summary:

SITE AND SURROUNDINGS

1.

The site contains two buildings ( a hot food takeaway and vacant retail unit ) fronting
Lye High Street and immediately adjacent to them ‘Pocket Park’, a rectangular hard
landscaped area containing benches and a clock which is enclosed on its sides by

the flank walls of adjacent buildings and by railings to the rear. Behind the buildings
and ‘park’ is a large surfaced area used for parking and servicing by a restaurant at
no.178 High street. Access to this area is gained via Church Road, a residential cul-

de-sac located off the High Street.

The High Street is a busy commercial centre containing a number of retail,
restaurant ( A3 ) and hot food takeaway ( A5 ) uses, with most of the buildings being

terraced and of domestic scale, located at or close to back of pavement.

PROPOSAL

3.

Outline consent is sought to erect a three storey building at the site, with a retail (
Al) unit at ground floor and 2no. two-bed flats at each of the first and second floors
( the second floor is to be provided in the roofspace ). The proposal involves the
demolition of the existing buildings at the site and also the loss of Pocket Park. The
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existing parking area at the site is to be used to provide 8no. parking spaces for the
development. Details of the scale, layout and access to the site have been
submitted for consideration at this stage, with design and appearance reserved for

subsequent approval.

HISTORY

4, None relevant.

PUBLIC CONSULTATION

5. The Reverend of Christ Church on the High Street objects to the proposal on the
grounds that it would result in the loss of a community facility ( Pocket Park ) and an

existing commercial use ( the takeaway at n0.180 ).

6. The Chairman of the Lye Area Regeneration Alliance is of the opinion that the
existing buildings should be retained and refurbished. He has also expressed
concern that the removal of the park ‘would severely alter the appearance of the

High Street’ as it is a ‘well used and well maintained facility’.

7. Two Ward Councillors have expressed concern over the loss of the park, additional
volume of traffic on the High Street resulting from the development, the impact of
the development on the existing parking arrangements at the site, and the loss of
existing businesses. Another Ward Councillor has requested that the murals and

street furniture within the park are relocated.
8. A letter of support has been received from a resident of Church Road, who is of the

opinion that the development would help the regeneration of this part of Lye and

that the loss of Pocket Park is not an issue as ‘no one wants to sit in there’
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OTHER CONSULTATION

9. Group Engineer ( Development ): no objection.

10. Head of Environmental Health and Trading Standards: no objection subject to the

imposition of conditions intended to limit potential noise disturbance to new and

existing residents from commercial activities at the site.

RELEVANT PLANNING POLICY

11. Adopted UDP 2005

Policy DD1 ( Urban Design );

Policy DD2 ( Mixed Use );

Policy DD3 ( Design of Retail Development );

Policy DD6 ( Access and Transport Infrastructure );

Policy DD7 ( Planning Obligations );

Policy CR5 ( Regeneration and Development of Centres );

Policy CR13 ( Residential Development in Centres );

Supplementary Planning Guidance

Planning Obligations SPD

ASSESSMENT

12. Key Issues

Principle of development;

Scale;

Layout and access;

Planning obligations.
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13.

14.

15.

Principle

The site lies within a District Centre. Policy CR5 of the UDP advises that the vitality
and viability of centres will be maintained and enhanced by ensuring that they
remain the primary focus for new retail development. Policy CR13 encourages new
residential development within centres as it too can positively affect their viability
and vitality. Policy DD2 supports mixed use proposals within centres, as they have
the potential to provide interest, diversity and vitality in the urban environment and
can provide sustainable forms of development. The loss of the existing takeaway at
the site is not unacceptable in policy terms. The principle of the proposed
development is therefore acceptable.

Scale

The proposed building is both wider and taller than the adjacent buildings. The
street scene along the High Street is characterised by buildings of varying widths,
heights, roof eaves and ridge levels, and depths. In this context the proposed
building is considered to be of an acceptable scale. Dormers can be satisfactorily
accommodated into the front elevation without detriment to the character of the area
( which will in any case be the subject of consideration at reserved matters stage ).
The proposal is in accordance with Policy DD1 of the UDP which requires that all
new development should make a positive contribution to the character and
appearance of an area with appropriate massing, bulk and height.

Layout and Access

The proposed shop front has a large glazed area which is in scale and proportion
with the existing street scene, thereby ensuring an active elevation to the High
Street in compliance with the requirements of Policy DD3 of the UDP. The provision
of a service area to the rear of the building meets another requirement of that policy

which is to ensure that service areas are not visible from public areas.
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16. The development will make adequate provision for access and egress by vehicles (
in accordance with Policy DD6 ) by reusing the existing access to the rear
service/parking area off Church Road. The provision of 8 parking spaces is
sufficient to meet the needs of future occupants of the flats and staff/customers of
the retail unit. The existing restaurant at 178/179 High Street currently uses this
access and parking area — should the development proceed then parking and
servicing of the restaurant will have to take place within its own boundaries ( there is
sufficient space to accommodate staff/customer parking and servicing vehicles ).

Planning Obligations

17.  Policy DD7 of the UDP and the Planning Obligations SPD require that new
residential developments should contribute to play/open space provision and
enhancement, and library, public realm and transport improvements in the wider
area in line with the increase in users resulting from the development. This can be
secured by condition and subsequently dealt with in a Section 106 Agreement. The
applicant has indicated acceptance of this principle and the recommendation is

made on this basis.

Other Issues

18.  With regard to the concerns of objectors to the loss of Pocket Park, the site is
privately owned and there are no UDP policies which could be used in this instance
to safeguard it as a community facility from potentially inappropriate development.
The existing clock within the park is to be retained in front of the proposed building.
The benches and murals are removable - the public realm element of the Section
106 Agreement can be used to ensure that, via consultation with relevant Officers,
they are moved to alternative locations within the District Centre to ensure their

continued use and enjoyment by the local population.

CONCLUSION

19. The proposed mixed retail and residential development is acceptable in principle in

this district centre location. The proposed scale of the building, layout and means of
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access to the site are all considered to be appropriate. The proposal therefore
complies with Policies DD1, DD2, DD3, DD6, DD7, CR5 and CR13 of the UDP.

RECOMMENDATION

20. Itis recommended that the application is approved subject to:

a) the development not be beginning until a scheme for the submission and
approval of a planning obligation to guarantee the payment of £4069.17 for
off site public open space/play provision and enhancement and library, public
realm and transport improvements has been submitted to and agreed in
writing by the Local Planning Authority, and

b) The following conditions, with delegated powers to the Director of the Urban

Environment to make amendments to these as necessary,

Reason For Approval

The proposed mixed retail and residential development is acceptable in principle in
this district centre location. The proposed scale of the building, layout and means of

access to the site are all considered to be appropriate.

The decision to grant planning permission has been taken with regard to the
policies and proposals in the Dudley Unitary Development Plan set out below and to

all relevant material considerations including supplementary planning guidance:

Policy DD1 ( Urban Design );

Policy DD2 ( Mixed Use );

Policy DD3 ( Design of Retail Development );

Policy DD6 ( Access and Transport Infrastructure );

Policy DD7 ( Planning Obligations );

Policy CR5 ( Regeneration and Development of Centres );

Policy CR13 ( Residential Development in Centres );
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The above is intended as a summary of the reasons for the grant of planning

permission. For further detail on the decision please see the application report.

Note For Applicant

For the avoidance of doubt, this permission relates to drawing no.s 516/1 and
516/2.

Conditions and/or reasons:

1. The development hereby permitted shall be begun before the expiration of three
years from the date of this permission.

2. Approval of the details of the design and external appearance of the building and
landscaping of the site ( hereafter called the ‘reserved matters’ ) shall be obtained
from the local planning authority before any development is begun.

3. Application for reserved matters approval must be made not later than the
expiration of three years beginning with the date of the grant of outline planning
permission; and the development to which the permission relates must be begun
not later than the expiration of two years from the final approval of the reserved
matters or, in the case of approval on different dates, the final approval of the last
such matter to be approved.

4. The development shall not begin until a scheme for the provision of off-site public
open space and play area improvements and library, public realm and transport
improvements has been submitted to and approved in writing by the local planning
authority. The scheme shall include the method, timing and arrangements to comply
with the Council’s policies for the provision of the infrastructure required in
connection with the proposed development.

5. The public realm improvements referred to in Condition 4 shall include details of a
scheme for the removal of the existing murals and benches within Pocket Park and
their relocation within the Lye District Centre area and the protection of the existing
clock and the reinstatement of the footway mosaic surrounding it. The costs of
these works shall be borne by the developer. These works shall be carried out in
addition to any other public realm improvements identified by the Council as being
necessary as a result of the approved development.

6. Development shall not begin until details of the type, texture and colour of materials
to be used in the external elevations have been submitted to and approved by the
local planning authority.

7. No development shall commence until details of a secure and undercover area for
the parking of cycles has been submitted to and approved in writing by the local
planning authority. The development shall thereafter be carried out in accordance
with the approved details and the parking area retained for the life of the
development.

8. Development shall not begin until a scheme for protecting the proposed dwellings
from noise from road traffic on High Street and ground floor commercial uses has
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been submitted to and approved by the local planning authority, and all works which
form part of the scheme shall be completed before any of the permitted dwellings is
occupied.

9. Any fixed plant and/or ventilation/extraction equipment to be installed at the site
shall not cause background noise levels to be increased by more than 5dB(a) as
measured under BS4142 ( 1990 ) and its subsequent amendments.

10.Before any plant and machinery is used on the premises it shall be mounted so as
to prevent conducted noise and vibration in accordance with a scheme to be agreed
with the local planning authority.

11.Before any plant and machinery is used on the premises it shall be enclosed with
sound-insulating material in accordance with a scheme to be agreed with the local

planning authority.

45



P08/0227
_._U;ﬂl.w@

|

_ f

| m ﬂ_ﬂ._-_—“_ﬁ—m

|
f a 07.12 planting

shared access to raar of
_ /

__ nos. 178 - 185 High Strest

“ _ 10687 (5| _
S | E 8
a tremeiary ﬂ»_._.w._,n_.ah ning epplicstion " — —-llJ__. [
O | PDENE0S 5 _ \ |
_. N __ H “. i
R "u ___. __ 2 v __ 2 WJ
: \ _ s | s
h T __._. __ lm. { m
rn.lu ( \\_ _ 1087 m\ﬁ. _ | |
{ 1500 high fencs I N ( _ .
u | enciosing bin #res 7 _ _ ___ 2 v _ : _.v
o | | | : :
C __ | _ _ { m m
I | _ i
\E\ D5.45 _" _II[r_ _.| _JIIJ
" _ _" _ e — | —— = n
| | T x DIy~ = i
_ | e | | 1 _ il & 1
.// ( \ | _ = _ . Enuf bedroom
" r—— | =, e —
m __ | ! B | _ |
M 1_ \_ _ 7 T = _u_.___"_.__,._ ﬁwm B _Lp._. Eﬁm ” =
i g ~ 4 e
ratail unit | 2 . fioor level 110.78 living EE.:
finished flopr level . ! : e kitch | livi :
178/179 High Street .__...__-.w.n.m . 185 High Street __ 178/179 High Street ek Ll 178/179 High Street _
o o e T IR o e | o | “ R e
A |.|.I|.r.l..|.|.l..|..l, 3 ._ % \.\ | __ TSR I...,|:r|.| ﬁl[..l_. fizt roof ver ratall unit Pt | : : o
SN o |
n_....\n_wm\ clock 1 u\.m~| _ [
siorm and foul connection 1o 104 to be retained —_ (o)
/,.rr.l adoplad m.m,____.mﬂlrfa..uuVr @ s = < = < 4
| TeeE E £ 5 E
51 a1 S| Tl = | BN
> F gL g V WV nv mv gl
PR oo s on ] R | R combined adopted sewar
7 bt e o ST IS SR PO W

e, High Street
Fil

proposed b proposed proposed
ground floor plan first floor plan second floor plan

i

& "
— A E\
#

0.5, banch mark 104 .06 m

church

A Sl John Dutton architect
demolition of existing hot food L pits ks

takeaway and flats m..___cmzbﬂ utton@blueyonder.co.uf_
and redevelopment = :
with a retail unit and 4 flats 1/200

site of 180 - 184 High Street Lye Jan 2008

TaRIng mumber

proposed plans MHm\ 1




P08/0227

LOCATION PLAN

location plan 180 - 184 High Street Lye

scale 111250

;&

(& Croem Copyright 2005, A1

nohE ressrwved. Lirenes: number 3ONIEGSST

47



church

_ o ] _
q 2 \E _
AL oE %_ma.. d | |ﬂ
_ 7 A
| . |

180/181 7 open area
High Street _ _

185 High Street

._

s

R

existing site layout

design m:n access statement

The Design Component

1 Use
= developmantio be for retzil and residential use

surrondings of the sita and area are also heve retail and rasidential use

il peopls will have ‘inclusive access’ from the front viz level access to retail unit

and from the rear by use of & lifi to the retall unit and by 500 entrance door sate to flats

2 Amount of Developmen
o Development proposed for ssch use:
retall space = 220 sq.m.
residential = 4 2 bad fiats
distribution -along site frontags
surronding development - slso along road frontage.
development is appropriats because It completes the strest frontage

not a larger sits
accessibility between parts of the development is being maximised by use of the car park.

3 Layout

¥ The layout has hean chosanbecuasa it provides pedestrian routes for residents to the
proposed fizts and also occupiers of adjoining buildings and flats. Thess access routss can
ba monitored to assist with crime prevention. Chnages In level within the site are used to
faciiitats car parking closs to the resr sccess
to the retzll unit and to the propsad fiats.

Gatad rear access will assist with safety
Layout has been planned to retaln the existing clock to create a vibrant &nd successful place.

Very closs to bus routs so minimel travel distances

retall unit is orisntated to High Street
bedrooms to fizts face away from the High Strest Le. to the gquister side of the site.

THE LAYOUT IS NOT RESERVED AT OUTLINE APPLICATION STAGE

4  Scle
! helght has besn &mived &t by reference to adjoining buildings and also by reference to
the bulldings on the other side of the High Street which are generzily taller.
The size of buliding parts;

design and access statement cont/

RETAIL UNIT

the shopfront to the retail unit is 2 shell for fitting out when & tenancy is apreed. However it is

intended that the shop front should be glazed to allow people to view when passing. Outsides
opaning hours it is liksly that the tenant will require security shutters for which a separsts

planning application would be necessary.
horizontal circulation parametar with in the retail unit - Jiftat the rear and accessible w.c. to

&t the rear of the unit.
FLATS
frontage of the fists will be sst back from the front of the retall unit to align with the first fioor of

the fiat above nelghbouring property no. 185 High Street
There will not ba & lift serving the flats. Each fiat will have 2 bathroom to comply with

building regulstions.
SCALE IS8 NOT RESERVED AT OUTLINE APPLICATION STAGE

in
RESERVED AT THE OUTLINE APPLICATION STAGE

The principles that will adviss any future landscape scheme prupared for the sits will be.

PLANTING
exsa of maintenance.
all year round lsaf or fiower cover.

FAVED SURFACES
even surfaces to essist wheslchalr users
shallow gradients 1o assist whesichair users

porous parking erees to control surface water run-off

EXTERMAL LIGHTING
secured by design lighting to provide a safe environment for visliors to the flats and to staff

of the retall unit. Lighting to use low enargy fittings.
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desian and access statement cont/
m Eaﬂnﬂ_

RESERVED AT THE OUTLINE APFLICATION STAGE

The principies behind the intended appssrance;
mainly brick external walls with tiled pitched rocfs. fist roofs will have high performance

feit finish with insurance becked guarantae.

Flat windows will be timber framed and double glared

retall unit windows to ba Instalied by the shop fitting contractor and are llkely to be

aluminium framed with 1000 clear width entrance door
frame door and fittings to be colour contrasted to assist visually impaired peopie
door handie not to be cold to the touch and to be at 2 height which can be operated from & wheelchair

door opening pressure not to exceed 30N to open from 0 to 30 degrees and 225 N from 30 to 60
degrees and to have time delay to allow wheslchalr users to pess through.

The Access Component

approach adopted will be to comply with bullding regulstions
consultstion - reference mads to guldance from "Access in Dudiey'
specific issues - gradient across site - lift is 1o installed for the retall unit

access from existing transport network - rall station within 1/2 mils and on bus routs with
bus stop within 200 meatres.

main polnts of access arme onto existing adopted roads adjoining the sits

sceelss routes within the site have been chosen to also maintain access to users of adjoiing
buildings nos. 178/ 7% and 185 High Strest.

Management company will be established to act on behalf of property owner and tenants 1o
maintzin the access component features.

side elevation

facing east

design and access statement cont/

The Access Component continued

flats to have 1200 wide hallway, and bathroom lald out to comply with regulstion requiremsnts
front of shop to heve level eccess and entrance door as described under the heading appearance

paving to have gradients and landings and cross gradient=s to comply with building regulstions

lHustrative Materizl
HOT REQUIRED FOR THIS EIFE OF DEVELOPMENT

P08/0227
.muwﬂ,?m DMFJ

48

demolition of existing hot food
takeaway and flats

and redevelopment

with a retail unit and 4 flats

site of 180 - 184 High Street Lye

existing plans, proposed sections and
W elevations & design and access statement

john.dutton@blueyonder.co.uk,

_
| saies o

John Dutton architect
tel 01384 378515 |

1/200

3J

Jan 2008

drrutng mnsher _ s

516/2






