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1.0 The Application Site and the Surrounding Area

1.1
The application site is situated on the eastern side of Station Road at its northern end on the south-eastern corner of the junction of Station Road with Christchurch Avenue.  It is within walking distance of the High Street where the full range of shopping facilities and amenities are on offer serving the residential hinterland.

1.2
The application site itself forms an oblong shape and comprises an area of 0.1245 hectares.  The site is situated within the heart of a residential area, although to its north is the High Street, to its west is the six-storey Travelodge hotel and Teddington Business Park and to its south lies Teddington mainline railway station.  The town centre boundary for Teddington runs adjacent to the western boundary of the site along Station Road.
1.3
The application site comprises the main church building.  It does not include the church hall, which is situated to the east of the main church and nor does it include the scout hall building, which is situated to the south of the main church.  The latter elements have been retained by the church to continue with their reduced community functions serving the local people and community.
1.4
The main church building is typical of most church buildings, which involves a large central core to the building on a single level with full height space into the roof area with a main central aisle together with further secondary aisles in-between the pews on either side.  It comprises a substantial building, which accentuates the corner of Station Road with Christchurch Avenue and provides an important landmark.  Given the architectural interest of the building, it is designated as a Building of Townscape Merit (BTM) and in view of the contribution of this heritage asset, the boundary of the High Street (Teddington) Conservation Area has recently been extended to include the church.
1.5
The High Street (Teddington) Conservation Area lies in the centre of Teddington midway between Twickenham and Hampton.  It incorporates the length of the High Street between the railway line to the west and Kingston Lane to the east.  It adjoins Teddington Lock Conservation Area to the east.
1.6
The High Street (Teddington) Conservation Area forms part of the varied busy commercial centre of Teddington.  It has a traditional high street character of mainly specialist shopping, importantly retaining an exceptional number of fine original shopfronts and some remarkable single-storey shop units built on the frontage of older houses. This is a unifying feature of the area.
1.7
The High Street is enclosed by an eclectic mix of predominately two-storey traditional brick 18th Century and later Victorian buildings on distinctively narrow plots to the north side, addressing the more imposing three-storey Edwardian shopping parades, in well detailed red and yellow brick, to the south side.  The variety of building forms, facades and roofscape here provides great interest and diversity to the streetscene.  Key buildings include the listed 18th Century buildings of Elmfield House and Nos. 79-85 High Street and the exceptional “modern” building of Lloyds Bank with its distinctive concave stone frontage.
1.8
The application site is in a very sustainable location with good access to the full range of convenience and comparison goods shopping and local amenities within Teddington town centre, not least the range of public transport nodes, particularly Teddington mainline railway station providing regular services to London Waterloo, and the bus services operating along High Street, which is a local distributor road providing immediate links to the neighbouring towns of Richmond, Twickenham, Whitton, Kingston and Hounslow.

2.0
The Application Proposals

2.1
The proposed development would involve the conversion, extension and alteration of the existing church building to provide for 6 x 2 bedroom flats over four levels together with 6 off-street car parking spaces, motorcycle parking, garden amenity areas and refuse, recycling and cycle parking areas.

2.2
The ground and first floor accommodation would comprise of 4 x 2 bedroom split level flats, the second floor level would comprise a 2 bedroom flat and the third floor level roof level would also comprise a 2 bedroom flat.  The proposed accommodation would be achieved by increasing the height of the existing towers, the creation of window and door apertures and the insertion of dormer and velux windows.

2.3
The proposed conversion would maintain the two existing pedestrian and vehicular points off Station Road and would form a sweeping driveway arrangement in a one way direction.  This would enable the provision of 5 angled car parking spaces behind the front boundary wall and one car parking space along the northern side boundary.  The areas around the church would allow for the provision of the requisite garden amenity and planting areas to serve each of the proposed flats.

2.4
A separate planning application is currently being considered by the church in respect of various improvements and modifications to the retained church hall and scout hall buildings and this practise has been retained in that regard in order to deliver a comprehensive design solution, albeit that the two proposals are being pursued by separate parties and planning applications.
3.0
The Application Drawings

3.1
For the avoidance of any doubt, the proposed planning application comprises of the following plans and supporting documents.



Ordnance Survey


-


Site Location Plan

Drawing No. 205/26/P1

-
Existing Floor Plans





Drawing No. 205/26/P2

-
Existing Elevations





Drawing No. 205/26/P3

-
Existing Site Plan





Drawing No. 205/26/P4

-
Proposed Ground Floor Plan




Drawing No. 205/26/P5

-
Proposed First Floor Plan



Drawing No. 205/26/P6

-
Proposed Second Floor Plan



Drawing No. 205/26/P7

-
Proposed Third Floor Plan



Drawing No. 205/26/P8

-
Proposed Elevations



Drawing No. 205/26/P9

-
Proposed Site Plan



Drawing No. 205/26/P10

-
Typical Section



Drawing No. 205/26/P11

-
Proposed Roof Plan



Original Design Proposals for the Church in 1870

Planning, Heritage Design & Access Statement

Sustainable & Renewable Energy Report
Tree Report & Tree Protection Plans

Milestone Commercial Marketing Report & Appraisal - July 2013

Sneller Commercial Marketing Letter dated 29 May 2015
Sneller Commercial Sales Particulars 2014
Sneller Commercial Sales Particulars 2015
Reverend Dominic Stockford Letter dated 28 April 2015

Bradbrook Consulting Letter dated 5 May 2015

Bradbrook Consulting Scoping Report

Consol Associates Letter dated 14 May 2015

Consol Associates Structural & Remedial Works Report & Costings

Full Planning Application Form

Community Infrastructure Levy Forms

4.0
Planning History

4.1
The only planning history that is directly relevant to the proposed development is an application submitted under Part 31 of the Town and Country Planning (General Permitted Development) Order 1995, which sought to determine whether the demolition of the church building, a community hall and scout hut required a prior approval.  This application was refused on the grounds that during the consideration of the application, the boundary of the adjacent High Street (Teddington) Conservation Area was extended to include the church building and therefore the proposals for demolition did not meet the pre-requisites of the prior approval application.

5.0
Pre-Application Submissions and Advice

5.1
On 22 December 2014, the applicant submitted a pre-application enquiry to the Council seeking their views on possible alternative uses for the church building to include residential, retail, restaurant, offices or other community uses.
5.2
A meeting was held with the handling Officer on 24 February 2015 to consider the same and the applicant was advised on the need to demonstrate compliance with the Council’s policies involving the loss of community use facilities.  Notwithstanding this, the Council did not favour retail or restaurant uses because the site does not fall within the Teddington town centre boundary and concerns were expressed about traffic and the impact on the neighbouring residential properties.

5.3
The pre-application enquiry was left open to allow for the applicant to submit detailed designs for further consideration.  This was undertaken on 15 May 2015 and a site meeting with the Conservation Officer took place on 4 June 2015.  The Conservation Officer spent considerable time at the site to fully understand the proposals and they were very warmly received and the applicant’s approach to saving and restoring the existing building were commended.
5.4
The pre-application advice from the Conservation Officer was written on 17 June 2015 and issued to the applicant on 30 June 2015.  Much of the comments relate to the interior of the building, which are not afforded any protection.  Comments have also been made in respect of the proposed dormer and velux windows, and these are considered in detail in the planning assessment of the proposed development.
6.0



National, Regional and Local Planning Policy

6.1
In accordance with Section 38(6) of the Planning and Compulsory Purchase Act 2004, the Development Plan for the Borough is the adopted Core Strategy (2009) and the adopted Development Management Plan (2011).  Additionally, national Government advice in the adopted National Planning Policy Framework (2012) and the London Plan (2012) are material to the application.

National Planning Policy


National Planning Policy Framework (2012)

6.2
The purpose of the planning system is to contribute to the achievement of sustainable development.  Sustainable development means development that meets the needs of the present without compromising the ability of future generations to meet their own needs.

6.3
In accordance with the advice at Paragraph 7, for the planning system delivering sustainable development means planning for prosperity by ensuring that sufficient land of the right type, and in the right places, is available to allow growth and innovation, providing an increased supply of housing to meet the needs of present and future generations, protect and enhance our natural, built and historic environment and to mitigate and adapt to climate change, including moving to a low carbon economy.

6.4
Pursuing sustainable development involves seeking positive improvements in the quality of the built, natural and historic environment, as well as people’s quality of life.  To this end, the advice at Paragraph 9, amongst other things, seeks to replace poor design with better design, improve the conditions in which people live, work, travel and take leisure and widening the choice of high quality homes.

6.5
In the context of the presumption in favour of sustainable development and decision taking, the advice at Paragraph 14 states that this means approving development proposals that accord with the development plan without delay; and where the development plan is absent, silent or relevant policies are out of date, granting planning permission unless i) any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in the NPPF as a whole; or ii) specific policies in the NPPF indicate development should be restricted.

6.6
In light of the above, the advice at Paragraph 15 states that all plans should be based upon and reflect the presumption in favour of sustainable development, with clear policies that will guide how the presumption will be applied locally.

6.7
The advice at Paragraph 49 states that housing applications should be considered in the context of the presumption in favour of sustainable development.  This is further reinforced at Paragraph 50 where there is a greater emphasis to deliver a wide choice of high quality homes based on current and future demographic trends, market trends and the needs of different groups such as families with children and people wishing to build their own homes.

6.8
With regard to design, the advice at Paragraph 57 states that it is important to plan positively for the achievement of high quality and inclusive design, including individual buildings.  Paragraph 58 further advises that developments should respond to local character and reflect the identity of local surroundings, while not preventing or discouraging appropriate innovation.  Paragraph 59 further reinforces this by stating that design policies should avoid unnecessary prescription or detail and should concentrate on guiding the overall scale, density, massing, height, landscape, layout and access of new development in relation to neighbouring buildings and the local area more generally.

6.9
In light of the above, Paragraph 60 advises that planning policies and decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles.  To this end, the advice at Paragraph 63 states that significant weight should be given to truly outstanding or innovative designs which help raise the standard of design more generally in the area.

6.10
The advice at Paragraph 65 states that local planning authorities should not refuse planning permission for buildings which promote high levels of sustainability because of concerns about incompatibility with an existing townscape, if those concerns have been mitigated by good design (unless the concern relates to a designated heritage asset and the impact would cause material harm to the asset or its setting which is not outweighed by the proposal’s economic, social and environmental benefits).

6.11
Paragraph 70 is concerned with social, recreational and cultural facilities and services that the community needs.  Amongst other things, meeting places, cultural buildings and places of worship fall within the scope of these facilities.  The advice seeks to guard against the unnecessary loss of valued facilities and services, particularly where this would reduce the community’s ability to meet its day to day needs.
6.12
Paragraph 111 requires planning policies and decisions to encourage the effective use of land by re-using land that has been previously developed (brownfield land), provided that it is not of high environmental value.

6.13
Paragraph 128 requires that applicants should consider the significance of any heritage asset affected, including any contribution made by their setting.  The level of detail should be proportionate to the assets’ importance and no more than is sufficient to understand the potential of the proposal on their significance.

6.14
In light of the above, the advice at Paragraph 131 states that in determining planning applications, local planning authorities should take account of the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation, the positive contribution that conservation of heritage assets can make to sustainable communities including their economic viability, and the desirability of new development making a positive contribution to local character and distinctiveness.

6.15
To draw the issue of conservation together, Paragraph 132 requires that the more important the asset, the greater the weight should be regarding conservation.  Where a proposed development will lead to substantial harm to or total loss of significance of a designated heritage asset, Paragraph 133 advises that local planning authorities should refuse consent.  On the other hand, where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, Paragraph 134 advises that this harm should be weighed against the public benefits of the proposal, including securing its optimum viable use.

6.16
Paragraphs 186 and 187 are concerned with decision taking, which requires local planning authorities to approach matters in a positive way to foster the delivery of sustainable development and look for solutions rather than problems and seek to approve applications for sustainable development where possible.

6.17
Paragraphs 188 to 195 are concerned with pre-application engagement and third party participation to ease the decision-taking process and establish what information will be required as part of the submission of the formal application.  To this end, early engagement via good quality pre-application discussion is encouraged so that the more issues that can be resolved at pre-application stage, the greater the benefits.

6.18
Paragraph 197 states that in assessing and determining development proposals, local planning authorities should apply the presumption in favour of sustainable development.

Regional Planning Policy
6.19
Notwithstanding the ministerial statement made on 6 July 2010 in relation to the revocation of Regional Spatial Strategies, The London Plan continues to remain in force and is therefore also material to this application.

The London Plan 2012

6.20
Policy 3.1 is concerned with ensuring equal life chances for all.  To this end, development proposals should protect and enhance facilities that meet the needs of particular groups and communities.

6.21
Policy 3.3 is concerned with increasing the supply of housing in order to promote opportunity and provide a real choice that meet needs.

6.22
Policy 3.8 is concerned with housing choice and recognises the need to take into account the needs of different groups and the changing role of different sectors, in meeting housing provision.

6.23
Policy 3.9 is concerned with mixed and balanced communities, which seeks to address social exclusion in communities and neighbourhoods.

6.24
Policy 5.3 promotes sustainable design and construction in all development proposals.

Local Planning Policy

6.25
The Development Plan in respect of the proposed development is the policies of the adopted Core Strategy (2009) and the policies of the adopted Development Management Plan (2011).  The relevant policies are set out under the headings below.


Retention of Local Services and Social Infrastructure
6.26
Policy CP19 of the Core Strategy is concerned with local services and infrastructure.  Community facilities include public services, community centres and public halls, arts and cultural facilities, policing, fire and ambulance services, youth centres, libraries, places of worship, and services provided by the voluntary sector. Such facilities are important to the local community.
6.27
Community facilities are essential for the Borough’s population and it is important that these facilities and services are accessible by all.  Loss of community facilities will be resisted unless it can be shown that the facilities are no longer needed or that the service could be adequately re-provided in a different way or elsewhere.
6.28
Policy DM SI2 of the Development Management Plan is concerned with the loss of existing social infrastructure provision.  In accordance with the Core Strategy, the loss of social infrastructure will be resisted unless it can be shown that the facilities are no longer needed or that the service could be adequately re-provided in a different way or elsewhere in a convenient alternative location.
6.29
Where a particular social infrastructure use ceases, the Council will encourage an alternative social infrastructure use.  If no alternative social infrastructure uses are suitable, residential development will normally be required (unless there is an opportunity for mixed-use development), including affordable housing in accordance with Policy CP15 and other relevant policies.
6.30
In considering applications involving the loss of social infrastructure the following evidence will be required; (i) that the existing facilities are no longer needed or do not meet the needs of users and cannot be adapted in any way; or (ii) that the existing facilities are being adequately re-provided in a different way or elsewhere in a convenient alternative location, in accordance with Policy DM SI 1 'Encouraging New Social Infrastructure Provision'; or that there are sufficient suitable alternative facilities in the locality; and (iii) the potential of re-using or redeveloping the existing site for the same or an alternative social infrastructure use has been fully considered.

Conservation Areas and Heritage Assets
6.31
Policy DM HD1 of the Development Management Plan is concerned with the designation, protection and enhancement of Conservation Areas.  The Council will continue to protect areas of special significance by designating Conservation Areas and extensions to existing Conservation Areas.  Buildings or parts of buildings, street furniture, trees and other features which make a positive contribution to the character, appearance or significance of the area should be retained.  New development (or redevelopment) or other proposals should conserve and enhance the character and appearance of the area.
6.32
Policy DM HD 3 of the Development Management Plan is concerned with Buildings of Townscape Merit (BTM).  The Council will seek to ensure and encourage the preservation and enhancement of Buildings of Townscape Merit and will use its powers where possible to protect their significance, character and setting, by the following means.

6.33
Consent will not normally be granted for the demolition of Buildings of Townscape Merit; alterations and extensions should be based on an accurate understanding of the significance of the asset including the structure, and respect the architectural character, and detailing of the original building.  The structure, features, and materials of the building which contribute to its architectural and historic interest should be retained or restored with appropriate traditional materials and techniques; any proposals should protect and enhance the setting of Buildings of Townscape Merit;  taking a practical approach towards the alteration of Buildings of Townscape Merit to comply with the Disability Discrimination Act 2005 and subsequent amendments, provided that the building’s special interest is not harmed, using English Heritage advice as a basis.

Housing Targets

6.34
Policy CP14 of the adopted Core Strategy sets out the Council’s housing targets for the period between 1 April 2007 and 31 March 2017 equating to an additional 2,700 dwellings or 270 dwellings per annum.


Residential Density and Mix

6.35
Policy CP14 of the adopted Core Strategy requires that the density of residential proposals should take into account the need to achieve the maximum intensity of use compatible with local context, while respecting the quality, character and amenity of established neighbourhoods.  The London Plan consolidated with Alterations since 2004 Density Matrix and other policies will be taken into account to assess the density of proposals.
6.36
Furthermore, all housing should be built to Lifetime Homes standards and 10% of all new housing should be to wheelchair standards.  The private sector element of any development will include an appropriate number of small (1-bed) units, depending on location.  This would be at least 25%, rising to the great majority (at least 75%) in more sustainable locations, such as town centres and other areas with high public transport accessibility and with good access to facilities.
6.37
Policy DM HO4 of the adopted Development Management Plan requires that development should generally provide family sized accommodation, except within town centres where a higher proportion of small units would be appropriate.  The housing mix should be appropriate to the location.  Furthermore, all new housing development, including conversions, are required to comply with external and internal space standards.







Design Considerations

6.38
Policy DM DC1 of the adopted Development management Plan requires new development to be of a high architectural and urban design quality based on sustainable design principles.  Development must be inclusive, respect local character including the nature of a particular road, and connect with, and contribute positively, to its surroundings based on a thorough understanding of the site and its context.
Daylighting and Sunlighting

6.39
Policy DM DC5 of the adopted Development Management Plan seeks to ensure that the design and layout of buildings enables sufficient sunlight and daylight to penetrate into and between buildings and that adjoining land or properties are protected.


Unneighbourliness

6.40
Policy DM DC5 of the adopted Development Management Plan seeks to ensure that adjoining premises do not encounter an unreasonable loss of privacy, pollution, visual intrusion, noise and disturbance.


Car and Bicycle Parking Standards
6.41
Policy DM TP8 of the adopted Development Management Plan requires developments, redevelopments, conversions and extensions will have to demonstrate that the new scheme provides an appropriate level of off street parking to avoid an unacceptable impact on on-street parking conditions and local traffic conditions.  A set of maximum car parking standards and minimum cycle parking standards are set out in Appendix Four - Parking Standards 'Appendix Four - Parking Standards' for all types of development, these take into account bus, rail and tube accessibility as well as local highway and traffic conditions including demand for on-street parking.  These standards will be expected to be met, unless it can be shown that in proposing levels of parking applicants can demonstrate that there would be no adverse impact on the area in terms of street scene or on-street parking.

Sustainable Travel

6.42
Policy CP5 of the adopted Core Strategy requires new car free housing in Richmond and Twickenham town centres and in other areas where there is good public transport and elsewhere have regard to maximum parking standards.  It also requires car share facilities and car clubs in appropriate new developments.
6.43
Policy DM TP8 of the adopted Development Management Plan states that in areas controlled by a Community Parking Zone, occupiers of new residential developments may not be eligible for on street parking permits where existing levels of on street parking are very high, and this restriction would be secured by a section 106 agreement.
Sustainability and Renewable Energy

6.44
Policy CP1 of the adopted Core Strategy and Policy DM SD1 of the adopted Development Management Plan seeks to maximise the effective use of resources including land, water and energy, and assist in reducing any long term adverse environmental impacts of development.  Development will be required to conform to the Sustainable Construction checklist, including the requirement to meet the Code for Sustainable Homes level 3 (for new homes), Ecohomes "excellent" (for conversions) or BREEAM "excellent" (for other types of development).
6.45
Policy CP2 of the adopted Core Strategy and Policy DM SD2 of the adopted Development Management Plan seeks to increase the use of renewable energy by requiring all new development to achieve a reduction in carbon dioxide emissions of 20% from on-site renewable energy generation unless it can be demonstrated that such provision is not feasible, and by promoting its use in existing development.


Residential Design Standards Supplementary Planning Document (2010)

6.46
The above SPD sets out all the various requirements in terms of flat and room sizes, amenity space and associated development control criteria applicable to residential development proposals.

7.0
Planning Assessment

7.1
In my planning assessment of the proposed development, I consider each of the issues identified under the relevant headings below with reference to national, regional and local planning policy and any other material planning considerations.


Background to the Proposed Development

7.2
The background to the proposed development is underpinned by two key elements.  The first is in relation to the upkeep of the existing church building, and the second is in relation to the applicant.  Each of these aspects is considered in turn below.

7.3
The church building was originally designed to contain a very prominent tower and steeple together with various other component architectural features to include buttress features and ornate apertures to doors and windows.  The original vision by the architect T Goodchild for the church building is submitted with the planning application, which demonstrates the original architectural intentions for the church building.
7.4
As it turned out, the church were unable to build the church building to the exacting standards envisaged by the architect because of funding constraints and therefore some elements of the existing building, such as the tower feature, remain incomplete.  This funding issue never went away and has remained a constant factor in the upkeep of the church building, which coupled with the reduction in the congregation has meant that income through events and charitable donations have also reduced significantly.

7.5
In addition to the above, the building has suffered numerous issues in terms of its maintenance and structural integrity and this requires significant capital investment, which the church could simply not afford.
7.6
Furthermore, the church building is very inefficient in terms of its ability to retain heat and the church simply could not afford to keep the building warm during the colder spells, which in turn means that it is incapable of being used with an acceptable standard of amenity.  A more detailed background to the problems associated with the church building have been provided by Reverend Dominic Stockford, the former owner of the church building, in his letter dated 28 April 2015, a copy of which is submitted with the planning application.

7.7
In light of the above, the former church owners sought to demolish the church building a few years ago because this was the only way that the church could mitigate against their ongoing liabilities.  However, the church’s endeavours in this regard were frustrated when the boundary of the High Street (Teddington) Conservation Area were extended to include the church building.  This meant that the BTM had to be preserved and enhanced, which left the church with no alternative but to sell what they considered to be an ongoing liability.

7.8
The applicant acquired the property from the church on the open market with the full intention of saving the building.  The applicant has a longstanding record of restoring a number of historic buildings and empty properties within the Borough.  In fact, the most comparable case being the restoration of Fairfax Church Hall through a residential conversion in 1998.  I would refer you to planning application 97/2085/FUL where the applicant was congratulated for his efforts to save the church building by The Teddington Society and various other stakeholders and interested parties.

7.9
Whilst the church may have been criticised in the past about the condition of the building and the costs involved, the applicant has engaged specialist civil & structural engineers, Bradbrook Consulting, who have undertaken an initial survey and scope of works, which has identified significant problems with the existing church building.  In conjunction with this, the applicant has also engaged specialist quantity surveyors, Consol Associates, to provide a costing for the proposed works, which would bring the existing building into a safe and structurally sound state.  All of these reports and costings are enclosed with the planning application.

7.10
In light of the above, the applicant has the same intentions for the application site at Christ Church, which will involve significant capital investment to save the architectural integrity of the existing church building, and in doing so, it can only be done by a land use that will generate sufficient capital receipts, namely a residential conversion.

Principle of Existing and Proposed Land Uses
7.11
The existing church building together with the church hall and the scout hall all have an authorised existing use falling within Class D1 of the Town and Country Planning (Use Classes) Order 2005.  To this end, they all qualify as community use facilities in respect of which Policy CP16 of the Core Strategy and Policy DM SI2 of the Development Management Plan apply.
7.12
Policy CP16 acknowledges that the loss of community facilities will be resisted unless it can be shown that the facilities are no longer needed or that the service could be adequately re-provided in a different way or elsewhere.
7.13
At this juncture, I would refer you to the letter dated 28 April 2015 from Reverend Dominic Stockford, the previous owner of the church building, where he has very kindly offered his knowledge and experience to the applicant in relation to the following matters.

· The history of the church including the use of the other buildings.

· The capacity of the church when at its optimum.

· The makeup of the congregation; background and where they lived.

· The events held at the church building including the other buildings; opening days and times.

· Reasons why the congregation reduced and implications.

· Reasons why the church facilities were no longer required in the church building.

· Experiences associated with the existing building.
· How the current needs of the congregation are being met.

· How the capital receipts from the sale of the church will be used in respect of the retained buildings.

· Use and function of the retained buildings serving the ongoing needs.

· What other facilities would be provided, which hitherto did not exist.

7.14
The church have sold the church building to the applicant, but they have retained the church hall and the scout hall from where all of the existing community facilities are operated and services provided for the local community.  Given the reduction in the congregation numbers, the provision of the community services and facilities in the two retained buildings is sufficient.

7.15
Notwithstanding the above, the church are now considering the investment of the capital receipts from the sale of the church building into the restoration and improvement of the existing church hall and scout hall to enhance their appeal and character and contribution to the area.  Hence, the sale of the church building has acted as an enabling form of development to improve the two retained community buildings, which in turn would enhance the offer and attraction of the continued provision of services for the local community.

7.16
In light of the above, and given the reduced need for the services provided, the consolidation of the facilities into two buildings would be consistent with the objectives of Policy CP16 because it has been shown that the facilities are no longer needed because of the reduced congregation, and furthermore, the services are being adequately re-provided in a different way or elsewhere in the two retained buildings.
7.17
Turning to Policy DM SI2 of the Development Management Plan, it has already been demonstrated above that that the facilities are no longer needed or that the service could be adequately re-provided in a different way or elsewhere.
7.18
The second part of Policy DM SI2 states that where a particular social infrastructure use ceases, the Council will encourage an alternative social infrastructure use.  If no alternative social infrastructure uses are suitable, residential development will normally be required.
7.19
It has already been demonstrated above and confirmed to the applicant by Reverend Dominic Stockford, the former owner of the church building, in a letter dated 28 April 2015, a copy of which is submitted with the planning application, that the existing facilities are no longer needed or do not meet the needs of users and cannot be adapted in any way; and that the existing facilities are being adequately re-provided in a different way or elsewhere in a convenient alternative location, in accordance with Policy DM SI1 'Encouraging New Social Infrastructure Provision'.

7.20
In terms of there being sufficient suitable alternative facilities in the locality, there are at least six alterative facilities available, which are under-utilised.  These include Elleray Hall Social Centre, The St Peter & St Paul Church Hall, The Landmark Arts Centre, Teddington Methodist Church & Community Centre, Teddington Baptist Church and indeed the retained Christ Church Hall & Scouts Hall.  All of these facilities are within a short distance of each other and serve the same local people and community catchment area.

7.21
Finally, in terms of the potential of re-using or redeveloping the existing site for the same or an alternative social infrastructure use having been fully considered, I would refer you to a market appraisal report that was prepared by Milestone Commercial in July 2013, when the former owners instructed this firm of local commercial agents.  This report has been submitted to the Council previously in respect of a planning application and pre-application enquiry.
7.22
It is evident from the market appraisal report, that due to the condition of the premises and its sub-standard facilities and utilities, that it was not of interest to any occupier but only of interest to developers, who at the time were anticipating demolition and redevelopment with new replacement buildings.  This marketing exercise did not bear any fruit because of the significant costs involved to restore the existing church building and various enquiries by developers to the Council did not meet with a favourable response towards a redevelopment.
7.23
Following the above, the church then appointed Sneller Commercial in June 2014 to market the premises.  Due to the condition of the building and the costs required to bring it into a useable condition, the church building was marketed on a freehold sale basis only.  There was no interest expressed in the building for a continued or alternative community use, only for a residential conversion or development because that is the only use that would deliver sufficient capital receipts and a developer’s profit after having undertaken the significant structural and other remedial works to the building.
7.24
To this end, the building was purchased by the applicant in December 2014 with the intention of a residential conversion of the existing building, but the applicant retained Sneller Commercial to continue with the marketing of the property on an all enquiry basis.  This continued marketing has not borne any fruit one year on.  The involvement by Sneller Commercial has been reported to the applicant, a copy of which is enclosed with the planning application.
7.25
In light of the above, and given the involvement of two renowned local commercial agents, Milestone Commercial and Sneller Commercial, who have exhausted all media and avenues to try and find an alternative community user or occupier for the building, spanning over at least a two year period, it has to be accepted that the prospects of finding such a user is very slim indeed and the situation is unlikely to change with the continuation of any further marketing of the site.
7.26
At this juncture, it should also be noted that the existing building is incapable of being insured because of its condition.  This in turn makes it very difficult to find any type of occupier.  Coupled with this is the fact that the building lacks basic facilities such as water and mains drainage.  The costs associated with the remediation of the building are prohibitive, and therein lies the dilemma, which has been the case since 2011.  The only way that this building will be able to secure a prosperous future is through a land use that can absorb the costs of remediation, and residential use is the only answer.  Failing that, the future for the building looks bleak, as evidenced by the marketing facts.

7.27
In conclusion, it has been satisfactorily demonstrated that the various strands of Policy CP16 and DM SI2 have been met and to this end, a residential conversion of the existing church building should be allowed, particularly in view of the benefits that would accrue to a Building of Townscape Merit and the contribution that the restoration and new use would make to the character and appearance of the High Street (Teddington) Conservation Area.

Conservation and Heritage

7.28
The proposed changes to the external fabric of the existing building are modest and proportionate to the architectural and historic interest of the building.  In fact the increased height to the towers, being the significant addition to the existing building, is a re-instatement of the architect’s original intentions for the building and would therefore be restoring both the character and appearance of the Conservation Area and also the attributes of the Building of Townscape Merit.  The Conservation Officer is also in agreement with this.
7.29
With regard to the remaining changes, most of these relate to minor architectural detail, such as the introduction of buttress features, stone banding, the creation of window and door apertures that match those already within the building and improvement of others that have been executed unsympathetically.  The remaining changes primarily involve the dormer windows and conservation style velux roof lights within the two main slopes of the roof plane.
7.30
We note that the Conservation Officer has only raised objection to the proposed dormer windows and velux roof lights, but without these features, the proposed residential use will simply not work.  Furthermore, the velux windows would not be visible because of the shallow pitch to the roof.  We respect the Conservation Officer’s desire to preserve the internal aspects of the building, but these are not the subject of any planning control.  In fact, previous attempts to secure a statutory listing have failed as English Heritage confirmed that the building was not of special architectural or historic interest.  The BTM status of the building with the Conservation Area only protects the external appearance of the building with no implications for the internal fabric.

7.31
Notwithstanding the above, the proposals would save all of the distinguishing external features and enhance them.  It would appear that the Conservation Officer has misinterpreted the drawings.  For example, where he refers to the bowed balustrades or projecting balconies, that is the profile of the roof to the windows.  Furthermore, the applicant has gone to great lengths to enhance the recognition of the stained glass windows, from both the exterior and the interior of the building.  Natural sunlight and daylight will have to be brought into the building in order to secure an alternative use for it.  It cannot stay as it is.
7.32
All of the above-mentioned changes to the existing building would help to reinstate and further articulate the architectural and historic interest of the existing building.  More importantly, it would grant the Building of Townscape Merit within a Conservation Area a new lease of life, which in turn would make a positive contribution to the character and appearance of the area.
7.33
The remainder of the changes to the existing building, which are the most significant, are all internal, and none would therefore impact on or conflict with the policies governing the Building of Townscape Merit or the High Street (Teddington) Conservation Area.  That said, the restoration and re-use of the existing church building for residential purposes would make a marked and positive contribution to the area, which in turn would enable the same to be emulated in respect of the retained church hall and scout hall.

Housing Need, Density and Mix
7.34
The proposed development would deliver a total of 6 x 2 bedroom flats, which would make a 2% contribution towards the Council’s annual housing target.

Residential Design Standards

7.35
The proposed development has taken into account the requirements of the Residential Design Standards Supplementary Planning Document and all the proposed units meet the minimum baseline figures and the proposed accommodation contained therein is also compliant.  The proposed residential units would also meet the Lifetime Homes criteria as indicated on the proposed drawings.
7.36
With regard to the provision of private amenity space, the SPD requires a minimum of 5 sqm for 1-2 person units, namely a 1 bed unit and an additional 1 sqm for each additional occupant.
7.37
The proposed development would provide for private amenity areas to each of the proposed flats in the form of an open lawn area within the grounds of the site and these areas could be sensitively allocated to each of the proposed flats together with a communal amenity area as well.

7.38
In conclusion on this issue, the proposed development would meet all of the requisite standards.


Design Considerations
7.39
The proposed development would largely maintain the existing fenestrational treatment of the existing church building and it would introduce some of the features that were originally envisaged for the building by the original architect.  This relates to increasing the height of the towers, introducing further buttress features, window and door apertures.  Other elements include the introduction of dormer windows and conservation style velux windows.

7.40
The majority of the changes to the existing building would be internal, whereby a steel frame world be constructed internally and this would allow for all of the external fabric of the existing building to be braced, which in turn would make the structure safe and grant it a new lease of life.  All of the brick and stones features together with existing glazing and any other architectural features would be cleaned, repaired or replaced on a like for like basis in order to retain the original architectural look and integrity of the building.  This would also include the whole repair and replacement of the slate roof.
7.41
The grounds of the site would be improved through lawned areas supported by hard and soft landscaping, which hitherto have been neglected.  These attributes would enhance the setting of the Building of Townscape Merit within this Conservation Area.


Privacy, Outlook, Sunlight and Daylight

7.42
The proposed development would maintain the same relationship to the boundaries and surrounding residential properties, because the only additional built form is in relation to increasing the height of the existing towers, which will both perform as stairwells.

7.43
Finally, given that the siting, scale and form of the proposed development would not alter the existing building, it would therefore maintain the status quo in terms of privacy, outlook, sunlighting and daylighting.


Access and Parking

7.44
Access to the site would remain as present from Station Road.  The proposed development would provide for a total of 6 off-street car parking spaces, 5 of these would be splayed at an angle in front of the existing building behind the boundary wall, and one would be along the northern boundary, all of which is consistent with the previous and current car parking arrangements.

7.45
The proposed development would also provide for a total of 12 secure cycle parking spaces, two for each of the flats.  These would be in a secure and enclosed area at ground floor level on the north side of the existing building.  Similarly, separate bin and recycling store areas have also been designed into the site in the far north-eastern corner with immediate gated access onto Station Road.  Motorcycle parking is also available along the southern boundary of the site.  The access arrangements would be controlled as a one way system whereby vehicles would enter from the northern entrance and exit from the southern entrance.  This would ensure that pedestrian and highway safety both within and outside of the site is improved and maintained.


Trees and Landscaping

7.46
The application site contains a number of trees, hedges and landscaping, which contribute to the character and amenity of the area.
7.47
The applicant commissioned DPA Arboricultural Consultants to undertake a detailed assessment of the existing trees and also to consider the implications of the proposed development.  Their self-contained report is enclosed with the planning application.  The report considers a total number of 7 trees and a group of trees.
7.48
The proposed development of the site requires the removal and replacement of a number of trees and shrubs.  However, the trees to be removed and replaced are, when considered within the context of the local area, not significant within the landscape.  A number of key trees both at and adjacent to the site, that are in good condition, are to be retained and protected in accordance with BS 5837:2012 to provide landscape screening and maintain landscape character.
7.49
As part of the proposed development, a number of new trees, shrubs and hedges will be planted, with an appropriate aftercare contract to ensure successful establishment.  In particular the trees detailed as Pride of India and Cherry are to be removed and replaced with four extra heavy standard / semi mature container grown upright Cypress Oak trees (planted with an appropriate aftercare contract to ensure successful establishment).
7.50
The exact location, number, size and species of trees, shrubs and hedges to be planted will be confirmed with the Local Planning Authority (Tree & Landscape Officer) during the discharge of any planning conditions attached to any planning permission for the 
7.51
Turning to the landscape setting of the site, the applicant will be proposing a very comprehensive hard and soft landscaping scheme for the site to compliment the proposed conversion of the existing church building.  This is a matter which the Council could deal with as a detail pursuant and can therefore be reserved by an appropriately worded planning condition.

7.52
In conclusion, the existing trees and landscaping features would be retained and through a programme of good landscape management would strengthen the existing tree and other screening.  This would help to reinforce the character and appearance of the Conservation Area and assist in providing a stronger sense of enclosure.

Sustainability and Renewable Energy

7.53
The applicant commissioned Darren Evans Assessments to prepare a sustainability and renewable energy report outlining the measures that could be incorporated into the proposed development.  This report has been submitted with the proposed planning application.
7.54
As the proposal involves the re-use of an existing building, which is a Building of Townscape Merit and situated within a Conservation Area, the opportunities remain limited for the incorporation of sustainability and renewable energy measures, but given the existing and very low energy efficiency of the existing building, the applicant has sought to maximise the potential within the constraints of the existing built fabric.


Planning Obligations

7.55
The applicant is aware that eligibility for car parking permits within the Controlled Parking Zone will be removed and a s106 legal agreement will be required in this respect.  Allied with this, the applicant will be required to sign up to the Car Club, which again will be put in place via the s106 legal agreement.


Community Infrastructure Levy

7.56
The proposed development may be eligible for the payment of the Community Infrastructure Levy and the completed form is therefore enclosed with the planning application in this regard.

8.0
Conclusion

8.1
In my assessment of the proposed development, I have demonstrated in all respects that the proposed development complies with all the relevant requirements of the policies of the adopted Core Strategy, adopted Development Management Plan.  Section 38(6) of the Planning and Compensation Act 2004 states that where a proposal is in accordance with the development plan and there are no material considerations to indicate otherwise, there should be a presumption in favour of the development.

8.2
In view of the above statutory requirements, I would hope that the Council would support the proposed development.  The site possesses all the hallmarks of a sustainable location given its proximity to Teddington town centre, the bus services along the High Street and the proximity of Teddington railway station together with the benefits of co-location with a residential hinterland.

8.3
The proposed development would make the most efficient use of this previously developed brownfield site.  The proposal integrates well with public transport facilities and to this end it would reduce the need to travel by car.  The design and materials would be of a high quality and in conclusion the proposal would be a wholly sustainable form of development.

8.4
More importantly, the proposed development would result in the restoration of a Building of Townscape Merit within a Conservation Area, which hitherto was not achievable nor deliverable, and the commitment by the applicant to the acquisition of the application site, has enabled the church to improve their two retained community buildings, which would continue to serve the local people and community in the required manner.

8.5
In light of the above considerations, I would hope that the Council would be supportive of the proposed development and grant planning permission.
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