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REPORT TO CABINET






13 November 2007 









 
TITLE OF REPORT: Former Auction Mart, Crawcrook Interim Policy Advice
   
REPORT OF: Derek Quinn, Group Director Development and Enterprise

   

Purpose of the Report 

1.
To request Cabinet to recommend Council to approve and adopt Interim Policy Advice (IPA) for the site of the former Auction Mart, Crawcrook. 


Background 

2. IPA is intended to clarify and amplify policies contained in the Unitary Development Plan (UDP). Council adoption of IPA will make it a material consideration and afford it considerable weight in determining planning applications. This IPA covers the mixed-use site MU15 allocated in the UDP. The purpose of the IPA is to guide development on the site for a mix of uses including new doctors’ surgery, housing, car parking, nursery and church.  
3. The site was previously occupied by Pattinson’s Auction Mart, which ceased trading approximately five years ago, since when it has been vacant. The site owners have sold various plots over the years leaving it with a diverse range of uses on its periphery.  These include Crawcrook Pentecostal Church, Crawcrook Surgery, Bright Sparks Nursery and allotments. The owners now wish to sell the land. Discussions were held with interested parties during summer 2006 to assess their needs and these comments have been considered when preparing this IPA.

4. Cabinet approved draft IPA for consultation on 22 May 2007 (Minute No C17). A six week consultation was undertaken between late May and early July. Generally, all respondents to the consultation supported development of the site. Respondents were particularly supportive of the proposal for public car parking provision. The findings of the exercise are summarised at Appendix 3 and the changes between the consultation draft and the document now being considered are included at Appendix 4. 

5. The site owners submitted an outline planning application in April this year for 33 houses. Permission was refused in June on the grounds that the proposal did not meet the requirements of the UDP. There was no provision for a new medical facility, no affordable housing, no public car parking and inadequate public open space.

6. Since the refusal of the planning application Council officers have endeavoured to bring all parties with an interest in the site together. This has included the owners’ agent, the Primary Care Trust, the medical practice and their developer in order to achieve a satisfactory outcome.

  

Proposal 

7. The site is identified for mixed-use development in the UDP. The mix of uses required on this site seeks to resolve land use issues and meet local needs that were evident prior to, and during, preparation of the UDP. There a number of specific needs that this site should seek to accommodate:

· a new surgery to meet the current and future demands of the practice and its users;
· village centre car parking to relieve pressure on the surrounding residential streets;

· a sustainable and mixed residential community; and,

· potential on-site relocation of the existing nursery and church that would achieve comprehensive redevelopment.

8. The IPA proposes that all land within the boundary identified on Figure 1 (see Appendix 2, page 5) be redeveloped for a mix of uses. Development should accommodate the potential for expansion and / or relocation of the existing surgery, Bright Sparks Nursery and Pentecostal Church and the introduction of new uses including car parking, open space and housing.


Recommendations

7.
The Cabinet is asked to recommended Council to approve and adopt the Interim Policy Advice attached at Appendix 2.

For the following reasons:


To amplify and clarify the mixed-use policy in the Unitary Development Plan and to guide development on the site. This could include new doctors’ surgery, housing, car parking, nursery and church.  


 

CONTACT:    Richard Connor extension 3450 



PLAN REF:  2947

APPENDIX 1


Policy Context 

1. Regeneration of this site meets the objectives of the Governments’ Sustainable Communities Agenda. It is consistent with the updated Sustainable Community Strategy – Vision 2030. It is consistent with the Council’s Corporate Plan, in particular the proposals support Corporate Priority 1: Building Stronger Communities, Corporate Priority 4: Improving Accessibility, Connectivity and Economic Prosperity and Corporate Priority 6: Ensuring a Sustainable Gateshead.   The proposals are also consistent with the Gateshead Housing Strategy and the Gateshead UDP. 


Background 

2. 
The site was previously occupied by Pattinson’s Auction Mart, which ceased trading approximately five years ago, since when it has been vacant. The site owners have sold various plots over the years leaving it with a diverse range of uses on its periphery these include Crawcrook Pentecostal Church, Crawcrook Surgery, Bright Sparks Nursery and allotments. The owners now wish to sell the land. Discussions were held with interested parties during summer 2006 to assess their needs and these comments have been considered in preparing this IPA. 

3.
The site owners submitted an outline planning application in April this year for 33 houses. Permission was refused in June on the grounds that the proposal did not meet the requirements of the UDP. There was no provision for a new medical facility, no affordable housing, no public car parking and inadequate public open space.

4.
Since the refusal of the planning application Council officers have endeavoured to bring all parties with an interest in the site together. This has included the owners’ agent, the Primary Care Trust, the medical practice and their developer in order to achieve a satisfactory outcome for them and the wider community of Crawcrook.


Consultation

5. The Cabinet Members for Economy, Housing and Transport, and Sustainable Communities West together with Crawcrook and Greenside ward members have been consulted.   
6. An objection relating to this site (MU24) was heard at the UDP Public Inquiry in October 2006. The site owner objected to the inclusion of additional open space and village centre car parking on the land and was represented at the UDP Public Inquiry. The Inspector’s report on the Plan amended the open space policy and the Plan was adopted in July 2007.

7. In preparing this IPA, businesses within the boundary of mixed-use site (MU15 in the UDP) were contacted during summer 2006 to discuss the uses proposed for the site, receive comments and to assess their future needs. Those consulted, namely the church, surgery and nursery generally supported the uses proposed for the site. Following approval of the draft IPA in May 2007 a six-week public consultation exercise was undertaken. A copy of the draft IPA together with a response sheet was delivered to all businesses, residents and landlords within and directly adjacent to the site. As well as seeking their comments they were invited to contact officers to discuss the proposals. Copies of the draft IPA together with response sheets and a collection box were available at Crawcrook Library and the document was available electronically on the Council’s website together with an e-mail consultation sheet. 

8. Thirty responses were received; all supported redevelopment of the site for housing, a new medical centre and village centre car parking. There was explicit support for the car parking and affordable and sustainable family housing. However, there were some concerns raised: amenity issues with regard to new development and existing housing, loss of the garaging in the north-west corner of the site, proposed pedestrian routes would contribute to anti-social behaviour and the inclusion of 16 Kepier Chare within the site boundary. A summary of the responses received is attached at Appendix 3. A consultation feedback leaflet has been produced summarising comments and responding to concerns. This will be delivered to all those included in the original consultation. 
9. Following consideration of the consultation findings and to reflect changes to the UDP necessitated by the Inspector’s recommendations, a number of changes have been made to the IPA now recommended for approval and adoption. These changes are identified in Appendix 4.


Alternative Options

10. The Interim Policy Advice supports the mixed-use policy (MU15) in the UDP and provides a robust framework that will guide development on the site to achieve the best outcome for the community.

11. The lack of IPA may mean development is fragmented; the surgery continues to
be housed in an inadequate building; the shortage of village centre car parking continues to detrimentally impact on businesses and residents; housing does not meet local needs and the site is impermeable to pedestrians.

Implications of Recommended Option 

12. 
Financial Implications - The Strategic Director, Finance and ICT confirms that there are no cost implications arising from the adoption of this IPA.
13.
Risk Management Implication - Implementation of the IPA will be dependent on the private sector and it is they who will bear the majority of risk burdens. 

14. 
Human Resources Implications   - It is considered that this process will be managed within existing staff resources.

15. 
Equality and Diversity Implications – This IPA seeks to ensure that the advice that it provides meets the diverse range of communities within Gateshead.

16. 
Crime and Disorder Implications –This IPA aims to have a positive impact on crime and disorder issues and should reduce crime and anti-social behaviour.
17. 
Sustainability Implications - Environmental sustainability is integral to the objectives contained in this IPA ensuring that economic and social issues are balanced against the environmental impact of redevelopment.
18. 
Human Rights Implications - There will be Human Rights implications under Article 8 (the respect for an individual’s private and family life and their home) and Article 1 (respect for personal possessions), of the first protocol. These have been considered in national legislation (Planning and Housing Acts) that provide the necessary legal framework and measures to ameliorate their impact.
19.  
Area and Ward Implications – The IPA affects the Crawcrook and Greenside 
ward situated in the West neighbourhood management area.

APPENDIX 3

Summary Of Consultation Responses 

· The Council received 30 responses in total. 29 using the response form and 1 via the Council’s website.

· All respondents supported redevelopment of the site.

· Of the 13 respondents who selected a preferred redevelopment scenario the majority (8) chose comprehensive redevelopment i.e. all existing buildings cleared and new premises re-provided on site.

· 30% (9) of respondents explicitly stated support for the provision of village centre car parking.

· Other stated areas of concern were:

· Concern over potential for 3-storey development (27% of respondents)


· Amenity issues with regard to new development & existing housing (17% of respondents)

· Concern over the loss of the garaging in the NW corner of the site (13% of respondents)

· Concern that new pedestrian access & routes would lead to anti-social behaviour (13% of respondents)

· Objection to 16 Kepier Chare being included within the site (10% of respondents)

APPENDIX 4

Significant Changes Following Public Consultation 

1. UDP policy references have been revised where necessary as a result of the recommendations made by the planning Inspector following the Public Inquiry into the replacement UDP in 2006. 

2. The following paragraph titles and numbers refer to those used in the Draft IPA approved for consultation in May 2007.

Comprehensive redevelopment – paragraphs 17, 18 and 19

3. Three potential ‘redevelopment scenarios’ were presented illustrating how the site might redeveloped depending on which buildings were cleared and uses relocated.

4. Following consideration it was considered that this approach was un-necessary and confusing and that the Council’s preferred option of comprehensive redevelopment could be communicated more clearly using text. 
Re-provision of garaging – ‘Site uses’ – paragraph 23

5. Residents expressed concern that if the garaging and turning area at the end of the back lane between Chamberlain Street and Clifford Terrace were lost, this would create traffic problems in the vicinity.

6. Paragraph 23 of the revised IPA requests that developers ‘give consideration to the reprovision of any garaging and turning area lost as part of the redevelopment.’
‘Public Open Space’ – paragraphs 34 and 35
7.
The Inspector recommended that the provision of public open space as a specific use on this site should be deleted, as there is already a good amount within the vicinity. Consequently the current allotment space can be used for development rather than public open space. There still remains the standard requirement for open space as part of the residential development and developers will be have to meet this.

Pedestrian routes – ‘Fig. 3 - Movement & Permeability’

8. Residents expressed concern that the proposed pedestrian routes to and through the site would create anti-social behaviour.  

9. The proposed pedestrian routes are essential to allow the public, and particularly children, to move around and through the site safely. Due to the proposed uses on this site it is important that any new development is accessible as possible. However, on the ‘Movement & Permeability’ plan the proposed pedestrian access point at the end of the back lane between Clifford Terrace and Clifford Gardens has been removed.

Flood Risk & Climate Change – paragraphs 46, 47 and 48
10. These two sections have been added to reflect UDP policy (Flood Risk) and emerging regional and national policy guidance (Climate Change).
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