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CALDERDALE METROPOLITAN BOROUGH COUNCIL

PLANNING COMMITTEE                                     

WARDS AFFECTED: MORE THAN THREE

Date of meeting:  1 August 2006

Chief Officer:  Head of Planning and Regeneration

1.        SUBJECT OF REPORT

APPLICATIONS FOR DETERMINATION RE PLANNING PERMISSION, LISTED BUILDING CONSENT/CONSERVATION AREA CONSENT, LOCAL AUTHORITY APPLICATIONS, CROWN APPLICATION OR CONSENT TO FELL PROTECTED TREES

(i)
Executive Summary

(ii)
Individual Applications

2.        INTRODUCTION

2.1
The attached report contains two sections.  The first section (yellow sheets) contains a summarised list of all applications to be considered at the Committee and the time at which the application will be heard.  Applications for Committee consideration have been identified in accordance with Council Standing Orders and delegations.

2.2
The second section comprises individual detailed reports relative to the applications 

           to be considered.

2.3
These are set out in a standard format including the details of the application and 

relevant planning site history, representations/comments received arising from publicity and consultations, the officers assessment and recommendation, with suggested conditions or reasons for refusal, as appropriate.

2.4
Where the Committee considers that a decision contrary to the recommendation of    

the Head of Planning and Regeneration may be appropriate then consideration of the application may be deferred for further information

2.5
Where a Legal Agreement is required by the Committee, the resolution will be 

“Mindful to Permit Subject to a Legal Agreement being completed”, combined with a delegation to the Head of Planning & Regeneration.

3.         IMPLICATIONS ARISING FROM REPORT

3.1       Planning Policy

These are set out separately in each individual application report.

3.2      Sustainability

Effective planning control concurs with the basic principle of sustainable development in that it assists in ensuring that development meets the needs of the present without compromising the ability of future generations to meet their own needs.  Through the development control system, the Council can enable environmental damage to be minimised and ensure that resources are used efficiently and waste minimised.  Particular sustainability issues will be highlighted in individual reports where appropriate.

3.3      Equal Opportunities

All applications are considered on their merits having regard to Government guidance, the policies of the adopted Unitary Development Plan (UDP) and other factors relevant to planning and in a manner according to the Development Control Code of Conduct for officers and members as set out in the Council’s Standing Orders.

Planning permission in the vast majority of cases is given for land not to an individual, and the personal circumstances of the applicant are seldom relevant.

In particular however, the Council has to have regard to the needs of people with disabilities and their needs are a material planning consideration.  Reference will therefore, be made to any such issues in the individual application reports where appropriate

Furthermore, the Council also attempts wherever possible/practical to apply good practice guidance published in respect of Race and Planning issues.

3.4     Finance

A refusal of planning permission can have financial implications for the Council where a subsequent appeal is lodged by the applicant in respect of the decision or if a case of alleged maladministration is referred to the Local Government Ombudsman or a Judicial Review is sought through the Courts.

In all cases indirect staff costs will be incurred in processing any such forms of ‘appeal’.

However, there is no existing budget to cover any direct costs should any such ‘appeal’ result in ‘costs’ being awarded against the Council.  These would have to be found by way of compensatory savings from elsewhere in the Planning Services budget.

Reference:   6/00/00/CM



Duncan Hartley

Date:

1 September 2005


Head of Regeneration and Planning

______________________________________________________________________________

FOR FURTHER INFORMATION ON THIS REPORT CONTACT:

Mrs B J Smith



TELEPHONE :- HX 357257   Ext.  2216

Development Control Manager (Planning Services)

DOCUMENTS USED IN THE PREPARATION OF THIS REPORT:

1.
Planning Application File (numbered as the application show in the report)

2.
Secretary Of State For Communities And Local Government
3.
Calderdale UDP (including any associated preparatory documents)

4.
Related appeal and court decisions

5.
Related planning applications

6.
Relevant guideline/good practice documents

DOCUMENTS ARE AVAILABLE FOR INSPECTION AT:

Planning Services, Northgate House, Halifax   HX1 1UN.

NON EXEMPT DOCUMENTS ARE AVAILABLE FOR INSPECTION AT:

Regeneration & Development Directorate, Planning Services, Northgate House, Halifax

Twenty-four hour’s notice (excluding holidays and weekends) may be required in order to make material available.

Extension No. 2237 to make arrangements for inspection.

List  of  Applications at Committee 1 August 2006

Time
     App No.               Location

   Proposal                        Ward
           Page No.

& No.


      
	
	
	
	
	
	

	15.00
	05/02283/FUL
	Car Park

Horton Street

Halifax

West Yorkshire
	Car parking on five levels including provision of disabled w.c
	Town


	7 - 14



	
	
	
	
	
	

	15.00
	05/02290/CAC
	Car Park

Horton Street

Halifax

West Yorkshire
	Partial demolition of 18 & 20 Westgate  (Conservation Area Consent)
	Town


	15 - 20



	
	
	
	
	
	

	15.00
	05/02572/FUL
	Long Heys Farm 

Long Heys

Greetland

Halifax

West Yorkshire
	Stable block ancillary to domestic use and external works and entrance gates (Retrospective)
	Greetland And Stainland


	21 - 26



	
	
	
	
	
	

	15.00
	05/02583/FUL
	Long Heys Farm 

Long Heys

Greetland

Halifax
	Regrading/contouring to provide amended access drive
	Greetland And Stainland


	27 - 32



	
	
	
	
	
	

	15.00
	06/00707/FUL
	Site Of

25 - 77 Illingworth Gardens

Illingworth

Halifax

West Yorkshire
	Construction of 17 new dwellings and associated parking to replace previously demolished dwellings ( Amended Plans )
	Illingworth And Mixenden


	33 - 39



	
	
	
	
	
	

	15.00
	06/00717/FUL
	Land Between

24 - 50 Mozley Drive

Illingworth

Halifax

West Yorkshire
	Construction of 13 new dwellings and associated parking to replace previously demolished dwellings ( Amended Plans )
	Illingworth And Mixenden


	40 - 46



	
	
	
	
	
	

	15.30
	06/00896/FUL
	9 Pemberley Court

Ripponden

Sowerby Bridge

West Yorkshire

HX6 4JF
	Substitution of one house type from 'Darrington' to 'Helmsley' to plot 66 only.  Reconfiguration of plot 66 building and garage positions.
	Ryburn


	47 - 53



	
	
	
	
	
	

	15.30
	06/00986/FUL
	Land Adj. New Delight

230 Boothtown Road

Boothtown, Halifax


	Proposed formation of access to field including forming new drop crossing
	Northowram And Shelf


	54 - 58



	16.00
	06/00414/FUL
	Lower Brockholes Farm

1 Lower Brockholes, Lane Head Lane

Ogden

Halifax
	Proposed cattery with 7 cat pods.
	Illingworth And Mixenden


	59 - 65



	
	
	
	
	
	

	16.00
	06/00590/COU
	Field Adjacent To Lower Brockholes Farm

Lower Brockholes, Lane Head Lane

Ogden

Halifax
	Proposed landscaping works, including tree planting and creation of footpath for dog exercising.
	Illingworth And Mixenden


	66 - 71



	
	
	
	
	
	

	16.00
	06/00817/RES
	Land Adj

13 Wellholme

Brighouse

West Yorkshire


	Construction of a single dwelling (Reserved Matters Pursuant to Outline Planning Permission 04/02511/OUT)
	Brighouse


	72 - 78



	
	
	
	
	
	

	18.00
	06/00319/FUL
	2 Westercroft Lane

Northowram

Halifax

West Yorkshire

HX3 7EW
	Demolition of existing dwelling and construction of six, four bedroom, properties complete with garaging
	Northowram And Shelf


	79 - 86



	
	
	
	
	
	

	18.00
	06/00857/OUT
	Land At Junc. Tetley Lane And

Upper Lane

Northowram

Halifax
	Residential development (Outline)
	Northowram And Shelf


	87 - 93



	
	
	
	
	
	

	18.00
	05/01272/OUT
	Arriva Ford Garage 

Skircoat Road

Halifax

West Yorkshire

HX1 2RD
	Residential development comprising forty nine units and formation of new means of access from Caygill Terrace (Outline)
	Skircoat


	94 - 102



	
	
	
	
	
	

	18.30
	06/00975/HSE
	5 Meadow Street

Todmorden

OL14 8BS
	Twin Dormers to South West Elevation
	Todmorden


	103 -108



	
	
	
	
	
	

	18.30
	06/00978/OUT
	Land Between

15 - 17 Daisy Rd

Brighouse

HD6 3SY
	Proposed dwelling (Outline)
	Rastrick


	109 - 115



	18.30
	06/01174/COU
	Land Opposite Valley Works

Bacup Road

Todmorden
	Open site to be used for parking HGV`S.
	Todmorden


	116 - 122



	
	
	
	
	
	



+      Head of Engineering Services recommends Refusal

$      Head of Engineering Services requests that conditions be applied

___________________________________________________________________________














SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
15.00 - 01

Application No:
05/02283/FUL

Ward:
 Town



  Area Team:
 Lower Calder


Proposal:

Car parking on five levels including provision of disabled w.c

Location:

Car Park  Horton Street  Halifax  West Yorkshire  

Applicant:

O & C Estates Ltd

c/o Hawdon Russell Architects  52 Wharf Street  SOWERBY BRIDGE   HX6 2AE

Recommendation:
Permit

Policy Implication:
 



 


Head of Engineering Services Request:

$  

Departure:





No

Parish Council Representations:


N/A

Representations:
 
  
 
       
Yes

Consultations:

Environmental Health Services - Pollution Section 

Access Liaison Officer 

Environment Agency 

Group Engineer (Environment) Projects Team 

English Heritage 

Environment and Regeneration Group 

West Yorkshire Passenger Transport Exec 

Engineering Services - Network Section 

Description of Site and Proposal

The application relates to an existing privately owned pay and display surface car park located within the core of Halifax Town Centre.

The applicant proposes to construct a new purpose designed car park building with 5 levels of long and short stay car parking. The building would be finished in natural stone, and would, in common with other multi-storey car park buildings, have a flat roof.  

In association with the above development applicant seeks Conservation Area for demolition of a building at the rear of the application site (backing onto the buildings with a frontage to Westgate.

Relevant Planning History

Planning permission and conservation area consent were granted in 1999 for the demolition of the garage building formerly on the site and formation of the existing surface car parking (references 98/01703 and 98/01718). 

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber


	S3 Urban and rural Renaissance

	PPS No

PPG No
	6 (Planning for Town Centres) 

15 (Planning and the Historic Environment)



	UDP Designation
	Town centre

Conservation Area

Comprehensive Improvement Area



	UDP Policies
	N2 Compatibility with area’s character

N4 Design, Layout and Use of Materials

N5 Design, Layout and Crime Prevention

N31 Listed Buildings

N37 Conservation Areas

N40 Demolition of buildings within Conservation Areas

T3 Design of highways and accesses




Publicity/ Representations:

The application has been publicised by site and press notices, and neighbour notification letters. One letter of representation was received. 

Summary of points raised:

· Concern that criminals could use the car park to gain access to rear of property;

· Concern about design and appearance of development

· Concern about the detail and accuracy of information submitted.  

Assessment of Proposal

Principle of development

The provision of short and long stay parking within a town centre does not conflict in principle with any Unitary Development Plan policies. 

The applicant has provided a written statement to accompany the application that explains the manner in which the development has been designed to underpin other developments in the immediate area that are either ongoing or are expected to commence soon. In particular the uplift in the number of spaces from the existing car park is anticipated to satisfy the increased demand arising from the ongoing Westgate canopy development, and also satisfy increased demand arising directly from residential developments in the area, and resulting from displacement of spaces from a car park site that is likely to be re-developed. 

Overall it is considered that the proposed development would, in principle, assist the ongoing regeneration of Halifax Town.

The detailed conservation, design and traffic implications of the proposed development are considered in the paragraphs below.

Impact on the character of the Conservation Area

The proposed demolition relates to a building that has historically never had any significant street frontage (prior to the demolition of the former garage the only part of the building visible from outside the site was the small section of elevation onto Shakespeare Street, which is a minor rear access road). As such the building does not in itself make a particularly important contribution to the character of the Conservation Area. The demolition is in any case justified by the benefits associated with the development proposed under the planning application. The application therefore complies with policy N40 of the UDP.

The applicant has provided an artist’s impression of the proposed development in the Streetscene. It can be seen from this drawing that the building would sit comfortably within the existing streetscene. In this respect the scale of the building is comparable with its neighbours (it is lower than the former garage building that was demolished in 1999). The detailing of the proposed building is influenced by the architecture of the buildings on the opposite side of Horton Street and relates well to the character of the Conservation Area. The facing materials would be a mixture of coursed and ashlar natural stone, which relates to the prevailing facing materials in the area.  

In relation to the character of the Conservation Area it should also be borne in mind that the site, whilst currently open, was historically built up, and as such the development will help restore the historic grain of the area.  

Overall, the demolition and new build would enhance the character of the Conservation Area, and the applications therefore comply with policy N37of the UDP. 

The above reasons the development would not harm the setting of any of the Listed Buildings near to the application site. The applications therefore comply with policy N31 of the UDP.

English Heritage were consulted on the applications, but made no objections. 

Highway considerations

The applicant has provided a Transportation Assessment that has been assessed by the Head of Engineering Services. In the light of this assessment the HES has indicated that the development would not have an adverse effect on the highway network, in particular the adjacent traffic signal controlled junctions.  

The applicant has indicated in his supporting information that provision will be made for disabled car parking spaces. It is suggested that the final layout and location of these be controlled through the imposition of planning conditions.

The Regeneration Section of Planning Services has expressed some concern that the inclusion of long stay parking within the application would be contrary to the objectives of the Renaissance Initiative (as expressed through the Streets Ahead strategy). However, given that the development does, regardless of the inclusion of long-stay parking, more than triple the number of short stay spaces available to shoppers, and that the additional two floors of long stay parking do not harm the character of the Conservation Area, it is not considered that the Council could insist the exclusion of long stay parking. 

Residential amenity

There is no evidence that the development would have an adverse impact the amenity of any residential property in the area. In this respect the Head of Environmental Health has no objection to the development. 

Crime prevention

A condition has been suggested to ensure that the detailed design of the car park minimises the opportunities for crime (and also takes on board the concerns of the objector). On this basis the development complies with policy N5 of the UDP. In this regard it is significant that the applicant has indicated that the car park would be manned.  

Other issues raised

It is not made clear by the objectors precisely how the plans are inaccurate. However, the plans do not appear to contain significant inaccuracies, and given that the objector is a tenant of the applicant, the precise effect of the development on the objectors’ premises is a private matter to be resolved between themselves. 

CONCLUSION
The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 19th July 2006

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Richard Seaman
(Case Officer)    on Tel No:  392248

or

Beverley Smith
 (Development Control Manager)  on Tel No:  392216

Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
This permission shall relate to the application as amended by the plans 'A'; 'B'; and 'C' received by the Local Planning Authority on 19/12/05.

3.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the proposed facing materials (which shall be of natural stone) and roofing materials have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
4.
Notwithstanding the submitted details the development shall not begin until details and/or samples of the metal work, including colour, finish, details of size and sections have been submitted to and approved in writing by the Local Planning Authority. Before the development is first brought into use, the development shall be constructed in accordance with the details/samples so approved and shall be retained thereafter.
5.
Before the development hereby permitted is first brought into use, the exit and parking areas shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
6.
Notwithstanding the provisions of Part 4, Class A of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995, before construction works commence, details shall be submitted for the written approval of the Local Planning Authority in respect of the provision of a contractors compound and staff car parking area within the site.  Such details shall include the provision of protective fencing to the boundaries of the construction site.  The details so approved shall thereafter be implemented in advance of construction works commencing and shall be retained for the duration of construction works unless otherwise agreed in writing by the Local Planning Authority.
7.
The development shall not begin, other than that required for the formation of the site access, until vehicle cleaning equipment has been installed at the exit(s) from the site.  Such equipment shall be used so as to prevent the deposit of mud, building waste and other such materials onto the highway at any time during the duration of the development, from vehicles leaving the site.
8.
Details of the design and location of any entrance barrier controls (which shall be such that they do not result in traffic entering the development queuing on Horton Street) shall be submitted to and approved in writing by the Local Planning Authority Prior to the first being installed. Any entrance barrier controls shall not be installed other than in accordance with the approved details, and shall be so retained, unless otherwise agreed in writing by the Local Planning Authority.
9.
Notwithstanding the submitted details, the entrance and exit shall be formed as dropped footway crossings rather than the kerbed radius junctions indicated on the submitted plans.
10.
Notwithstanding the submitted details there shall be markings or carriageway construction works on Horton Street to indicate a pedestrian link to Westgate.
11.
Prior to the development first being brought into use a scheme detailing parking facilities for disabled persons visiting the development shall be implemented in accordance with details that shall first have been submitted to and approved in writing by the Local Planning Authority. The scheme shall be retained thereafter, unless otherwise agreed in writing by the Local Planning Authority.
12.
The development shall not be brought into use until a scheme of crime prevention measures has been implemented in accordance with details that shall first have been submitted to and approved in writing by the Local Planning Authority, the scheme shall be retained thereafter, unless otherwise agreed in writing by the Local Planning Authority.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
15.00 - 02
Application No:
05/02290/CAC

Ward:
 Town



  Area Team:
 Lower Calder


Proposal:
Partial demolition of 18 & 20 Westgate  (Conservation Area Consent)
Location:
Car Park  Horton Street  Halifax  West Yorkshire  
Applicant:
O & C Estates
c/o Hawdon Russell Architects  52 Wharf Street  SOWERBY BRIDGE   HX6 2AE
Recommendation:
Grant Conservation Area Consent
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
No
Consultations:
Environment and Regeneration Group 
Description of Site and Proposal

The application seeks Conservation Area for demolition of a building at the rear of the application site (backing onto the buildings with a frontage to Westgate).

The application relates to the planning application to construct a new purpose designed car park building with 5 levels of long and short stay car parking. 

Relevant Planning History

Planning permission and conservation area consent were granted in 1999 for the demolition of the garage building formerly on the adjacent site and formation of the existing surface car parking (references 98/01703 and 98/01718). 

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber


	S3 Urban and rural Renaissance

	PPS No

PPG No
	6 (Planning for Town Centres) 

15 (Planning and the Historic Environment)



	UDP Designation
	Town centre

Conservation Area

Comprehensive Improvement Area



	UDP Policies
	N2 Compatibility with area’s character

N4 Design, Layout and Use of Materials

N5 Design, Layout and Crime Prevention

N31 Listed Buildings

N37 Conservation Areas

N40 Demolition of buildings within Conservation Areas

T3 Design of highways and accesses




Publicity/ Representations:

The applications the publicised by site and press notices, and neighbour notification letters. One letter of representation was received. 

Summary of points raised:

· Concern that criminals could use the car park to gain access to rear of property;

· Concern about design and appearance of development

· Concern about the detail and accuracy of information submitted.  

Assessment of Proposal

Principle of development

The provision of short and long stay parking within a town centre does not conflict in principle with any Unitary Development Plan policies. 

The applicant has provided a written statement to accompany the application that explains the manner in which the development has been designed to underpin other developments in the immediate area that are either ongoing or are expected to commence soon. In particular the uplift in the number of spaces from the existing car park is anticipated to satisfy the increased demand arising from the ongoing Westgate canopy development, and also satisfy increased demand arising directly from residential developments in the area, and resulting from displacement of spaces from a car park site that is likely to be re-developed. 

Overall it is considered that the proposed development would, in principle, assist the ongoing regeneration of Halifax Town.

Impact on the character of the Conservation Area
The proposed demolition relates to a building that has historically never had any significant street frontage (prior to the demolition of the former garage the only part of the building visible from outside the site was the small section of elevation onto Shakespeare Street, which is a minor rear access road). As such the building does not in itself make a particularly important contribution to the character of the Conservation Area. The demolition is in any case justified by the benefits associated with the development proposed under the planning application. The application therefore complies with policy N40 of the UDP.

The applicant has provided an artist’s impression of the proposed development in the Streetscene. It can be seen from this drawing that the building would sit comfortably within the existing streetscene. In this respect the scale of the building is comparable with its neighbours (it is lower than the former garage building that was demolished in 1999). The detailing of the proposed building is influenced by the architecture of the buildings on the opposite side of Horton Street and relates well to the character of the Conservation Area. The facing materials would be a mixture of coursed and ashlar natural stone, which relates to the prevailing facing materials in the area.  

In relation to the character of the Conservation Area it should also be borne in mind that the site, whilst currently open, was historically built up, and as such the development will help restore the historic grain of the area.  

Overall, the demolition and new build would enhance the character of the Conservation Area, and the applications therefore comply with policy N37of the UDP. 

The above reasons the development would not harm the setting of any of the Listed Buildings near to the application site. The applications therefore comply with policy N31 of the UDP.

English Heritage were consulted on the applications, but made no objections. 

Other issues raised

It is not made clear by the objectors precisely how the plans are inaccurate. However, the plans do not appear to contain significant inaccuracies, and given that the objector is a tenant of the applicant, the precise effect of the development on the objectors’ premises is a private matter to be resolved between themselves. 

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant conservation area consent have been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 19th July 2006

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Richard Seaman
(Case Officer)    on Tel No:  392248

or

Beverley Smith
 (Development Control Manager)  on Tel No:  392216
Conditions 
1.
Work shall not commence on the demolition of the building to be demolished pursuant to this consent until a contract has been signed, exchanged and completed (and a copy of which shall be produced to, and if required, by the Local Planning Authority, within one working day of its written request so to do) for the carrying out of the redevelopment of the site permitted under Planning Application Reference No. 05/02283/FUL dated [insert date] and works for that redevelopment are about to begin.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
15.00 - 03
Application No:
05/02572/FUL

Ward:
 Greetland And Stainland



  Area Team:
 Lower Calder


Proposal:
Stable block ancillary to domestic use and external works and entrance gates (Retrospective)
Location:
Long Heys Farm   Long Heys  Greetland  Halifax  West Yorkshire
HX4 8BJ
Applicant:
Mr & Mrs C E Turczak
C/o 7 Hardy Place  Hove Edge  BRIGHOUSE  HD6 2PW
Recommendation:
Refuse
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Environmental Health Services - Pollution Section 
Engineering Services - Network Section 
Environment Agency  
Group Engineer (Environment) Projects Team 
This application is brought before Committee at the request of Councillor Patrick Phillips who considers that the development has become a fairly complex and contentious issue locally, which is based on differing views.

Description of Site and Proposal
Long Heys Farm lies within the Green Belt to the south of Long Heys on the edge of Greetland.  The site is an already constructed stable block and lies to the north west of Long Heys Farm.

The application seeks retrospective permission for a stable block ancillary to domestic use and entrance gates.  An appeal has recently been dismissed for the same application. The only difference is now that the applicant wishes to timber clad the outer walls in lieu of the natural stone face  which currently exists. 

Relevant Planning History

05/02583 – Regrading/contouring to provide amended access drive (pending consideration)

04/02267 – Proposed replacement stable block ancillary to domestic use and external works and entrance gates (retrospective) – refused and appeal dismissed (APP/A4710/A/05/1180801) 22nd September 2005

04/02268 – Regrading/contouring to provide new access drive  – refused and appeal dismissed (APP/A4710/A/05/1180802) 22nd September 2005

	Key Policy Context:



	Regional Spatial Strategy for Yorkshire and the Humber


	P2 Green Belts

	PPG No


	2 Green Belt

  

	UDP Designation


	Green Belt

 Wildlife Corridor

 DDUDP – as  UDP

	UDP Policies 


	N105 Retention of the Green belt

N113 Agricultural and equestrian developments

N59 Wildlife Corridor


Publicity/ Representations:

The application has been advertised by site and press notices together with neighbour notification letters and 2 letters of objection have been received.

Summary of points raised:

· Clearly inappropriate in the green belt as they create a new large domestic dwelling site   much larger than original building

· Large amounts of infill have changed the appearance of the landscape by covering a boundary wall and now forms part of a domestic curtilage

· Proposed changes to clad the existing structure do not address the main issue of the exaggerated prominence of the new building

· Residents do remember a considerably smaller wooden structure at a lower field level which was an open sided hay storage barn and nearer to the farm

Consultations
The following bodies/organisations have been consulted in respect of this application.  Where comments have been received these have been taken into account as part of the assessment of the application.

Head of Engineering Services

Head of Environmental Health

Environment Agency

Assessment of Proposal

Principle of Development

The proposal is located within the Green Belt where new stables are acceptable in principle under Policy N105 (outdoor sport and recreation) subject to not raising any significant visual amenity concerns. In all cases the visual amenity of the Green Belt should not be injured by proposals for development within or conspicuous from the Green Belt that might be visually detrimental by reason of their siting, materials and design.   

UDP policy N113 relates specifically to agricultural and equestrian developments and seeks to ensure they are acceptable in terms of siting materials and overall design and that they do not create any unacceptable environmental, traffic, amenity and other problems. 

 An appeal has recently been dismissed for the proposal as constructed.

The Inspector considered that:-“The new stable block, courtyard and driveway amount to inappropriate development in the Green Belt. And that such operations do not fall within any of the categories of appropriate development set out in UDP Policy N105”.  He also commented that

With a maximum roof height of nearly 5m above prevailing ground level to the west, cavity walls faced in stonework and stone slates to the roof, it is of a far more substantial nature than the timber building it replaced and because of its elevated position and loss of surrounding vegetation, it is particularly noticeable in the local landscape when viewed from western, northern and southerly directions. In my opinion, it does not constitute a small unobtrusive building of the type exemplified in PPG2 as an essential facility to support outdoor recreation”

Materials, Layout and Design and Visual Amenity

The stable building is constructed of natural stone and stone slate roof. It has a pitched roof with a top ridge of approximately 4 metres. There are three windows and an access door in the east elevation with double doors in the south elevation. It has a footprint of 16.2 metres x 7 metres. There is a newly cobbled yard and a wrought iron entrance gate rising to over 3 metres in height. All of the proposal is outside the established curtilage for the dwelling. 

The current proposal is to timber clad the outer walls of the stable in lieu of the natural stone face which exists. It is not intended to overclad the existing building. The stone slated roof would remain.   

The structure would not be reduced in size and the stone setts and entrance gate would remain therefore it is not considered that the proposed change to external cladding would significantly reduce its prominence and it still would not comply with Green Belt policy.

The Inspector also considered that:-

“The building has all the general appearance, dimensions and standard construction of a detached bungalow. The impression is heightened by the domestic paraphernalia within the new courtyard, including the grandiose entrance gates and the blurring of the distinction between the established residential curtilage and other land controlled by the applicants. Such a large structure does not preserve the openness of the Green Belt, the purpose of which is to check the unrestricted sprawl of large built-up areas and to assist in safeguarding the countryside from encroachment”.

In view of the above, it is considered that the proposal does not accord with Policies N105 and N113 of the Calderdale UDP or PPG2 (Greenbelts), that it amounts to inappropriate development and that there are no very special circumstances to outweigh the harm to the visual amenity and openness of the greenbelt.

Highway Considerations

The Head of Engineering Services considers that as the proposed development is ancillary to the enjoyment of the existing dwelling, there should be no significant intensification of use of the existing access point on to Long Heys, which does not satisfy modern standards.

Drainage

Details of surface water drainage for the development should be submitted for approval to include specific arrangements for exclusion of animal waste from the surface water effluent

Wildlife Corridor

It is considered that the proposal does not detrimentally affect the Wildlife Corridor. 

CONCLUSION

The proposal is not considered to be acceptable.  The recommendation to refuse has been made having regard to the relevant policies in the Calderdale Unitary Development Plan and to all other relevant material considerations.

Chief Planning Officer

Duncan Hartley  

Date: 19th July 2006
Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Janice Hobbins (case officer) on Tel No:  392257

Or

Beverley Smith (Development Control Manager) on Tel No: 392216
Reasons 
1.
The site lies within the approved Green Belt in the Adopted Unitary Development Plan wherein there is a presumption against development for purposes other than those categories specified in Policies N105 and N113 of the Unitary Development Plan or Planning Policy Guidance Note 2 (Green Belts) such as agriculture and forestry and essential facilities genuinely required for uses of land which preserves the openness of the Green Belt in order to check the unrestricted sprawl of large built-up areas and assist in safeguarding the countryside from encroachment and to retain the openness of the Green Belt. The proposal falls outside these specified categories in that it is a substantial structure, built with a degree of permanence above and beyond that expected of a replacement stable block which results in a building that is considered to be inappropriate development in its open green belt location nor have there been any very special circumstances established which justify an exception being made. The proposal would therefore cause demonstrable harm to the Green Belt and is contrary to the above policies.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
15.00 - 04
Application No:
05/02583/FUL

Ward:
 Greetland And Stainland



  Area Team:
 Lower Calder


Proposal:
Regrading/contouring to provide amended access drive
Location:
Long Heys Farm   Long Heys  Greetland  Halifax  West Yorkshire
HX4 8BJ
Applicant:
Mr & Mrs Turczak
C/o 7 Hardy Place  Hove Edge  BRIGHOUSE  HD6 2PW
Recommendation:
Refuse
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Group Engineer (Environment) Projects Team 
This application is brought before Committee at the request of Councillor Patrick Phillips who considers that the development has become a fairly complex and contentious issue locally, which is based on differing views.

Description of Site and Proposal

Long Heys Farm lies within the Green Belt to the south of Long Heys on the edge of Greetland.    

The application seeks permission for regarding/contouring to provide amended access track to stables. A previous application has been refused and appeal dismissed. This scheme now amends the design of the refused access track.

Relevant Planning History

05/02572 – Stable block ancillary to domestic use and external works and entrance gates – pending consideration

04/02267 – Proposed replacement stable block ancillary to domestic use and external works and entrance gates (retrospective) – refused and appeal dismissed (APP/A4710/A/05/1180801) 22nd September 2005

04/02268 – Regrading/contouring to provide new access drive  – refused and appeal dismissed (APP/A4710/A/05/1180802) 22nd September 2005

	Key Policy Context:



	Regional Spatial Strategy for Yorkshire and the Humber


	P2 Green Belts

	PPG No


	2 Green Belt

  

	UDP Designation


	Green Belt

 Wildlife Corridor

 DDUDP – as  UDP

	UDP Policies 


	N105 Retention of the Green belt

T3 Design of highways and accesses

N59 Wildlife Corridor


Publicity/ Representations:

The application has been advertised by site and press notices together with neighbour notification letters and two letters of objection have been received.

Summary of points raised:

· The level of land was substantially raised by extensive landfill to create new contours have considerably adversely changed the appearance of the landscape

· If the developer had to remove some of the landfill on the new existing drive, it would make the stable more prominent

· It is difficult to accept that horses need a door-to-door service necessitating a new domestic driveway
Consultations
The following bodies/organisations have been consulted in respect of this application.  Where comments have been received these have been taken into account as part of the assessment of the application.

Head of Engineering Services

Assessment of Proposal

Principle of Development

The proposal is located within the Green Belt where new accesses and engineering works are acceptable in principle under Policy N105 where they maintain the openness and do not conflict with the purposes of including land within the Green Belt.

The proposed access will amend the existing access to Long Heys. The current proposal has a different alignment to the previously refused/appeal dismissed application. Its aim is to provide access from the adopted highway to the retrospective stable, an application that is also being considered (05/02572) at this committee as the applicant considers that the existing access will not allow adequate access for a horse-box and vehicle to the stable.  

 In the recently dismissed appeal for the previous proposal for an amended access to Long Heys, the Inspector considered that:-

 “As regards the new access and driveway and re-contouring of part of the adjacent paddock, it is argued that the works undertaken were necessary to facilitate safer and more convenient access to Long Heys Farm and to complement the stable building, I acknowledge that the original access is not ideal in terms of its steepness, width and alignment in relation to Long Heys Lane. The new access drive has a reduced gradient, is wider and has a better alignment and sight lines at its junction with Long Heys Lane and is more convenient for larger vehicles. However, …I am not convinced that the original access is so deficient as to make it especially hazardous or that it is incapable of reasonable modification. The highway safety improvements achieved by use of the new access do not, in my view, override the disadvantages of further development that has encroached on the Green Belt and adversely affected its openness. I consider that these matters do not constitute very special circumstances sufficient to outweigh the harm by reason of inappropriateness and the detriment caused to the visual amenities of the area “

It is not considered that the change to the alignment overcomes the concerns raised with the previous appeal and that as such the proposal is contrary to Policy N105 of the Calderdale UDP.

Materials, Layout and Design and Visual Amenity

The proposal is partly retrospective and consists of an access road linking the stable building with the adopted highway, Long Heys. The access road is some 36 metres in length and has been built up along its western boundary due to the contours and lie of the land. The access road has not yet been surfaced.

Highway Considerations

The Head of Engineering Services considers that as the proposed development is ancillary to the enjoyment of the existing dwelling, there should be no significant intensification of use of the existing access point on to Long Heys, which does not satisfy modern standards.

Wildlife Corridor
It is considered that the proposal does not detrimentally affect the Wildlife Corridor. 

CONCLUSION

The proposal is not considered to be acceptable.  The recommendation to refuse has been made having regard to the relevant policies in the Calderdale Unitary Development Plan and to all other relevant material considerations.

Duncan Hartley 

Head of Planning and Regeneration 

Date: 19th July 2006
Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Janice Hobbins (case officer) on Tel No:  392215

Or

Beverley Smith (Development Control Manager) on 392216
Reasons 
1.
The site lies within the Green Belt in the adopted Unitary Development Plan wherein there is a presumption against development for purposes other than those categories specified in policy N105 of the Unitary Development plan or Planning Policy GUidance note 2 (Greenbelts) such as essential facilities genuinely required for uses of land which preserves the openness of the Green Belt in order to assist in safeguarding the countryside from encroachment and to retain the openness of the Green Belt. The proposal falls outside those specified categories in that the access and resulting engineering works do not maintain the openness of the Green Belt as they create a new access for an inappropriate development, where justification for the intended purpose has not been established nor have there been any very special circumstances established which justify an exception being made. The proposal would therefore cause demonstrable harm to the Green Belt and is contrary to the above policies
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
15.00 - 05
Application No:
06/00707/FUL

Ward:
 Illingworth And Mixenden



  Area Team:
 Upper Calder


Proposal:
Construction of 17 new dwellings and associated parking to replace previously demolished dwellings ( Amended Plans )
Location:
Site Of  25 - 77 Illingworth Gardens  Illingworth  Halifax  West Yorkshire
Applicant:
Penning Housing 2000
c/o Acanthus WSM Architects  Woodhall Street  Woodhall Lane  Calverley
LEEDS  LS28 5NY
Recommendation:
Permit
Policy Implication:
 



GP HP NP TP 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Education Services 
West Yorkshire Police ALO 
Yorkshire Water Services Ltd 
Environmental Health Services - Pollution Section 
Environment Agency  
Group Engineer (Environment) Projects Team 
Description of Site and Proposal

The application relates to a site of 0.421 hectares of   housing land formerly occupied by 3o flats, but now cleared. The site is surrounded by housing, in the main two storey terraced and semi-detached dwellings.

The proposal is for the construction of a mixed development of 17 dwellings of semi-detached and terraces of three and two storey constructed of artificial stone and concrete tiles. The proposed mix is 6 x 2 bed, 10 x 3 bed and 1 x 4 bed unit. The proposal is a mixed tenure scheme, for rental and shared ownership.

Relevant Planning History

None

Key Policy Context:

	Regional Spatial Strategy                  

for Yorkshire and the Humber
	H1 Distribution of additional Housing

H2 Sequential approach to the allocation of housing land

	PPG No.
	3 Housing

	PPS No.
	1 Delivering Sustainable Development

	UDP Designation
	Primary Housing Area

	UDP Policies
	GH1-   Meeting the District’s Housing Requirements

H1   -   Layout and Design

H4   -   Primary Housing Areas

H14 -   Affordable Housing

N2   -   Compatibility with area’s character

N4   -   Design, layout and use of materials

N6   -   Privacy and Daylight

N95  -  Contaminated Land

N98  -  Collection, storage and recycling of litter

T3     - Design of Highways and Accesses 

T19   - Car Parking Guidelines


Publicity/ Representations:

The application was publicised by means of press and site notices and by neighbour letters. One letter of objection and one petition signed by 110 signatories were received.

Summary of points raised:

· Accept need to replace demolished houses

· Objection to overdevelopment/ number of houses inappropriate

· Problems with previous flats on site – therefore anticipates future problems 

· Objection to close proximity of new dwelling ( this relates to a different application 06/00242 already approved for housing on Illingworth gardens South).

Assessment of Proposal

Principle

The site is identified as within a Primary Housing Area in the adopted Unitary Development Plan and the Draft Replacement Plan.  Policy H4 of the Calderdale UDP outlines that the Council will support applications for housing development within such areas provided no unacceptable environmental, amenity, traffic or other problems are created and the quality of the housing area is not harmed, and wherever possible enhanced.  Policy H1 of the UDP outlines general criteria which proposals for residential development should have regard to. 

Planning Policy Guidance 3 – Housing seeks to promote a more sustainable pattern of housing development.  It introduces a presumption that previously developed land and buildings should be re-used first for housing before green field sites and advises planning authorities to avoid the inefficient use of land.  The scheme maximises use of the site and the reuse of this previously developed site is considered to meet the general aims of PPG3. The development proposed by this application seeks approval to redevelop a ‘previously developed’ site, which is located close to a bus route. It also proposes a mix of housing types and tenure (shared ownership and rented) at a density of 40 dwellings per hectare. This is a reduction in density from the previous development of the 30 flats that gave a net density of 71 dwellings per hectare.

Therefore the principle of residential re-development of this site is considered to be justified in planning policy terms.

Residential amenity

Policy N6 of the UDP seeks to ensure that new dwellings respect the privacy and light of adjoining buildings, and that private amenity space is provided with new dwellings and protected around existing properties. The scheme complies with this policy with the exception of plot 15 where there is a shortfall between it and windows of 9 and 11 Illingworth Gardens. Whilst proposed screening on the boundary could prevent overlooking at ground floor, there would still be a shortfall at first floor.  A condition excluding this plot from the permission is proposed.

Visual amenity

It is proposed to construct the external walls and roofs of the new houses using an artificial stone facing and dark grey concrete interlocking roof tiles. The materials are considered to be acceptable given the mix of materials in this area. 

Highway issues

A revised scheme has been submitted to prevent vehicles parking in the bus lay-by. The scheme complies with car parking standards for the dwellings, provided in accordance with the requirements set out in policy T19 of the Unitary Development Plan. Highways consider these arrangements to be acceptable subject to conditions.

Affordable Housing
The scheme is being constructed on behalf of Pennine housing for a mixture of tenure, rented, part-ownership. The whole scheme is intended as part of an affordable housing project.

Therefore specific provision is not considered to be necessary in this instance.

Public Open Space Provision
The scheme is below the 25 housing unit threshold that would normally require OS provision. 

Education

The Head of Schools and Children’s Services considers that the proposed dwellings are likely to create demand for 4 primary school places and 3 secondary school places. There are currently surplus school places within the locality to meet this demand. 

Crime Issues

The application has been considered by the West Yorkshire Police Architectural Liaison Officer who has requested that the scheme is constructed to Secure by Design standards, which will be the subject of a condition.

Trees and landscaping 

There are no existing trees on this site. The scheme proposes some landscaping, which will be conditioned as part of the scheme. 

Drainage

This will be to main sewers.

Land contamination

A report has been submitted with the application, which concluded that subject to certain mitigation measures the site can be developed for residential purposes.

Other issues raised

· The objection from a resident concerning anti-social behaviour is not considered a matter that can be dealt with through planning control but West Yorkshire Police have been consulted on the scheme and their advice passed on to the developers and made the subject of a planning condition. The scheme is intended to be mixed tenure ie. part shared-ownership, part rented.

· Concern has been raised about over development of the site. As shown in the report, the density of the scheme has been reduced from the former 30 flats to 17 dwellings.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: July 19 2006

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Margaret Hutton
(Case Officer)    on Tel No:  392215

or

Beverley Smith 
 (Development Control Manager)  on Tel No:  392216
Conditions 
1.
This permission shall relate to the application as amended by the marked A, B, C, D, E, F, G, & H received by the Local Planning Authority on 22nd June 2006.
2.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the proposed facing and roofing materials have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
Before the development hereby permitted is first brought into use, the ridge (and hip) tiles shall be installed to match the roofing materials in colour and texture (unless otherwise agreed in writing by the Local Planning Authority) and shall be so retained thereafter.
4.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
5.
The development shall not begin until details of any surface water outfall have been submitted to and approved in writing by the Local Planning Authority.  Prior to the first occupation of any part of the development such outfall as may be so approved shall be provided and so retained thereafter.
6.
No surface water shall be connected to the public combined sewer either directly or indirectly without the written approval of Yorkshire Water.
7.
Unless otherwise agreed in writing by the local planning authority, no building or other obstruction shall be located over or within 3.0 metres either side of the centre line of the water main, which crosses the site.
8.
Before the development hereby permitted is first brought into use, a system of drainage shall be installed such that the development is drained using separate foul sewer and surface water drainage systems.  These shall thereafter be retained.
9.
No development shall take place until details of the proposed means of disposal of surface and foul water drainage including any details of balancing works and off-site works have been submitted to and approved by the local planning authority.
10.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from parking areas and hardstandings shall be passed through an oil interceptor installed in accordance with a scheme previously submitted to and approved in writing by the Local Planning Authority.  Roof water shall not pass through the interceptor.
11.
Before development begins, the existing drains on the site shall be located, and a scheme for the prevention of damage to, and of ingress of debris to, the sewer system during the construction period shall have been submitted to and approved in writing by the Local Planning Authority. The scheme so approved shall then be implemented and retained accordingly during the construction of the development.
12.
Unless otherwise agreed in writing by the Local Planning Authority, the development shall not begin until a scheme of landscaping the site, which shall include details of all existing trees and hedges on the land and details of any to be retained, has been submitted to and approved in writing by the Local Planning Authority.
13.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following the occupation of the development or the completion of the development, whichever is the sooner;  and shall be so retained thereafter, unless any trees or plants within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased. These shall be replaced in the next planting season with others of similar size and species, (unless otherwise agreed in writing by the Local Planning Authority) and these replacements shall be so retained thereafter.
14.
Before development begins, a specification of measures to be taken to address crime prevention at the site shall be submitted and approved in writing by the Local Planning Authority. The details so approved shall be fully implemented before the development is occupied.
15.
Before the development hereby permitted is first brought into use, the areas to be used by vehicles shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
16.
The development shall not begin until details of the treatment of the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwellings and shall thereafter be retained.
17.
Notwithstanding the submitted details, this permission shall not relate to Plot 15.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
15.00 - 06
Application No:
06/00717/FUL

Ward:
 Illingworth And Mixenden



  Area Team:
 Upper Calder


Proposal:
Construction of 13 new dwellings and associated parking to replace previously demolished dwellings ( Amended Plans )
Location:
Land Between  24 - 50 Mozley Drive  Illingworth  Halifax  West Yorkshire
Applicant:
Pennine Housing 2000
c/o Acanthus WSM Architects  Woodhall  56 Woodhall Lane  Calverley
LEEDS
LS28 5NY
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Environmental Health Services - Pollution Section 
Engineering Services - Network Section 
Education Services 
West Yorkshire Police ALO 
Yorkshire Water Services Ltd 
Recreation, Sport And Streetscene - Outdoor Recreation 
Group Engineer (Environment) Projects Team 
Description of Site and Proposal

The application relates to a site of 0.302 hectares of housing land formerly occupied by 12 flats, but now cleared. The site is surrounded by housing, in the main two storey terraced and semi-detached dwellings.

The proposal is for the construction of a mixed development of 13 dwellings of semi-detached and terraces of three at two storey constructed of artificial stone and concrete tiles. The proposed mix is 2 x 2 bed, 5 x 3 bed and 4 x 2 bed unit flats and 2 x 2bed disabled accessible flats. The proposal is a mixed tenure scheme, for rental and shared ownership.

Relevant Planning History

None

Key Policy Context:

	Regional Spatial Strategy                  

for Yorkshire and the Humber
	H1 Distribution of additional Housing

H2 Sequential approach to the allocation of housing land

	PPG No.
	3 Housing

	PPS No.
	1 Delivering Sustainable Development

	UDP Designation
	Primary Housing Area

	UDP Policies
	GH1-   Meeting the District’s Housing Requirements

H1   -   Layout and Design

H4   -   Primary Housing Areas

H14 -   Affordable Housing

N2   -   Compatibility with area’s character

N4   -   Design, layout and use of materials

N6   -   Privacy and Daylight

N95  -  Contaminated Land

N98  -  Collection, storage and recycling of litter

T3     - Design of Highways and Accesses 

T19   - Car Parking Guidelines


Publicity/ Representations:

The application was publicised by means of press and site notices and by neighbour letters. One letter of objection was received.

Summary of points raised:

· Concern that new development closer than previous (Note:minimum distance of 18m secondary aspect has been achieved, so this complies with policy).

· Concerned that the roof of a store will be stood on to get over the fence.

· Concern over loss of trees 

· Concerned that vehicles will drive into and damage the larchlap fence between existing property and parking spaces 
Assessment of Proposal

Principle

The site is identified as within a Primary Housing Area in the adopted Unitary Development Plan and the Draft Replacement Plan.  Policy H4 of the Calderdale UDP outlines that the Council will support applications for housing development within such areas provided no unacceptable environmental, amenity, traffic or other problems are created and the quality of the housing area is not harmed, and wherever possible enhanced.  Policy H1 of the UDP outlines general criteria which proposals for residential development should have regard to. 

Planning Policy Guidance 3 – Housing seeks to promote a more sustainable pattern of housing development.  It introduces a presumption that previously developed land and buildings should be re-used first for housing before green field sites and advises planning authorities to avoid the inefficient use of land.  The scheme maximises use of the site and the reuse of this previously developed site is considered to meet the general aims of PPG3. The development proposed by this application seeks approval to redevelop a ‘previously developed’ site, which is located close to a bus route. It also proposes a mix of housing types and tenure (shared ownership and rented) at a density of 43 dwellings per hectare. The previous development of the 12 flats that gave a net density of 39.7 dwellings per hectare.

Therefore the principle of residential re-development of this site is considered to be justified in planning policy terms.

Residential amenity

Policy N6 of the UDP seeks to ensure that new dwellings respect the privacy and light of adjoining buildings, and that private amenity space is provided with new dwellings and protected around existing properties. Concern that new development is closer than previous is addressed in that the minimum distance of 18m secondary aspect has been achieved, so the scheme complies with policy N6.
Visual amenity

It is proposed to construct the external walls and roofs of the new houses using an artificial stone facing and dark grey concrete interlocking roof tiles. The materials are considered to be acceptable given the mix of materials in this area. 

Highway issues

A revised scheme has been submitted to improve the highway access and parking arrangements. The scheme complies with car parking standards for the dwellings, provided in accordance with the requirements set out in policy T19 of the Unitary Development Plan. Highway Services consider these arrangements to be acceptable subject to conditions.

Affordable Housing

The scheme is being constructed on behalf of Pennine housing for a mixture of tenure, rented, part-ownership. The whole scheme is intended as part of an affordable housing project.

Therefore specific provision is not considered to be necessary in this instance.

Public Open Space Provision

The scheme is below the 25 housing unit threshold that would normally require OS provision. However as this scheme is one of four sites being redeveloped for housing, a sum has been negotiated to cover all four  sites but to be attached to a separate permission relating to Tewit Close ( 06/00398) which was deferred at an earlier committee.

Education

The Head of Schools and Children’s Services considers that the proposed dwellings are likely to create demand for 3 primary school places and 2 secondary school places. There are currently surplus school places within the locality to meet this demand. 

Crime Issues

No comments have been received from the West Yorkshire Police Architectural Liaison Officer. However the scheme should be constructed to Secure by Design standards, which will be the subject of recommended condition 15.

Trees and landscaping 

There are existing trees on this site that are to be removed. The scheme proposes a replacement heavy standard specimen tree on the grassed area and landscaping, which will be conditioned as part of the scheme. 

Drainage
This will be to main sewers.

Land contamination

A report has been submitted with the application, which concluded that subject to certain mitigation measures the site can be developed for residential purposes.

Other issues raised

The developer has been requested to overcome concerns raised by the objector and a revised  scheme has been submitted which shows the following: 

· 21 Moorbottom Road has a 1.8m larch lap fence to the rear and the minimum distance of 18m has been achieved.

· The external store has been re-located away from the boundary to prevent access to the objectors property and the enclosure has a communal secure gate access.

· There will be a loss of 5 out of 6 trees – but one is to be replaced by a heavy standard specimen on the grass island in the front of the development – the remainder will be replaced as part of a landscaping scheme.

· The parking spaces will be located 900mm away from the objector’s boundary with 3 painted bollards located at the back of the spaces to prevent possible damage to the objector’s fence.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: July 10 2006

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Margaret Hutton (Case Officer) on Tel No:  392215

or

Beverley Smith  (Development Control) on Tel No:  392216
Conditions 
1.
This permission shall relate to the application as amended by the plans A, B, C, D, E, F, G, H, I received by the Local Planning Authority on 23.06.2006.
2.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the proposed facing and roofing materials have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
Before the development hereby permitted is first brought into use, the ridge (and hip) tiles shall be installed to match the roofing materials in colour and texture (unless otherwise agreed in writing by the Local Planning Authority) and shall be so retained thereafter.
4.
Prior to the development commencing:
a. A contaminated land Phase I report to assess the actual/potential contamination risks at the site shall have been submitted to, and approved in writing by, the Local Planning Authority .
b. Should the Phase 1 report recommend that a Phase II investigation is required, a Phase II investigation shall be carried out and the results submitted to, and approved in writing by, the Local Planning Authority.
c. Should the Phase II investigations indicate that remediation is necessary, then a Remediation Statement shall be submitted to and approved in writing by the Local Planning Authority. The remedial scheme in the approved Remediation Statement shall then be carried out.
Should remediation be required, a Site Completion Report detailing the conclusions and actions taken at each stage of the works including an agreed scheme of validation works shall be submitted to, and approved in writing by, the Local Planning Authority prior to the first use or occupation of any part of the development hereby approved.
5.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
6.
The development shall not begin until details of any surface water outfall have been submitted to and approved in writing by the Local Planning Authority.  Prior to the first occupation of any part of the development such outfall as may be so approved shall be provided and so retained thereafter.
7.
No surface water shall be connected to the public combined sewer either directly or indirectly without the written approval of Yorkshire Water.
8.
Unless otherwise agreed in writing by the Local Planning Authority, no building or other obstruction shall be located over or within 3.0 metres either side of the centre line of the water main, which crosses the site.
9.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from parking areas and hardstandings shall be passed through an oil interceptor installed in accordance with a scheme previously submitted to and approved in writing by the Local Planning Authority.  Roof water shall not pass through the interceptor.
10.
No development shall take place until details of the proposed means of disposal of surface and foul water drainage including any details of balancing works and off-site works have been submitted to and approved by the Local Planning Authority.
11.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from parking areas and hardstandings shall be passed through and oil interceptor installed in accordance with a scheme previously submitted to and approved in writing by the Local Planning Authority.  Roof water shall not pass through the interceptor.
12.
Before development begins, the existing drains on the site shall be located, and a scheme for the prevention of damage to, and of ingress of debris to, the sewer system during the construction period shall have been submitted to and approved in writing by the Local Planning Authority. The scheme so approved shall then be implemented and retained accordingly during the construction of the development.
13.
Unless otherwise agreed in writing by the Local Planning Authority, the development shall not begin until a scheme of landscaping the site, which shall include details of all existing trees and hedges on the land and details of any to be retained, has been submitted to and approved in writing by the Local Planning Authority.
14.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following the occupation of the   or the completion of the development, whichever is the sooner;  and shall be so retained thereafter, unless any trees or plants within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased. These shall be replaced in the next planting season with others of similar size and species, (unless otherwise agreed in writing by the Local Planning Authority) and these replacements shall be so retained thereafter.
15.
Before development begins, a specification of measures to be taken to address crime prevention at the site shall be submitted and approved in writing by the Local Planning Authority.  The details so approved shall be fully implemented before the development is occupied.
16.
Before the development hereby permitted is first brought into use, the areas to be used by vehicles shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
17.
The development shall not begin until details of the treatment of the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwellings and shall thereafter be retained.
18.
Notwithstanding the submitted details before development begins, details of method of storage and access for collection of wastes from the premises shall be submitted to and approved in writing by the Local Planning Authority.  The approved measures shall be implemented in full before the use commences and shall be so retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
15.30 - 01
Application No:
06/00896/FUL

Ward:
 Ryburn



  Area Team:
 Lower Calder


Proposal:
Substitution of one house type from 'Darrington' to 'Helmsley' to plot 66 only.  Reconfiguration of plot 66 building and garage positions.
Location:
9 Pemberley Court  Ripponden  Sowerby Bridge  West Yorkshire  HX6 4JF
Applicant:
Persimmon Homes (WY) Ltd
c/o Niemen Architects  Deck 2, The Waterscape  42 Leeds & Bradford Road  Kirkstall
LEEDS LS5 3EG
Recommendation:
Permit
Policy Implication:
 



HP NP TP 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


Yes No Objections
Representations:
 
  
 
       
Yes
Consultations:
Ripponden Parish Council 
Engineering Services - Network Section 
Description of Site and Proposal

The application site is located in the south west corner of a large housing site currently being developed between Stones Drive, Dyson Lane, Stead Lane and Rochdale Road in Ripponden. 

The proposal is to change the details of the design of the dwelling on the plot, located at the rear of properties on Stones Drive and Whiteley Terrace, from a ‘Darrington’ to a ‘Helmesley’ house type. The scheme involves the re-orientation of the dwelling within the plot and the construction of a detached rather than attached garage.

Relevant Planning History

Outline planning permission 97/00392 and reserved matters approval 02/00801 relate to the development of 193 dwellings currently taking place on the site. 

Key Policy Context:

	Regional Spatial Strategy                  

for Yorkshire and the Humber
	S4 – Urban and Rural Design

	PPG No.
	3 - Housing

	PPS No.
	

	UDP Designation
	New Housing Site

Wildlife Corridor



	UDP Policies
	H1 – Layout and Design

N2 – Compatibility With Area’s Character

N4 – Design, Layout and Use of Materials

N6 – Privacy and Daylight

T3 – Design of Accesses

T19 – Car Parking Guidelines


Publicity/ Representations:

The application was advertised by site notice and neighbour notification and one representation has been received from a nearby resident.

Summary of points raised:

· the view from Stones Drive would be of the rear of a garage 

· car headlights would shine towards Stones Drive

· the proposed house design is a box, has no character and is unimaginative

Parish Council Comments

Parish Councils are consulted on all applications in their areas. Where any have been received these are set out in full below and have been taken into account as part of the assessment of the application.

Ripponden Parish Council raises no objections to this proposal.

Assessment of Proposal

Principle of Development 

The principle of the development of a dwelling on this plot has been established by outline planning permission 97/00392 and reserved matters approval 02/00801. The current application relates solely to the design of the dwelling on the plot.

Materials, Layout and Design

The proposal is change the house type on the plot from a ‘Darrington’ (house type K on the approved plan) to a ‘Helmsley’ (house type B). Both the Darrington and Helmsley house types have been used elsewhere within the Persimmon part of the development. Both house types are split level to make the most of the sloping nature of the site. 

The Helmsley is a 4 bed house type incorporating a hipped roof and porch feature and would be 2 storeys at the front (north) and 3 storeys at the rear. The design of the dwelling is considered to be in keeping with the rest of the development. 

The proposed materials are natural stone and concrete tiles. The reserved matters approval requires the use of natural stone and artificial blue or stone slates and the use of those materials are proposed to be conditioned. Overall, the design and materials are considered to be acceptable with regard to UDP Policies N2 and N4.

Privacy and Daylight

In the revised scheme the dwelling is moved further away from the rear of existing dwellings on Stones Drive (a minimum 23 metres compared with 20 metres in the approved scheme). The garage would be sited at least 20 metres from the Stones Drive houses which far exceeds the 12 metres require for a main to side aspect relationship. 

The relationships with the proposed dwellings on plots 65 and 67 and the existing dwellings to the south on Whiteley Terrace also comply with the guidelines set out in UDP Policy N6.

Access and Parking

There are no changes to the approved mews court layout in the south-west part of the site as a result of the proposed amendment and the relationships with the accesses to adjoining plots 65 and 67 are also unchanged.

Within the site, the double garage would be located on the boundary with plot 67 and the Head of Engineering Services raises no objections to either the access arrangements or the parking provision.

CONCLUSION

The proposal is considered acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above, and there are no material considerations to outweigh the presumption in favour of such development.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 19th July 2006

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Paul Akroyd
            (Case Officer) on Tel No:  392229

or

Beverley Smith
  (Development Control Manager) on Tel No:  392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Notwithstanding any details shown on the permitted plans, the development shall not begin until details and/or samples of the facing material which shall be of regularly coursed natural stone (sympathetic in colour, coursing and texture to that used in the immediate vicinity), have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, it shall be constructed in accordance with the details so approved and so retained thereafter. The pointing shall be flush with the face of the stone or slightly recessed, ("ribbon" or "strap" pointing shall not be used) and shall be so retained thereafter.
3.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the roofing materials which shall be of natural stone slates, natural blue slates or artificial slates (sympathetic with local natural stone slates or blue slates) have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
4.
Before the development hereby permitted is first brought into use, the ridge (and hip) tiles shall be installed to match the roofing materials in colour and texture (unless otherwise agreed in writing by the Local Planning Authority) and shall be so retained thereafter.
5.
Prior to the first occupation of the dwelling hereby permitted, details of the finishes and colour of all surfacing materials, including those to access driveways, forecourts, parking/turning areas etc. shall have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with those approved details and shall be so retained thereafter.
6.
The development shall not begin until details of the treatment of the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of dwelling and shall thereafter be retained.
7.
Development shall not begin until details of construction and treatment of the proposed embankment to the rear of Persimmon plots 50 to 66 have been submitted to and approved in writing by the Local Planning Authority. The embankment shall then be constructed in accordance with the approved details prior to the first occupation of the dwellings on plots 50 to 66 and shall be retained as such thereafter.
8.
Notwithstanding the provisions of the Town and County Planning (General Permitted Development) Order 1995 (or any order revoking and re-enacting that Order) no fences, gates, walls or other means of enclosure or any other structure shall be erected within the curtilage of any dwelling forward of any wall of that dwelling which fronts onto a highway without the prior written permission of the Local Planning Authority.
9.
No dwellings shall be occupied until the garaging and/or off street parking facilities shown on the permitted plans for that dwelling have been constructed or surfaced and sealed and made available for the occupiers of that dwelling. These facilities shall thereafter be retained.
10.
Unless otherwise agreed in writing by the Local Planning Authority and notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the garages shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of a private dwelling house) which would preclude the use for the housing of private motor vehicles.
11.
Unless otherwise agreed in writing by the Local Planning Authority, the development shall not begin until a scheme of landscaping the site, which shall include details of all existing trees and hedges on the land and details of any to be retained, has been submitted to and approved in writing by the Local Planning Authority.
12.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following the occupation of the dwellings or the completion of the development, whichever is the sooner;  and shall be so retained thereafter, unless any trees or plants within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased. These shall be replaced in the next planting season with others of similar size and species, (unless otherwise agreed in writing by the Local Planning Authority) and these replacements shall be so retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
15.30 - 02
Application No:
06/00986/FUL

Ward:
 Northowram And Shelf



  Area Team:
 Lower Calder


Proposal:
Proposed formation of access to field including forming new drop crossing (part retrospective)

Location:
Land Adj. New Delight  230 Boothtown Road  Boothtown  Halifax  
Applicant:
Ian Gaukroger
c/o Architectural Drawing Services  1 Ivy Houses  Barkisland  HALIFAX
HX4 0DH
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Description of Site and Proposal

The site lies with in the Green Belt, adjacent to Boothtown Road and to the rear of 230 Boothtown Road. 

The site comprises of open grazing land, and the proposal is to form a new vehicular access and dropped crossing from Boothtown Road onto the site.    

Relevant Planning History

Permission was refused in December 2003 for construction of 3 stables, tack room, 3 sided cattle shelter and vehicular access with dropped crossing. 

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	

	PPG No
	PPG2

	UDP Designation
	Green Belt

	UDP Policies
	N105   Rtention of the Green Belt

N2  Compatibility with areas character 

T3   Design of highways and accesses


Publicity/ Representations:

The application was publicised with a press notice, a site notice and a neighbour notification letter. 

2 Letters of objection were received. 

Summary of points raised:

· This is a high accident area and the new access may create further accidents.

· The new access road is dangerous as an existing house will obscure somewhat the visibility.  

· The access is opposite a busy commercial premises.

· The proposal may attract gypsies camping on the site

Assessment of Proposal

Principle

The site lies with in the Green Belt in the Adopted UDP and Deposit Draft Replacement UDP, where policy N105 considers engineering works and other operations to be appropriate development provided they maintain the openness and do not conflict with the purposes of including land in the Green Belt. In this case the proposed access will maintain the openness of the Green Belt.

Visual Amenity  

The turning of part of the field into an access should also be considered in terms of its visual impact. Whilst such a use would not affect the openness of the Green Belt, it could potentially harm the character of the area. In order to minimise its impact a condition may be imposed to ensure that the surfacing materials used would be sympathetic to the surrounding area. 

Highway Considerations   

Access and highway safety have been the main source of contention in the letters of objection received. The head of Engineering Services has been consulted in relation to the highway considerations of this proposal. The response noted that the vehicular access to an area of grazing land is being used at present. However the alternative is for parking and unloading on the busy A647 that is considered a safety risk. It was also stressed that the response related to the existing use and support would not be given in principle for the intensification of use of the proposed access. A condition is suggested to construct the  access with adequate drainage.     

Other Issues     

The possibility that the site may become attractive to travellers if a new access was approved was a cause of concern from an objector however this is not a planning matter. 

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date:

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-


Sara Johnson (Case Officer)    on Tel No:  392233

or


Beverley Smith (Development Control Manager)  on Tel No:  392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Notwithstanding the submitted details within two months of the date of this permission details of the proposed surface treatment of the access shall be submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details and thereafter retained as such.
3.
Before the development hereby permitted is first brought into use, the initial 10 metres of the access shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway in accordance with details which shall have been submitted to and approved in writing by the Local Planning Authority and shall be so retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
16.00 - 01
Application No:
06/00414/FUL

Ward:
 Illingworth And Mixenden



  Area Team:
 Upper Calder


Proposal:
Proposed cattery with 7 cat pods.
Location:
Lower Brockholes Farm  1 Lower Brockholes, Lane Head Lane  Ogden  Halifax  West Yorkshire
HX2 8XQ
Applicant:
Mrs J Peel
c/o GHP Architects  The Spire  Leeds Road  Lightcliffe
HALIFAX
HX3 8NU
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Environment Agency 
Group Engineer (Environment) Projects Team 
Description of Site and Proposal

The site is situated in a rural area to the north of Illingworth and is accessed from Lane Head Lane.  Lower Brockholes Farm is one of a small group of buildings, which all sit at a much lower level to the Lane, and are surrounded by open fields.  The area of the application is currently used as a chicken run.

The proposal is to construct a cattery building on the east side of the property, which would be built into the steeply sloping banking between the house and the access road.  The cattery would be for commercial purposes and would accommodate 7 pods, whilst also including a food preparation area.

Relevant Planning History

Planning permission was granted at Planning Committee in July 2004 for an extension on the north side of the house to form 10 kennels which are operated for commercial purposed (Application No 04/00706).

An application for proposed landscaping works, including tree planting and the creation of footpath for dog exercising in the field to the north of the house is also being considered at this Committee meeting (Application No 06/00590).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	P2
Green Belts

N3
Landscape Character



	PPG No
	2
Green Belts 



	UDP Designation

Replacement UDP Designation
	Green Belt

Special Landscape Area

As above



	UDP Policies
	N2
Compatibility with area’s character

N4
Design, layout and use of materials

N91
Air pollution

N92
Development causing noise pollution

N105 
Retention of the Green Belt

N115 
Dog and cat boarding facilities

N116 
Special Landscape Areas

T3
Design of highways and accesses

T19
Car parking guidelines


Publicity/ Representations:

The application has been publicised with a site notice and neighbour notification letters. 7 letters of objection have been received. 

Summary of points raised:

· Applicants have already been advertising for cats

· No indication of drainage proposals

· How will waste be disposed of?

· Increased traffic will create more obstructions as customers park on the lane rather than within the site

· The area already has a cattery and kennel business at Stod Fold

· Further expansion of the business would be detrimental to the area

· Applicant will house more dogs rather than cats

· The lane cannot take any more traffic

· Applications are contrary to policies N13 and N105 of the UDP

· Applicant has carried on developing without permission

· Increased noise and odour

Assessment of Proposal

Principle of Development

The site is located within the Green Belt and within a Special Landscape Area. With regard to the Green Belt, the starting point for consideration of the application is in relation to policy N105, which broadly reflects the advice set out in PPG2.  Policy N115 is also relevant as this relates specifically to catteries and states that applications will be considered on their merits and the requirements of the following criteria will have to be met before the development is commenced. These include: no unacceptable loss of amenity to occupiers of property surrounding the site, no unacceptable highway safety problems, any building should be of good design, adequate screening and landscaping should be provided and acceptable details of drainage and disposal of foul effluent shall be provided. These issues are dealt with in the body of the report below.

PPG2 is clear in its advice that inappropriate development is, by definition, development that is harmful to the Green Belt. As was the case with the application for the kennels, catteries are not among the range of uses specifically listed in either PPG2 or policy N105 as appropriate development.  Notwithstanding this, the decision was taken in 2004 to support the kennel proposal primarily on the basis that such a use away from built up areas was considered to be appropriate and did not conflict with the purposes of including land within the Green Belt.  Having arrived at this view, it is considered that the same reasoning is appropriate with this relatively small cattery proposal.  There are numerous examples of where catteries have been accepted within the borough in other Green Belt locations, occasionally alongside kennels, at sites in Sowood, Rishworth, Rastrick and Shelf.

The proposed location of the cattery is on the sloping embankment between the access road and the house.  It would be significantly more than 5m from the house and therefore would not count as an extension to the property, as the kennel building did.  The addition of a modest new building, with a footprint of just over 40m2 and with a maximum height of 2.8m, in a location within the small group of buildings at Lower Brockholes would not harm the visual amenity or openness of the Green Belt.

In principle, therefore, the proposal is considered to be acceptable.

A comment has been raised in the objections that the application is contrary to policy N13 of the UDP, but this policy relates to the conversion and adaptation of existing buildings and is therefore not relevant to this proposal. 

Environmental and Amenity Issues

The Head of Environmental Health has advised that he has no objection to the application subject to conditions to control the hours of use and for details to be submitted in relation to details of how waste is to be stored and disposed of.  This latter point would address concerns that have been raised in the objections to the application. 

An issue has also been raised about drainage. The Head of Engineering Services has commented that details of the surface water drainage for the development need to be submitted as a condition, which should also include details of the proposed management of animal and food wastes in order to demonstrate that neither wastes or washing water and disinfecting fluids will be flushed into the soakaway.

With regard to amenity, specifically residential amenity, the cattery would be 19m away from the closest third party dwelling, Lower Brockholes Barn.  At this distance, and having regard to the nature of the use, it is not considered that there would be any conflict with policies N91 and N92 of the adopted UDP, which relate to air and noise pollution, subject to the conditions requested by the Head of Environmental Health.

Materials and Design
The site is within a Special Landscape Area and policy N116 of the UDP advises that in such areas special attention should be paid to the conserving and enhancing visual quality through detailed consideration of siting, design and materials. Policies N2 and N4 are also relevant in that they require proposals to be compatible with the character of the area and also refer to issues relating to design and materials.

As already indicated, this is a modest building which would be built into a steeply sloping banked area and would be single storey in design with a shallow mono-pitched roof.  The proposed materials are wood effect UPVC framework, with solid insulated panels, again wood effect, with darkened glass and an olive green coloured cladded roof.

The siting and design are considered to be acceptable, being located in a position which minimized any visual impact and with a design which ensures that the cattery would be subordinate to the main buildings in the group and functional in its appearance, which is considered to be appropriate to the nature of the proposal.

With regard to the materials, this is a critical issue in that the visual impact of the kennel building in the context of the surroundings is such that on reflection its appearance does not accord with the character of the area, although this issue is being addressed with the separate application also before this committee meeting.  The applicant proposes a similar type of building material to the kennel (i.e. upvc frames, solid insulation panels and glass), but proposes a dark or oak coloured finish.

Whilst it is not considered necessary to insist on the use of stone and slate for a development with the use proposed, it is appropriate in order to satisfy policies N2, N4 and N116 of the UDP to require the use of materials that can be seen to be in character with the visual quality of the area.  The use of vertical timber boarding rather than wood effect is therefore considered to be appropriate, which would prevent the development taking on the appearance of a “conservatory” type construction which would not be suitable as a free standing structure in this location.  Vertical timber boarding to the side and rear elevations, married in with the mix of glazing and timber framework on the front elevation would ensure that the development does not conflict with policies N2, N4 and N116 of the UDP.  Conditions are proposed to this effect.

Highway Considerations

The applicant proposes that the car parking area provided for the kennels would be utilised for the cattery, although the layout shown indicates that 6 spaces can be provided as opposed to the 5 that were put forward for the kennel application.  A condition is proposed for the parking area to be marked out in order to ensure it functions as the applicant has indicated on the submitted plans.

The Head of Engineering Services does not consider that any increase in traffic levels arising from the cattery development would be so significant as to cause highway safety problems with an expectation that visits to and from the site would be infrequent and spread out over the day.
Other Issues

With regard to issues put forward in the objections that have not already been picked up on, the fact that the applicant may have been advertising a cattery in advance of any permission being granted does not breach any planning legislation.

There is no indication from visiting the site that any work on the cattery has already commenced.

It is acknowledged that there is already a cattery business operating at Stod Fold (which is around 350m to the west of the site), but it is not the role of the planning system to restrict competition or to preserve existing commercial interests, and Government Planning Policy Guidance is clear in its advice on this matter.

With regard to the concern that the building would be used as a kennel and not a cattery, the Use Classes Order (amended in 2005) defines both kennels and catteries as sui generis uses and there is no permitted change from one use to another without planning permission being required.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below.  The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Chief Officer:
      Duncan Hartley

                            Head of Regeneration and Planning 

Date: 19 July 2006
Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Roger Lee (Case Officer) on Tel No: 392241 

or 

Beverley Smith (Development Control Manager) on Tel No: 392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Notwithstanding the details shown on the permitted plans the development shall not begin until details and/or samples of the proposed facing and roofing materials, which shall include the use of vertical timber boarding rather than wood effect panels, have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
The development shall not begin, until a scheme for the provision of surface water drainage works has been submitted to and approved in writing by the Local Planning Authority.  The submitted details shall include the location and construction of existing and proposed soakaway(s), results of percolation tests in trial pits or the existing soakaway(s) and calculations, all to BRE Digest 365 or equivalent. The drainage works shall be completed in accordance with the approved details and timetable agreed, and shall be so retained thereafter.
4.
The use of the development hereby permitted shall not commence until the car parking area shown on the permitted plans has been provided and marked out in accordance with the permitted plans and the car park shall thereafter be retained for that purpose for the occupiers of and visitors to the development.
5.
Unless otherwise agreed in writing by the Local Planning Authority the use of the premises by customers shall be restricted to the hours from 8.30am to 8.00pm on Mondays to Saturdays and from 10.00am to 5.00pm on Sundays and Bank or Statutory Holidays.
6.
Before the development begins, a scheme giving details of waste removal, storage and disposal shall be submitted to and approved in writing by the Local Planning Authority.  The approved measures shall be implemented in full before the use commences and shall be so retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
16.00 - 02
Application No:
06/00590/COU

Ward:
 Illingworth And Mixenden



  Area Team:
 Upper Calder


Proposal:
Proposed landscaping works, including tree planting and creation of footpath for dog exercising.
Location:
Field Adjacent To Lower Brockholes Farm  Lower Brockholes, Lane Head Lane  Ogden  Halifax  West Yorkshire
Applicant:
Mrs J Peel
Lower Brockholes Farm  Lower Brockholes, Lane Head Lane  Ogden  HALIFAX
HX2 8XQ
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Environmental Health Services - Pollution Section 
Description of Site and Proposal

The site is situated in a rural area to the north of Illingworth and is accessed from Lane Head Lane.  Lower Brockholes Farm is one of a small group of buildings, which all sit at a much lower level to the Lane, and are surrounded by open fields.  The area of the application is in a field to the north of the house.

The proposal is to landscape a rectangular shaped area adjacent to the northern boundary of the residential curtilage, with a variety of trees, and to create a defined footpath from the kennel building into the field to exercise dogs.

Relevant Planning History

Planning permission was granted at Planning Committee in July 2004 for an extension on the north side of the house to form 10 kennels which are operated for commercial purposes (Application No 04/00706).

An application for a proposed cattery to the east of the house is also being considered at this Committee meeting (Application No 06/00414).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	P2
Green Belts

N3
Landscape Character



	PPG No
	2
Green Belts 



	UDP Designation

Replacement UDP Designation
	Green Belt

Special Landscape Area

As above



	UDP Policies
	N105 
Retention of the Green Belt

N116 
Special Landscape Areas


Publicity/ Representations:

The application has been publicised with a site notice and neighbour notification letters. 5 letters of objection have been received. 

Summary of points raised:

· Landscaping would have limited impact in terms of views of the kennel building

· Footpath would be used as a dog toilet area, which would be a health hazard

· Application should be described as retrospective

· Landscaping and tree planting was a condition of the kennel permission, so why this application?

· It will take 15 years for the planting to have any effect

· Further development would be detrimental to the visual amenity of the area

Assessment of Proposal
The site is located within the Green Belt and within a Special Landscape Area. With regard to the Green Belt, the starting point for consideration of the application is in relation to policy N105, which broadly reflects the advice set out in PPG2.

Policy N105 lists the types of development that are considered to be appropriate in the Green Belt and this proposal can be considered to be fit most appropriately into the category of part F of the policy, which discusses operations on land, including the making of a change of use, where openness is maintained and there is no conflict with the purposes of including land within the Green Belt.  
With regard to the landscaping, which covers a total area of approximately 680m2, and the formation of a footpath, it is debatable whether these proposals by definition require planning permission, as it could be reasonably argued that neither of them relate to a material change in use of the land.  However, setting that point to one side, it is not considered that the planting of a mixture of trees or the formation of a footpath, would have a negative impact on the visual amenity or openness of the Green Belt. In principle, therefore, the proposal is considered to be acceptable.

Policy N105 does refer to the importance of materials, amongst other things, in the context of visual impact in the Green Belt and clearly a hard surfaced path would not be suitable in this location, notwithstanding is relative narrow form and lack of visibility in terms of views.  The submitted plans indicate that the path would be finished with bark chippings, which is acceptable.

A schedule has been provided of the mixture of trees to be planted, which have been selected to take account of the exposed nature of the location.  The applicant has advised that the landscaping is designed as a screen to the kennel building, both visually and as a further noise preventative measure.  The landscaping proposals and footpath surface would both comply with the requirements of policy N116 of the UDP which seeks to conserve and enhance the visual quality of Special Landscape Areas.

A point has been raised in the objections that it would be 15 years before the planting had any effect, but it is intended to plant semi-mature trees to enable screening to have a much quicker effect. 

Another objector has commented that landscaping was required as part of the original permission for the kennels.  This permission did include a condition for boundary treatment details to be submitted but did not specifically require landscaping in these areas.

A further point has been made that the application should be considered to be retrospective, which presumably relates to the evidence of a section of pathway in the field.  However, as already stated, it is questionable that any path requires permission.

Finally, on the issue of concern about dog fouling, the applicant is at liberty in planning terms to exercise dogs on land within her ownership at any time.  This is more of a potential health issue and any justified concerns would need to be tackled through legislation separate to the planning process.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below.  The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.
Chief Officer:
      Duncan Hartley

                            Head of Planning and Regeneration 

Date: 19 July 2006
Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Roger Lee (Case Officer) on Tel No: 392241 

or 

Beverley Smith (Development Control Manager) on Tel No: 392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
All planting comprised in the landscaping scheme and schedule shown on the approved plans shall be carried out in the first planting season following the grant of this permission and shall be so retained thereafter, unless any trees or plants within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased. These shall be replaced in the next planting season with others of similar size and species, (unless otherwise agreed in writing by the Local Planning Authority) and these replacements shall be so retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
16.00 - 04
Application No:
06/00817/RES

Ward:
 Brighouse



  Area Team:
 Lower Calder


Proposal:
Construction of a single dwelling (Reserved Matters Pursuant to Outline Planning Permission 04/02511/OUT)
Location:
Land Adj  13 Wellholme  Brighouse  West Yorkshire  
Applicant:
Mr R Gaukrodger
4 Jacquard Court  Wilton Place  Bailiff Bridge  BRIGHOUSE  HD6 4FR
Recommendation:
Approve
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





Yes
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Environment Agency 
Description of Site and Proposal

The site is located at the eastern end of Wellholme and is bordered by residential properties to the northeast and northwest, a bowling green lies to the southwest and Wellholme Park to the southeast. The site is rather overgrown but shows evidence of previous domestic use. There are further residential properties along one side of Wellholme itself with Wellholme Park Day Nursery on the opposite side. 

The application seeks detailed (reserved matters) approval to the outline permission granted (04/02511/OUT)

Relevant Planning History

 04/02511/OUT – Residential development (outline) approved 18th November 2005

	Key Policy Context:



	Regional Spatial Strategy for Yorkshire and the Humber


	H1 Distribution of Additional Housing

P2 Green Belts

	PPG No


	2 Green Belt

3 Housing

	UDP Designation


	Green Belt

Open Space Wildlife Corridor

DDUDP – Primary Housing Area

	UDP Policies 


	H4 - Primary Housing Areas

N2 - Compatibility with area’s character

N3 - New build in established areas

N4 - Design, layout and use of materials

N6 - Privacy and Daylighting

N105-  Retention of the Green belt

T3 - Design of Highways

T19 - Car parking guidelines


Publicity/ Representations:

The application has been advertised by site and press notices together with neighbour notification letters

1 letter of objection has been received

Summary of points raised:

· Will lead to intensification of Wellholme especially with cars visiting the nursery

· Further trees will need to come down

· The proposed dwelling will obliterate privacy

· Should be returned to green belt

· An additional dwelling may cause a problem with drainage 

Consultations
The following bodies/organisations have been consulted in respect of this application.  Where comments have been received these have been taken into account as part of the assessment of the application.

Head of Engineering Services
Head of Environmental Health

Environment Agency

Assessment of Proposal

Principle of Development

 The principle of residential development has already been established on the outline approval. The site covers an area of 0.05 hectares and, along with the Head of Engineering Services’ comments on the outline application, it is considered that the development of the site should be restricted to a single dwelling only which has been submitted.

Residential Amenity

Policy N6 of the Calderdale UDP seeks to ensure that new buildings respect the privacy and amenity of the occupants of adjoining buildings.

The site benefits from screening with a high conifer hedged boundary on the northwest and northeast which partly screens the adjacent properties, number 13 Wellholme and The Coach House. Number 13 Wellholme has a porch on the side elevation and two windows on the upper floor overlooking the proposal. The distance from the windows to the bedroom windows on the north western elevation of the proposed dwelling is 15 metres. They are considered to be secondary windows and under Policy N6 the required distance from secondary to secondary windows is 15 metres. The Coach House has a blank side elevation apart from an obscurely glazed window at lower ground level. There is a balcony/suspended decking proposed to the south eastern elevation which wraps around the north eastern elevation leading from the kitchen/lounge on the ground floor. There is also an existing stone boundary wall on the north eastern elevation which will screen the kitchen/dining room windows at ground floor level on the proposal from the garden area of The Coach House. The Head of Environmental Health has no issues concerning this application. The proposal is therefore considered to comply with policy.

Materials, Layout and Design

The proposal is for a four bedroomed detached property. It will be two storeys at the front facing Wellholme and three storey at the rear, which will be partly underground due to the sloping site.

Materials proposed are Ashlar facing stone to the north west front elevation and natural coursed split/faced facing stone to all other elevations with artificial slate or concrete interlocking roof tiles. Red cedar board infill panels are also proposed.   

The materials are considered to be in keeping with surrounding development and therefore comply with Policy N4 of the Calderdale UDP

Highway Considerations

The access (the actual point where the application site meets the adopted highway ie the junction of Wellholme and Bradford Road) was approved at outline stage.

Trees and Landscaping

Existing trees as shown on the plans will be retained. The applicant has confirmed that some minor pruning back of one single branch from the tree indicated on the drawings will take place. Conditions are attached to the outline approval to ensure that chestnut paling is erected around the trees to protect them during construction.  

Drainage

The Environment Agency requires that the applicant be given standard drainage advice.

The Head of Engineering requires a condition to be added to any approval requiring that no surface water shall be connected to the public combined sewer either directly or indirectly without the written approval of Yorkshire Water and that surface water and foul drainage shall be separated on site.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made having regard to the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above, and to all other relevant material considerations.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date:  11th July 2006

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Janice Hobbins (case officer)  on Tel No:  392215

or

Beverley Smith (Development Control Manager) on Tel No:392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Notwithstanding any details shown on the permitted plans, the development shall not begin until details and/or samples of the facing material which shall be of regularly coursed natural stone (sympathetic in colour, coursing and texture to that used in the immediate vicinity), have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, it shall be constructed in accordance with the details so approved and so retained thereafter. The pointing shall be flush with the face of the stone or slightly recessed, ("ribbon" or "strap" pointing shall not be used) and shall be so retained thereafter.
3.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the roofing materials which shall be of natural stone slates, natural blue slates or artificial slates (sympathetic with local natural stone slates or blue slates) have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
4.
Notwithstanding any details shown on the permitted plans, the heads, cills and jambs of windows and doors shall be constructed using the same stone as that approved for the facings of the development hereby permitted, unless otherwise agreed in writing by the Local Planning Authority and shall be so retained thereafter.
5.
Before the development hereby permitted is first brought into use, the ridge (and hip) tiles shall be installed to match the roofing materials in colour and texture (unless otherwise agreed in writing by the Local Planning Authority) and shall be so retained thereafter.
6.
The development shall not begin nor shall any construction materials, plant or machinery be brought onto the site until a chestnut paling fence of a minimum 1 metre height or such other fencing as may otherwise be agreed in writing by the Local Planning Authority, has been erected in a continuous length at least 1 metre beyond the outer edge of the crown spread of the trees. This fencing shall be retained until the completion of the development and no materials, plant or equipment shall be stored, no bonfires shall be lit nor any building or excavation works of any kind shall take place within the protective fencing.
7.
No tree on the site shall be topped, lopped, uprooted, felled, wilfully damaged or destroyed without the prior written approval of the Local Planning Authority. Any tree so damaged, felled or destroyed without such approval within 5 years of the completion of the development shall be replaced before the end of the following planting season with trees (of a size and species and in a position to be approved in writing by the Local Planning Authority) which shall be so retained thereafter.
8.
Notwithstanding the submitted details and before the dwelling is occupied, fully annotated details of the while lining alterations to A641 Bradford Road shall be submitted to and approved in writing by the Local Planning Authority. The physical and white lining alterations shall then have been completed to the satisfaction of the Local Planning Authority before the dwelling is occupied and shall thereafter be retained
9.
The development shall not begin until details of a scheme for foul and surface water drainage has been submitted to and approved in writing by the Local Planning Authority.  The scheme so approved shall thereafter be implemented prior to the first occupation of any part of the development and shall be so retained thereafter.
10.
The use of the development hereby permitted shall not commence until the car park shown on the permitted plans has been provided, surfaced, sealed and marked out in accordance with the permitted plans and the car park shall thereafter be retained for that purpose for the occupiers of and visitors to the development.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
18.00 - 01
Application No:
06/00319/FUL

Ward:
 Northowram And Shelf



  Area Team:
 Lower Calder


Proposal:
Demolition of existing dwelling and construction of six, four bedroom, properties complete with garaging
Location:
2 Westercroft Lane  Northowram  Halifax  West Yorkshire  HX3 7EW
Applicant:
Century Homes Ltd
c/o Philip S Ryley And Co  12 Wards End Chambers  Wards End  HALIFAX 
HX1 1BX
Recommendation:
Permit
Policy Implication:
 



HP NP 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
West Yorkshire Police ALO 
Environment Agency 
Group Engineer (Environment) Projects Team 
West Yorkshire Ecology 
Description of Site and Proposal

The site is situated within Northowram village on Westercroft Lane. The south west boundary of the site is adjacent to Bradford Road, and the Stocks Arms is also adjacent to the west. A mixture of bungalows and two storey dwellings surround the rest of the site. A bungalow currently occupies the site itself, which is set within a large garden area.

The proposal is for the demolition of the existing bungalow and the construction of six four-bedroom properties with a garage area to accommodate six vehicles. The dwellings will be situated in a terrace of four and a semi-detached block of two.

Relevant Planning History

An application was submitted in 2005 (No 05/02252) for a scheme similar to the current one, although the proposed dwellings were somewhat larger in height. The applicant withdrew this on the 25 January 2006.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1
Distribution of additional housing

H2 
Sequential approach to the allocation of 
housing



	PPG No
	3
Housing



	UDP Designation
	Primary Housing Area



	UDP Policies
	H1
Layout and design

H4
Primary Housing Area

N2
Compatibility with the area’s character

N4
Design, Layout and use of materials

N6
Privacy and daylight

T3
Design of highways and accesses

T19
Car parking guidelines


Publicity/ Representations:

The application has been publicised by a site notice and neighbour notification letters. 87 letters of objection have been received.

Summary of points raised:

· The proposal does not take into consideration its surroundings, which are mostly stone cottages and bungalows.
· The proposed new homes are overlooking existing homes and this is highly inappropriate in this area.
· Hedge Top Lane already has problems with parking, due to people visiting the nearby Public House.
· The proposal will lead to parking on the busy junction where Hedge Top Lane meets Westercroft Lane.
· The proposal will have a negative impact on property values and invade privacy and affect the overall quality of life of the existing residents.
· The applicant does not appear to know what material the development is to be constructed in.
· The proposal states “two storey” but the floor plans show ground, first, and second floors
· The proposal is too large for the piece of land.
· The new access would mean the demolition of an existing wall and privet hedge, adjacent to Hedge Top Lane.
· There is not enough car parking allocated within the site.
· The development would set a precedent
· The buildings will be significantly higher then the surrounding properties.
· The proposal breaches policy N6 of the UDP.
· Halifax already has a large number of empty homes
· The government has suggested building smaller starter homes.
· There is concern over the proposed conifers and their up keep, they could become neglected and an eyesore.
· The dwellings are being built for corporate gain and not for the good of the surrounding area.
· Calderdale has enough housing building land to last till 2016.
· The other recently approved development on Baxter Lane has untold problems with traffic and these three storey buildings dominate and spoil the village.
· The proposal would have a considerable visual impact, and would be unduly conspicuous in the street scene.
· Trees have already been removed within the site to make way for the new access.
· The development does not provide adequate garden space.
· The height of the buildings will block out the views of St Matthews Church Tower.
· The village should have a Conservation Order put on it.
· The local school is already overcrowded
Assessment of Proposal

The application was deferred from the 16th May Committee for clarification and amendments to the certificates relating to ownership.

Principle

The application proposes the construction of six dwellings in a Primary Housing Area as allocated in the adopted Calderdale Unitary Development Plan and the Draft Replacement UDP, and therefore the proposal is supported in principle by policy H4 of the Calderdale Unitary Development Plan. This policy establishes that proposals for housing developments within Primary Housing Areas will be supported provided that no unacceptable environmental, amenity, traffic or other such problems are created and the overall quality of the housing area is not harmed.

Notwithstanding the support the UDP, PPG3 along with the Regional Spatial Strategy are also material considerations in the assessment of an application of this nature. PPG3 places a strong emphasis on new housing taking place on previously developed sites (i.e. brownfield land) as opposed to greenfield. The site is currently occupied by a bungalow and therefore is considered to be a brown field site under the definitions in PPG3.

The application is also favoured by policies H1 and H2 of the RSS, which state that housing development should take place on previously developed land.

Therefore in view of the above policies the application is considered to be acceptable in principle.

Density

The application site has an area of 0.16 hectares and proposes the construction of six dwellings. This works out at a site density of 37 dwellings per hectare. PPG3 recommends a density level of between 30 to 50 dwellings per hectare. The application is therefore considered to be acceptable in terms of the guidance issued within PPG3.

Residential Amenity

Policy N6 of the adopted UDP seeks to ensure that new buildings respect the privacy and daylighting of adjoining buildings and that adequate amenity space is provided with new dwellings.

The proposed dwellings main aspect will be the rear elevation. The dwellings will be situated for plots 1-4 between 19 and 20 metres away from the secondary windows at the nearest dwelling of Stoney Croft, plot 5 will also be 19 metres away, and plot 6 will be 22 metres. All the dwellings are considered to comply with the requirements of policy N6 in this respect, in which the minimum distance specified within policy N6 for a main to secondary aspect is 18 metres.

The property of Stoney Croft also has a conservatory that is attached to the side of the dwelling. The proposed dwellings that would have the most impact on amenity on this property are considered to be plots 3 to 6.  Plot 3 is 23 metres away from the conservatory, plot 5 is 19.4 metres, and plot 6 is 21 metres, all satisfying the 18m distance that should be achieved. The applicant has also stated that various screening will be provided alongside the boundary with Stoney Croft, which will serve to protect privacy on both sides.

The aspect facing out onto Westercroft Lane will contain secondary windows and will be 33 metres away from11 Westercroft Lane’s main aspect. The side aspect of plot 6 will be at an angle to and 15 metres away from the secondary aspect of the nearest properties on Bradford Road, and the side aspect of plot 1 will be 22 metres away from the secondary aspect of 26 Hedge Top Lane. Therefore the proposal complies with the requirements of policy N6.

Notwithstanding the concerns in the objection, the development provides adequate amenity space, with 13.6m and 7.7m long rear gardens to plots 1 to 4 and plots 5 to 6 respectively.

Design and materials
Policy N2 states that development should respect the established character of its surroundings in terms of scale, form and materials. The surrounding dwellings are constructed in a mixture of brick, stone and render. The applicant has proposed to construct the dwellings in either natural or artificial stone and slate. As the surrounding dwellings are constructed in a mixture of materials the proposed materials are acceptable. 

The height of the building, although internally with three floors, will contain the third floor predominantly within the roof space. The buildings are of a 2½-storey design, with bedrooms in the roof space represented by dormers on both the front and rear. The buildings are a similar height to the Public House, which is adjacent to the site, but do sit higher than other surrounding buildings. Whilst this is perhaps a marginal issue with the proposal, the distances that are achieved to the boundaries and the advice in PPG3 to mix housing styles in residential areas is sufficient not to recommend refusal on this issue.  

Highway Considerations

Policy T3 of the UDP expects the design and layout of highways and accesses to ensure the safe and free flow of traffic in the interests of highway safety. The Head of Engineering Services raises no  objection to the proposal subject to standard conditions. 

Parking provision is at the rate of 2 spaces per dwelling with 6 internal spaces provided in the garages to the front of the site.  This satisfies policy T19.

Other issues
There have been various letters of objection that have raised the issue that the proposed conifer screen would be too high. A condition is proposed to require a landscaping scheme to be approved, which will enable this issue to be addressed.  Furthermore future problems could also be addressed through the High Hedges legislation should they arise.

There has also being some concern over the potential widening of the footpath between Westercroft Lane and Hedge Top Lane.  The applicant has been in discussions with the Head of Engineering Services in response to these concerns and the footpath is outside of the red line, and therefore is not classed as part of the application. 

Crime Prevention
The West Yorkshire Police Architectural Liaison Officer makes various recommendations having regard to policy N5 of the UDP and a condition is proposed to allow details to be agreed.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 19 July 2006

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Gina Buckle (Case Officer) on Tel No:  392257 or Beverley Smith
(Senior Officer) on Tel No:  392216
Conditions 
1.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the external facing material which shall be of regularly coursed natural stone or pitched-faced artificial stone (sympathetic in colour, coursing and texture with the local natural stone used in the immediate vicinity) have been submitted to and approved in writing by the Local Planning Authority. Furthermore, the pointing shall be flush with the facing of the stone or slightly recessed.  Before the development hereby permitted is first brought into use, the facings of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
2.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the roofing materials which shall be of natural stone slates, natural blue slates or artificial slates (sympathetic with local natural stone slates or blue slates) have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
Unless otherwise agreed in writing by the Local Planning Authority, the development shall not begin until a scheme of landscaping the site, which shall include details of all existing trees and hedges on the land and details of any to be retained, has been submitted to and approved in writing by the Local Planning Authority.
4.
The buildings shall not be occupied until the vehicular access has been constructed and completed in accordance with the permitted plans and this access shall be so retained thereafter.
5.
The existing access to Westcroft Lane shall be permanently closed as soon as the new access has been constructed and brought into use.
6.
The access and parking area shall not be constructed until details of the surface water drainage from these areas have been submitted to and approved in writing by the Local Planning Authority.  The access and parking area shall then be constructed in accordance with the details so approved and shall be so retained thereafter.
7.
Before the development hereby permitted is first brought into use, the access and parking area shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
8.
Notwithstanding the submitted plans, the garages shall be fitted with doors which shall at no time whilst either open or shut protrude forward of the position of the face of the garage door whilst in the closed position.
9.
The development shall not begin until details of a scheme for foul and surface water drainage has been submitted to and approved in writing by the Local Planning Authority.  The scheme so approved shall thereafter be implemented prior to the first occupation of any part of the development and shall be so retained thereafter.
10.
Unless otherwise agreed in writing by the Local Planning Authority the development shall not begin until a bat survey has been carried out by a properly qualified expert in accordance with a scheme of investigation which first shall have been submitted to and approved in writing by the Local Planning Authority. Thereafter the development shall be carried out in full accordance with any recommendations contained in the surveys.
11.
Acoustic double glazing and ventilation shall be fitted to the windows of the northern elevation of plots 5 and 6 such that the Rating Noise Level in accordance with BS4142, within the habitable rooms with the windows closed shall not exceed 45 dB LAeq(1 hour) from 0700 hours to 2300 hours or 35 dB LAeq(1 hour) from 2300 hours to 0700 hours in accordance with a scheme which shall have been submitted to and approved in writing by the Local Planning Authority.  The scheme so approved shall thereafter be implemented prior to the first occupation of each dwelling and shall be retained thereafter.
12.
Before the development begins details of the treatment of the boundaries of the site (which shall include an acoustic barrier extending between points A and B on the approved plan) shall be submitted to and approved in writing by the Local Planning Authority.  The details so approved shall be implemented before any of the dwellings are occupied and shall be retained thereafter.
13.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
14.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following the occupation of the dwelling  or the completion of the development, whichever is the sooner;  and shall be so retained thereafter, unless any trees or plants within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased. These shall be replaced in the next planting season with others of similar size and species, (unless otherwise agreed in writing by the Local Planning Authority) and these replacements shall be so retained thereafter.
15.
Before the development begins a specification of measures to be taken to address crime prevention at the site shall be submitted to and approved in writing by the Local Planning Authority. The details so approved shall be fully implemented before the development is occupied.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
18.00 - 02
Application No:
06/00857/OUT

Ward:
 Northowram And Shelf



  Area Team:
 Lower Calder


Proposal:
Residential development (Outline)
Location:
Land At Junc. Tetley Lane And  Upper Lane  Northowram  Halifax  West Yorkshire
Applicant:
W G Tetlow
c/o Brian Priestley  P O Box 1282  HUDDERSFIELD  HD3 3ZU
Recommendation:
Permit (Outline)
Policy Implication:
 



HP NP 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Environmental Health Services - Pollution Section 
Environment Agency 
Group Engineer (Environment) Projects Team 
Sport England 
Engineering Services - Network Section 
Housing Services 
Description of Site and Proposal

The site is located within the settlement of Northowram at the junction of where Tetley Lane meets Upper Lane. It is currently surrounded on all sides by residential buildings, including a recent housing development of twelve dwellings at Baxter Lane (reference 00/00328/OUT).  

Permanent wooden huts currently occupy the site and associated buildings that have being associated with the personal enjoyment of the adjacent farmhouse and most recently have been used to house pet donkeys. To the west of the site is also an existing paddock that was used to exercise the donkeys.

This is an outline application for the construction of an unspecified number of dwellings. Approval of access only is sought at this stage; all other matters will be assessed at the reserved matters stage.

Relevant Planning History

There was a previous application placed in 2004, which was for a housing development, but this was then withdrawn (No 04/01345/OUT).

A subsequent outline application was submitted in 2005 (No 05/00151/OUT) for a residential development, with just access to be assessed. The red line for this application incorporated the paddock area. This was refused on grounds that part of the site was the paddock area, and this was considered to be a Green Field Site. An appeal has since been lodged by the applicant, and is ongoing at present.

The planning permission under reference number 00/00328/OUT, on the land adjacent to the site was subject to a Section 106 agreement stipulating that if the land relating to this application, and the paddock area came forward for residential development in the future that any scheme should include four affordable houses.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1- Distribution of additional housing

H2- Sequential approach to housing



	PPG No
	3- Housing



	UDP Designation
	Primary Housing Area



	UDP Policies
	H1- Layout and design

H4- Primary Housing Area

N2- Compatibility with area’s character

N6- Privacy and daylight

T3- Design of highways and accesses

T19- Car parking guidelines


Publicity/ Representations:

The application has been publicised by a site and press notice and also neighbour notification letters. There were 72 letters of objection and 1 letter of support received.

.

Summary of points raised:

· The site is all Green Field even where the “hen huts” are.

· The applicant is determined to spoil every bit of green space there is.

· The previous application made it obvious that there is no need for any further development on this scale.

· The plans submitted are too vague.

· The school can’t cope with any more pupils.

· There is no mention of how many houses will be built.

· The proposal will destroy the village and its ancient appeal.

· Any further property would infringe on privacy, light and space.

· The character of the area will be damaged.

· Noise levels will increase, as will traffic and an increased demand on local services.

· The land is not previously developed, as grazing pasture for animals cannot be compared to a site, which would have a number of houses upon it.

· The existing sheds are unsightly and low-level housing could improve the appearance of the land.

· Northowram has reached saturation point in terms of building extra properties.

· The proposal would have a detrimental impact upon the setting of nearby listed buildings.

· Northowram should be a Conservation Area, if it was this development would not be allowed.

· This central green area is the last in the village and should be preserved.

· Calderdale is well in front of the housing target provision set by the government.

· The land has in the past being used for allotments

· Access to the site would be difficult

· If the proposal is approved then the houses, should match those on Haven Close.

· There would be a significant increase in traffic.

· There is no significant change in circumstance since the original application.

· The development would spoil the rural, village, character of Northowram.

· The existing infrastructure cannot cope with any further development.

Assessment of Proposal

Principle

The proposal is for the a residential development within an area that is designated primary housing area within both the Adopted Calderdale Unitary Development Plan, and the Deposit Draft Replacement UDP, and therefore policy H4 of the adopted UDP is considered to be the principle policy with regards to this application. This policy establishes that proposals for housing developments within these areas will be supported providing that there is no unacceptable environmental, amenity, traffic or other problems are created, and the overall quality of the housing area is not harmed by the development.

Notwithstanding the support from the UDP, PPG3 along with the Regional Spatial Strategy are also material considerations in the assessment of an application of this nature. PPG3 places a strong emphasis on new housing taking place on previously developed sites (i.e. Brown Field land) as opposed to Green Field. The site is occupied by buildings, which are of a permanent structure, and were associated with a domestic purpose, the buildings are also within the residential curtilage of the existing farm house, and therefore this site is considered to be Brown Field. The reason why the previous application was considered to be Green Field was because the paddock area was included within the red line and this area was not previously developed and could not be considered as part of the residential curtilage. The application is also favoured by policies H1 and H2 of the RSS, which state that housing development should take place on previously developed land.

Therefore in view of all of the above the proposal is considered to be acceptable in principle.

Density

The application site has an area of 0.0660 hectares approximately; the applicant has not stated at this stage how many dwellings there would be upon the site. However PPG3 states a preferable density is of between 30 to 50 per hectare. It is anticipated that the site could accommodate three dwellings, and comply with government guidance on density, four dwellings would be slightly higher but would still be considered to be acceptable

Residential Amenity

Policy N6 of the adopted Calderdale Unitary Development Plan states that the council will seek to ensure that new buildings respect the privacy and daylight of adjoining buildings and that private amenity space is provided. The site is surrounded on all sides by residential properties and the dwellings would have to appropriately locate to ensure that privacy and daylight are protected.  In principle it is considered that the requirements of policy N6 could be satisfied.
Design and materials

Policy N2 states development proposals should respect the established character of their surroundings in terms of scale, form and materials.

Siting, design and external appearance are all to be assessed at the reserved matters stage. However the site is considered of being capable of being developed in a manner that respects the visual amenity of the area and complies with the relevant UDP Policies, in terms of policy N2 and N4.

Highway Considerations

Policy T3 states that the council expects the design and layout of highways and accesses to ensure the safe and free-flow of traffic in the interests of highway safety.  The Head of Engineering is satisfied with the proposal, subject to a standard condition relating to the internal layout of the roads, being approved at the reserved matters stage, the proposed access to be taken from Haven Close is also considered to be acceptable, in terms of policy T3.

Affordable housing

As has been mentioned there is a Section 106 relating to the potential development of this site, and the provision of four affordable dwellings to be provide upon this site. This Section 106 was relating to a larger site area, to include the paddock, and due to the applicant reducing the site area to the huts, which strictly speaking could only accommodate 3-4 dwellings it would be considered unfair and unrealistic to enforce the agreement, as there is considered to have been a change in circumstance.

Other issues
Sport England requested that there is a contribution for open space provision; this is not seen to be necessary in this instance due to the small area of the site. 

With regards to the letters of objection stating that the schools and infrastructure would not cope with the development proposal, the introduction of potentially 3-4 new dwellings is not seen to create any major difficulties.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 19th July 2006

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Gina Buckle
(Case Officer)    on Tel No:  392233

or

Beverley Smith
 (Senior Officer)  on Tel No:  392216
Conditions 
1.
The development shall not begin until full details of the following matters have been submitted to and approved in writing by the Local Planning Authority :
(i)
the layout of the development, the siting of the dwellings and their relationship to surrounding buildings,
(ii)
the design of the building(s),
(iii)
the external appearance of the building(s),
(iv)      the landscaping and boundary treatment.
The development shall thereafter be implemented in accordance with the details so approved and so retained thereafter.
2.
The development shall not begin until details of a scheme for foul and surface water drainage has been submitted to and approved in writing by the Local Planning Authority.  The scheme so approved shall thereafter be implemented prior to the first occupation of any part of the development and shall be so retained thereafter.
3.
Notwithstanding the submitted plans, all details relating to the layout of the internal access roads, and other areas to be used by vehicles, will need to be assessed at the reserved matters stage.
4.
The development shall not begin until details of the treatment of the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwellings and shall thereafter be retained.
5.
This permission shall relate to the application as amended by the plan A received by the Local Planning Authority on 23rd May 2006.
6.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
18.00 - 03
Application No:
05/01272/OUT

Ward:
 Skircoat



  Area Team:
 Upper Calder


Proposal:
Residential development comprising forty nine units and formation of new means of access from Caygill Terrace (Outline)
Location:
Arriva Ford Garage   Skircoat Road  Halifax  West Yorkshire  HX1 2RD
Applicant:
Hartwell
c/o RPS (Helen Parker)  52 Princess Street  MANCHESTER  M1 6JX
Recommendation:
Permit (Outline)
Policy Implication:
 



 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Education Services 
Environment Agency 
Housing Services 
Environmental Health Services - Pollution Section 
Environment and Regeneration Group 
West Yorkshire Police ALO 
West Yorkshire Passenger Transport Exec 
Yorkshire Water Services Ltd 
Description of Site and Proposal

The site is located to the west of Skircoat Road and is currently occupied by a car garage with associated parking to the south of the building. Vehicular access to the site is in the north western corner from Caygill Terrace. There are existing residential properties to the north, south and west of the site whilst also to the north, on the site of the former petrol filling station, a housing development was approved earlier this year. A substantial tree belt is located adjacent to the eastern boundary and there are also trees separating the garage from the houses to the west. Further to the east of the site is The Shay football ground.

The proposal is in outline form and seeks permission for the erection of 49 apartments, although only the means of access have been submitted for consideration at this stage with all other matters reserved for future approval. Plans have been submitted showing possible layouts of the buildings together with elevations. However these plans are for illustrative purposes only and would not form part of any permission if granted.

Relevant Planning History

None

	Key Policy Context:



	Regional Spatial Strategy for Yorkshire and the Humber


	H1
Distribution of additional housing

H2
Sequential approach to the allocation of                                                           
housing land

H4 
Housing size, type and affordability



	PPG No


	3 
Housing

	UDP Designation


	Primary Housing Area (no change in Replacement UDP)



	UDP Policies 


	E10 
Loss of employment land and buildings

H1 
Layout and design

H4 
Primary Housing Areas

H14 
Affordable Housing

N2 
Compatibility with area’s character

N6 
Privacy and daylight

N68
Guidelines for protection and planting of 
trees

N95 
Contaminated Land

CF18
Education, infrastructure provision for 
new housing development

T3 
Design of highways and accesses


Publicity/ Representations:

The application has been advertised by press and site notices, together with neighbour notification letters. 6 letters have been received objecting to the proposal.

Summary of points raised:

· The number of tall apartment blocks being built is altering the nature of the townscape
· The proposed building would overwhelm adjacent properties
· Loss of light and privacy to neighbouring properties
· The increase in traffic would have implications in relation to air quality
· Increase on traffic on a minor unadopted road
· Impact on neighbouring trees that are covered by a TPO
· The building is too tall and should be reduced in height to 2 storeys
· Local schools may not be able to support a development of this size
· The proposal is contrary to local and national policy guidance
· The site would be better suited to traditional low cost housing 
· The proposal would lose 24 jobs
· A new access should be provided on the eastern end of Caygill Terrace
· The density is higher than that required under PPG3
Assessment of Proposal

Principle of development

The site is located within a Primary Housing Area in both the adopted Unitary Development Plan and in the Draft Deposit Replacement Plan. Policy H4 supports proposals for new housing within these areas provided that no unacceptable environmental, amenity, traffic or other problems are created and the quality of the housing area is not harmed, and wherever possible, is enhanced.

PPG3 states that the Government is committed to promoting more sustainable patterns of development by, amongst other things, making more efficient use of land by maximising the re-use of previously developed land. The application site is classed as a previously developed site by virtue of it containing a building and associated infrastructure.

Notwithstanding the UDP allocation though, the site is currently in employment use and regard therefore needs to be had for the requirements of Policy E10 of the UDP, which states that proposals involving the loss of buildings currently in employment use will not be supported unless, amongst other things, it can be demonstrated that the proposal would not result in the loss of buildings for which there is either a local scarcity or insufficient alternatives available locally to ensure a continued choice and mix of site.

The Economic Development Manager advises that the building is currently in use as a car showroom with car repairs also carried out from the building. It is a two storey building with a glazed frontage on the eastern elevation onto Skircoat Road. To enable another employment user to take over the building will involve major construction works together with works to remediate any land contamination that is likely to have occurred due to the use of the building. It is considered that within Halifax there is an adequate supply of employment land available and that the loss of this building will not result in a local scarcity.

Density 
PPG3 states that developments should make more efficient use of land and one way of doing this is to have a density of between 30-50 dwellings per hectare. The application site is approximately 0.25 hectares in size and proposes 49 units. The density equates to approximately 196 dwellings per hectare. Whilst this represents a density level well above the 30-50 level suggested in PPG3, the PPG does go on to say that in locations with good public transport links, higher density levels should be sought.  That position is strengthened in the draft replacement PPS3, which proposes the removal of the upper ceiling in density levels and a more area or site specific approach to density. 

PPG3 recommends high density levels in sustainable locations, specifically referring to locations with good public transport accessibility. In the case of this site, it is within 250m of the town centre, which is very accessible in terms of walking distance, and as such has close links to shopping and community facilities, as well as various modes of public transport. Taking these factors into account the density level is considered to be justifiable and in accordance with PPG3 advice. 
On the adjacent site to the north, the former petrol filling station, a density of 143 dwellings per hectare was considered to be acceptable due to its siting in a sustainable location. 

Residential Amenity

Policy H1 of the UDP states that proposals for new residential development should have regard to, amongst other things, layout and space around dwellings in order to provide an adequate standard of residential amenity within and adjacent to the site. Policy H4 supports proposals for new housing provided that no unacceptable amenity problems are created. Policy N6 seeks to ensure that new buildings respect the privacy and daylighting of occupants of adjoining buildings and that private amenity space is provided with new dwellings and protected around existing buildings.

The application is in outline form only and whilst plans have been submitted with the application showing possible siting, layout and elevations, these are for illustrative purposes only.

The site is bounded on three sides by existing residential development. To the south and west the dwellings have large rear gardens ranging in length from 11-29 metres. As such it is considered that the apartment block could be sited an adequate distance away so as not to be detrimental to the residential amenities of the occupiers of either the existing or proposed units.

A row of properties on Caygill Terrace is to the north of the site with main and secondary windows on the front elevation overlooking the site. At present they are located approximately 14 metres away from the side elevation of the existing garage. The layout submitted with the scheme shows a possible siting of the building, along Caygill Terrace, that would be 18 metres away. Provided that secondary windows only are inserted on this elevation (as shown on the illustrative layout) the distance would satisfy policy N6 guidelines. 

In view of the above, it is considered that the site is of an adequate size so as to be able to accommodate the building without being detrimental to the residential amenities of the occupiers of either the existing or proposed units.

The site is located adjacent to Skircoat Road which is one of the main routes into Halifax from the south and experiences high levels of traffic at peak times of the day. Also, the Shay Football Ground is in close proximity to the site. As a result of the close proximity to these two potential noise sources there may be some disturbance to the future occupiers of the apartments, particularly those located on the upper floors. A condition is therefore requested by the Head of Environmental Health with regard to noise attenuation measures for the apartments, which a reserved matters scheme can then be designed around.

Layout, Materials and Design 

Policy N2 of the UDP states that development proposals should respect the established character of their surroundings in terms of scale, form and materials.

Design and external appearance are of course reserved, but an illustrative drawing shows a building of mixed 3 and 4 storey height. Within the immediate area the dwellings are primarily 2 storeys in height but the redevelopment of the former service station to the north will incorporate a building of 4 storeys in height.

Within the area there is a mix of natural and artificial stone together with slate roofs. Details of the proposed materials will be considered further at the reserved matters stage.

Education
Policy CF18 seeks to ensure that school facilities and housing development are properly co-ordinated, with new housing only being acceptable in areas where the provision of school places, either existing or with enhancement can meet increased demand resulting from the housing development.

Children & Young People’s Services have stated that there are currently surplus primary and secondary sector places available in the area to meet any additional places that the development would create. As such there will be no requirement for a financial contribution.

Affordable Housing
Policy H14 of the adopted Calderdale Unitary Development Plan seeks to negotiate and encourage the inclusion of affordable housing within private development schemes comprising 25 units or more.

The Head Of Housing Services has stated that there will be a requirement for the provision of affordable housing on the site and this can be covered by condition at this outline stage.  The applicants have proposed 10% of the dwellings to be provided as affordable units on site at a 50% discount and transferred to a registered social landlord, based on discussions at the pre-application stage.  However on the basis of the revised draft Supplementary Planning Guidance negotiations for affordable housing are now on the basis of 20% of units at an affordable rate to be transferred to a registered social landlord, and the condition has been worded to reflect this change.

Highways Considerations
Policy T3 expects the design and layout of highways and accesses to ensure the safe and free-flow of traffic in the interests of highway safety.

Access to the site is currently via Caygill Terrace, an unadopted highway. Improvements will be required in terms of surfacing and layout. At present there are some parking bays adjacent to the side of the building on Caygill Terrace and these will be incorporated into the access road.

The Head of Engineering Services has no objection to the application subject to conditions.

Trees and Landscaping
Policy N68 seeks the retention of those trees that are healthy and which have or would have a clear public amenity benefit.

To the east of the site is a copse of trees that extends further down Skircoat Road whilst to the west of the site are some trees that act as a buffer between the application site and the adjacent residential properties. Both copses of trees are protected by Tree Preservation Orders. As both copses are outside the application site it is considered that the buildings could be sited so as not to affect the trees. Care should be taken in designing the internal layout of the flats to ensure that habitable room windows are not located close to the crowns of the trees so as to minimise future pressure for works to the crowns to allow light into the windows.

Crime Prevention

Policy N5 states that the design and layout of new development should have regard to the need to minimise opportunities for crime and maximise the security of visitors and occupiers.

The site is within an area that has a relatively low crime rate. The West Yorkshire Police Architectural Liaison Officer has commented on specific details of the site, such as the installation of windows and doors, lighting of external areas and access control to the car parking areas. As the details submitted are for illustrative purposes only these comments are noted and can be designed into the detailed scheme, with a condition included for a scheme of crime prevention measures to be submitted for approval. 

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above, and there are no material considerations to outweigh the presumption in favour of such development.
Chief Officer:
      Duncan Hartley

                            Head of Planning and Regeneration 

Date: 19July 2006 

Further Information
Should you have any queries in respect of this application report, please contact in the first instance:-

Roger Lee (Case Officer) on Tel No: 392241 

or 

Beverley Smith (Development Control Manager) on Tel No: 392216
Conditions 
1.
The development shall not begin until full details of the following matters have been submitted to and approved in writing by the Local Planning Authority :
(i)
the layout of the development, the siting of the dwellings and their relationship to surrounding buildings,
(ii)
the design of the building(s),
(iii)
the external appearance of the building(s),
(iv)      the landscaping and boundary treatment.
The development shall thereafter be implemented in accordance with the details so approved and so retained thereafter.
2.
The development shall not begin until details of the amount, type, size and tenure of affordable housing to be provided within the development have been submitted to and agreed in writing by the Local Planning Authority. The amount of affordable housing to be provided shall not exceed 20% of the total number of units, (provided at a price that ensures that rent levele are consistent with the Housing Corporation's target without the need for further subsidy) to be transferred to a nominated registered social landlord or equivalent.  The details so approved shall be implemented in full accordance with a timescale to be agreed in writing by the Local Planning Authority.
3.
Prior to the development commencing:
a. A contaminated land Phase I report to assess the actual/potential contamination risks at the site shall have been submitted to, and approved in writing by, the Local Planning Authority.
b. Should the Phase 1 report recommend that a Phase II investigation is required, a Phase II investigation shall be carried out and the results submitted to, and approved in writing by, the Local Planning Authority.
c. Should the Phase II investigations indicate that remediation is necessary, then a Remediation Statement shall be submitted to and approved in writing by the Local Planning Authority. The remedial scheme in the approved Remediation Statement shall then be carried out.
Should remediation be required, a Site Completion Report detailing the conclusions and actions taken at each stage of the works including an agreed scheme of validation works shall be submitted to, and approved in writing by, the Local Planning Authority prior to the first use or occupation of any part of the development hereby approved.
4.
This permission shall relate to the application as amended by the revised plans marked A and E received by the Local Planning Authority on 5 August 2005 and 12 July 2006
5.
Before the development begins, details of the method of storage and access for collection of wastes, including details of mini-recycling facilities shall be submitted to and approved in writing by the Local Planning Authority.  The approved measures shall be implemented in full before the use commences and shall be so retained thereafter.
6.
Before the development begins a specification of measures to be taken to address crime prevention at the site shall be submitted to and approved in writing by the Local Planning Authority.  The details so approved shall be fully implemented before the development is occupied.
7.
Before the development hereby permitted is first brought into use, a system of drainage shall be installed such that the development is drained using separate foul sewer and surface water drainage systems.  These shall thereafter be retained.
8.
The development shall not begin until the proposed means of disposal of surface water drainage, including details of any balancing and off site works, have been submitted to and approved in writing by the Local Planning Authority.  The details so approved shall be implemented before the development is first brought into use and shall thereafter be retained.  Unless otherwise agreed in writing by the Local Planning Authority, there shall be no piped discharge of surface water prior to the completion of the surface water drainage works.
9.
Pursuant to the details required under condition 1 above no main aspect (i.e. dining or living room) windows shall be formed in the elevation facing towards Caygill Terrace.
10.
Before any of the apartments are occupied the parking bays on the southern footway of Caygill Terrace shall be re-constructed (and thereafter retained) in accordance with details that have been submitted to and approved in writing by the Local Planning Authority.
11.
Before any part of the development is brought into use the existing parking bays marked out on the south side of Caygill Terrace shall be permanently removed.
12.
No pedestrian or vehicular access shall be formed onto Skircoat Road at any time.
13.
The development shall not begin until details of measures to ensure that the L A10 (18 hour) within any dwelling unit with the windows closed shall not exceed 40dB have been submitted to and approved in writing by the Local Planning Authority.  The measures so approved shall then be implemented in full prior to the first occupation of each dwelling and shall be retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
18.30 - 01
Application No:
06/00975/HSE

Ward:
 Todmorden



 Area Team:
 Householder & Trees Team


Proposal:
Twin Dormers to South West Elevation
Location:
5 Meadow Street  Todmorden  OL14 8BS    
Applicant:
Lee Warwick
5 Meadow Street  Todmorden  OL14 8BS  
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Todmorden Town Council 
Parish/Town Council Comments

The Parish/Town Councils are consulted on all applications in their areas.  Where any have been received these are set out in full below and have been taken into account as part of the assessment of the application.

Todmorden Town Council considered the proposal and recommended approval. 

Description of Site and Proposal

The property is a stone built back-to-back inner terraced property with a blue slate roof situated at an elevated position facing the opposite side of Meadow Street, off Meadow Bottom Road, Todmorden.   The proposal seeks to construct a double dormer to create additional bedroom accommodation to provide a family home.

The application has been referred to Committee as there would be a shortfall in distances between the proposal and the opposite side of Meadow Street and there have been objections relating to this.

Relevant Planning History

06/00158/HSE – Attic dormer roof conversion – Withdrawn

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	S3 Urban and Rural Renaissance

S4 Urban and Rural Design

H5 Making best use of existing housing   

  Stock

N1 Biodiversity

	UDP Designation
	Primary Housing Area, Wildlife Corridor

	UDP Policies
	H1 Layout and Design

H4 Primary Housing Areas

N2/N4 Materials, Siting, Layout and Design

N6 Privacy and Daylighting

N59 Wildlife Corridor



	UDP Policies under review
	H2 Primary Housing Areas

BE1 General Design Criteria

BE2 Privacy, Daylighting and Amenity Space

NE15 Development in Wildlife Corridors


Publicity/ Representations:

Two letters of objection from neighbouring properties opposite the proposal.

Summary of points raised:

· Concern that the proposal will have an overbearing effect on their property

· Loss of privacy/daylighting

· Out of character with Meadow Street

· Loss of view

Assessment of Proposal

Policy H1 states that residential development including changes of use and extensions should have regard to certain criteria (layout and space, materials and 

design, utility and open space, compatibility with existing developments and the environment including listed buildings and conservation areas, car parking and 

access, crime prevention, environment and wildlife conservation).  The relevant issues are set out below:-

Principle

Policy H4 (Primary Housing Areas) (Reviewed UDP Policy H2 sets out similar requirements) establishes that extensions to existing dwellings are acceptable in principle subject to no unacceptable environment, amenity, traffic or other problems are created and the quality of the housing area is not being harmed and wherever possible enhanced.  

There are a number of large flat roof dormers in the immediate vicinity and therefore the character of the area would not be affected by the proposal.  The proposed dormer has been designed to minimise loss of light to properties opposite introducing a twin gable appearance, as there would not be enough room on the available roof space to accommodate two separate smaller dormers that would create enough roof height for a bedroom.  The roof and dormer cheeks will be slate to blend in with the existing roof and the front will be  timber board.  Given the above the proposal would be acceptable in principle subject to further assessment of relevant policies.

Residential Amenity

Properties North, East and West of the site would not be affected by the proposal with regard to policy N6. 

To the front of the house (South-west) are the even numbers of Meadow Street.  Number 6 is immediately opposite the proposal.  The occupants of numbers 6 and 4 have written with a number of concerns regarding the proposal.  Their main concerns were the loss of daylight  to their properties, the overbearing effect and the overlooking issue affecting their privacy.  They state there is only 6.8 metres between the properties.  This was measured at just over 7 metres.  The proposed dormer would be set back from the eaves 0.5 metres giving a distance of at least 7.5 metres.   The proposal has introduced obscure glazing to the South-west facing bedroom windows and instead has inserted roof-lights to allow for ventilation and light.  Under Policy N6 (and replacement UDP policy BE2) there would still be a policy shortfall as this would require 9 metres.  However, the properties were built with a shortfall between windows including main aspect windows with clear glazing where there is a considerable shortfall.  Given this the proposal would not make the situation any worse than what is already there. Consideration has been given when designing the dormer to minimise the loss of light to the opposite properties.  The twin gable effect will allow some light to pass through the proposal.  The installation of roof-lights to allow the front windows to be obscure glazed has also been introduced to try and overcome any privacy issues.   Number 6 states that their property is dark and the proposal would make it even darker.  It is considered that the proposal would not significantly increase the loss of light to the property given the design.  Further to the above and that the shortfall is only 1.5 metres its merits it is considered to be acceptable.

Visual Amenity

The proposed dormer would be constructed of timber boarding to the front elevation that could be dark stained and slate roof and dormer cheeks to blend in with the existing roof.  The occupants of number 4 and 6 feel the proposal would be out of character with the area.  

A previous application on the site was withdrawn as the proposal extended the full width and depth of the roof and the applicant was informed that his would not be acceptable.  The proposed design incorporates a twin gable appearance to allow light through the middle of the dormer.  There are a number of large flat roof dormers within the vicinity including one at number 1 Meadow Street.  There are also dormers on nearly all the properties on Mount Street that backs on to Meadow Street.  It is unlikely that permission was required for these dormers but they still form part of the character of the area.  The proposed dormer would be an improvement to these existing dormers.  Given the above the proposal would comply with policies N2 and N4 (and policy BE1 of the Replacement UDP)   

Wildlife Corridor

Within the identified Wildlife Corridors the Council will seek to retain the integrity and value of the Corridors by normally only allowing development  which does not preclude the movement of species along the Corridor.

In this instance the proposal does not preclude the movement of species along the Corridor and would, therefore, be acceptable.

Conclusion

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above with exception to Policy N6 where it is considered that other considerations as referred to in the report outweigh the policy shortfall. 

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date:

19th July 2006

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Gillian Boulton
(Case Officer)    on Tel No:  392243

or

Beverley Smith
 (Development Control Manager)  on Tel No:  392216
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
The windows in the South-west elevation of the dormer hereby permitted shall be non-opening and glazed in obscure glass (in accordance with details which shall first have been submitted to and approved in writing by the Local Planning Authority) prior to the first occupation of the bedrooms and shall be so retained thereafter.
3.
The timber boarding on the dormer hereby permitted shall be dark stained or painted before the first occupation of the bedrooms and shall be so retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp

Time Not Before:
18.30 - 02
Application No:
06/00978/OUT

Ward:
 Rastrick



  Area Team:
 Lower Calder


Proposal:
Proposed dwelling (Outline)
Location:
Land Between  15 - 17 Daisy Road  Brighouse  West Yorkshire  HD6 3SY
Applicant:
Mr Collins
c/o Architectural Drawing Services  1 Ivy Houses  Barkisland  HALIFAX
HX4 0DH
Recommendation:
Permit (Outline)
Policy Implication:
 



HP NP TP 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Environment Agency  
Group Engineer (Environment) Projects Team 
Description of Site and Proposal

The site is located within a residential area and is currently used as a garden/grassed area to the two adjoining properties, nos. 15 and 17 Daisy Road; the boundary wall with established hedging between these two properties runs through the centre of the site.  Directly opposite the site is the main entrance to Woodhouse Primary School.

This proposal seeks outline planning permission for residential use and includes proposed siting and access for a single detached dwelling.  The proposal is to position the proposed dwelling centrally within the site, setting it back slightly from the established building line of the existing properties on the northerly side of Daisy Road (odd numbered).  The site is at a slightly elevated level to the properties to the rear on Wherwell Road.

Relevant Planning History

In 1980 outline consent was given for a detached house with garage (ref: 80/01758) followed by a further outline consent in 1983 for residential development (ref: 83/02362).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	

	PPG No
	3 – Housing 

	UDP Designation
	Primary Housing Area

	Draft UDP Designation
	Primary Housing Area

	UDP Policies
	H1 – Layout & Design

H4 – Primary Housing Areas
N4 – Design, Layout & Use of Materials


N6 – Privacy & Daylighting

T3 – Design of Highways & Accesses

T19 – Car Parking Guidelines


Publicity/ Representations:

The application has been advertised by means of a site notice along with neighbour notifications; seven letters of objection have been received, two of which included petitions.

Summary of points raised:

· Established building line not followed;

· Loss of light;

· Traffic/highway problems;

· Loss of privacy;

· Noise implications;

· Site considered too narrow;

· Existing extensions on neighbouring properties not taken into account;

· Loss of amenity;

Assessment of Proposal

PRINCIPLE OF DEVELOPMENT
The proposed site is located within a Primary Housing Area on both the adopted and the draft replacement Unitary Development Plan of Calderdale where, under policies H4 (adopted plan) and H2 (proposed replacement plan), the principle of new residential development is considered to be acceptable providing no unacceptable environmental, amenity, traffic or other problems are created and that the quality of the immediate housing area is not harmed.

In the context of Planning Policy Guidance Note No. 3 (Housing) the site is classed as a brown-field site, in that its current and past use is that of residential garden area to the two adjoining properties, nos. 15 and 17 Daisy Road.  As brown-field land is the preferred location for new development to take place the principle of development is further supported by Central Government advice.   

DESIGN, LAYOUT & USE OF MATERIALS

Under Policy H1 of the Calderdale UDP, proposals for housing should have regard to the following issues: layout, design, use of materials, provision of amenity space, car parking provision, crime prevention and conservation.  The provision of these issues will be assessed under policy H1, in conjunction with other relevant policies, so as to ensure that any acceptable development does not cause demonstrable harm to the environment, residential amenity and highway safety.

The proposed dwelling is to be positioned centrally within the site providing a degree of amenity space to both the front and the rear of the property; the amount of amenity space proposed is considered to be adequate for one dwelling and is therefore in accordance with policy H1 and N4 of the UDP.

The proposal seeks outline permission for residential use including siting and access elements, as such the proposed design, external appearance and materials are not at issue and would be addressed at reserved matters stage.  

Concerns have been raised with regard to the “building line” along Daisy Road and the size of the site.  In terms of the “building line” issue it is accepted that the proposed siting does not follow the line of the existing house frontages on Daisy Road, however the proposed siting is only slightly set back and is not considered detrimental to the appearance of the street scene.  With regard to the size of the plot, it is accepted that the dwelling proposed will take up much of the width of the plot, however the amenity space to the front and rear of the proposal is considered adequate.  

PRIVACY & DAYLIGHT

Policy N6 of the UDP seeks to ensure that new development respects the privacy and allows adequate levels of daylight to adjacent properties/buildings and that private amenity space is provided.

This application seeks outline planning approval with siting and access, no details are given with regard to external appearance therefore it is not possible to determine definitive distances between the proposal and neighbouring properties.  Measurements have been taken between the proposed dwelling and the adjacent properties, taking into account, where known, previous extensions and it is considered that it is possible to site the dwelling whilst maintaining privacy and day light levels to adjacent properties.  Notwithstanding the details submitted under this application, final details of proposed window openings would be reserved for approval at a later date. 

HIGHWAY CONSIDERATIONS

Under the adopted Unitary Development Plan 1997 the minimum off street parking requirement for new dwellings is two spaces (Policy T19).  This application states that 2 off street parking spaces will be provided however in its current outline stage no further details are offered.  The Head of Engineering Services has no objection to the proposed development subject to the imposition of conditions relating to the provision of off street parking and that the use of any proposed garage remains ancillary to the use of the dwelling.

The site is directly opposite the vehicular and pedestrian entrance to a local primary school and concerns have been raised over further congestion, manoeuvring difficulties and safety issues of a new driveway.  The comments are noted, however, the proposed access to the site is in effect already in existence, in that access will be gained via an existing double width dropped crossing to the front of no. 17 Daisy Road.  It is accepted that even though Daisy Road is a two way street it does suffer from the problem of single lane access when cars are parked on both sides of the highway, especially at school drop off and pick up times, however the applicant has indicated that the required two off street parking spaces will be provided by the development and as such the development should not, in principle, add to current highway congestion.

The proposal, in outline, is considered to meet the requirements laid out in policies T3 and T19.

AMENITY CONSIDERATIONS

Concerns have been raised that the proposal will lead to a loss of light and will create a noise disturbance and introduce an unattractive feature in the form of a 2m high fence.  The comments have been noted however they are not considered to be a material consideration at this stage of the planning process, i.e. outline.

It is accepted that the immediately surrounding properties have enjoyed the benefit of an open area between nos. 15 and 17, however this does not preclude the option of developing the land by any owner of the site; the site is within a Primary Housing Area and as already stated the principle of the proposal is therefore supported.  Any development on this site will probably lead to loss of light to adjoining properties to a degree, however the minimum distance between the proposed building footprint and the nearest adjacent property is approximately 10m, a greater distance than when compared to the distances between existing semi-detached properties on Daisy Road and the adjacent Wherwell Road.

One further comment has referred to a potential noise increase that could be detrimental to the amenity currently enjoyed; it is not clear however what the source of this noise would be.  If the issue relates to construction noise, this would be a temporary arrangement and it is envisaged that any building work would take place during working hours Monday to Friday with a possibility of Saturday morning working; any noise as a result of occupancy of the proposed dwelling is not envisaged to be any greater than that already experienced by residents.  The Head of Environmental Services has offered no objections to the proposal.  

OTHER CONSIDERATIONS

It is clear from visiting the site that it is currently divided in half, with each half currently being used as ancillary garden area to numbers 15 and 17 Daisy Road.  Although land ownership matters are not a planning issue, the subject has been raised with the agent who confirmed that as far as he is aware his clients are owners of the application site.  The occupiers of no. 15 have stated that they have in fact had sole use of the northwestern half of the site for over 20 years.  Notwithstanding the decision of the Council with regard to this application, prior to the commencement of any development the issue of ownership will need to be resolved.  

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date:

13 July 2006

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Diane Scaramuzza
(Case Officer)    on Tel No:  392232

or

Beverley Smith
 (Senior Officer)  on Tel No:  392218
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
The development shall not begin until full details of the following matters have been submitted to and approved in writing by the Local Planning Authority:
(i)
the design of the building(s),
(ii)
the external appearance of the building(s),
(iii)
the landscaping and boundary treatment.
The development shall thereafter be implemented in accordance with the details so approved and so retained thereafter.
3.
No dwellings shall be occupied until the garaging/off street parking facilities shown on the permitted plans for that dwelling have been constructed/surfaced and sealed and made available for the occupiers of that dwelling. These facilities shall thereafter be retained.
4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the garage shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of a private dwelling house) which would preclude the use for the housing of a private motor vehicle.
5.
No surface water shall be connected to the public combined sewer either directly or indirectly without the prior written approval of Yorkshire Water.
6.
Surface water and foul drainage shall be separated on site and if Yorkshire Water consent to discharge surface water is obtained they shall be inter-connected in a chamber at the site boundary before discharge to the combined sewer/drain.
7.
The development shall not begin until details of any surface water outfall have been submitted to and approved in writing by the Local Planning Authority.  Prior to the first occupation of any part of the development such outfall as may be so approved shall be provided and so retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
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Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Environment and Regeneration Group 
Todmorden Town Council 
Group Engineer (Environment) Projects Team 
Parish/Town Council Comments

The Parish/Town Councils are consulted on all applications in their areas.  Where any have been received these are set out in full below and have been taken into account as part of the assessment of the application.

Todmorden Town Council – ‘Members recommend approval’.

Description of Site and Proposal

The site is situated on the south side of Bacup Road to the east of Caldicott Close.   The buildings, which were formerly a clay pipe works, were demolished in the sixties and the site is now an open area of land.  Along Bacup Road there is a stone wall approximately 2m in height which is partially formed by the substation within the site.  There are residential properties to the north and west; Valley Works is directly opposite the site.  To the east there is another vacant site that is also within the ownership of the applicant.

The proposal is to use the site for the parking of heavy goods vehicles (HGVs) the plan shows six vehicle spaces, which is also confirmed by the accompanying information.

Relevant Planning History

04/02137/OUT – residential development – refused 3/12/04

05/00623/OUT – residential development – refused 24/06/05

06/00395/FUL - Open site to be used for parking HGV's. – Refused (08/05/06) due to application being for 10 vehicles which wasn’t consistent with their operators license and was considered detrimental to the amenity of residents.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	E4 Employment site selection and development criteria

	PPG No
	4 Industrial, commercial development and small firms

	UDP Designation
	New Housing Site (HS80) and Wildlife Corridor

	UDP Policies
	H1 - Layout & Design

H4 - Primary Housing Areas

N59 - Wildlife Corridors

N92 - Development causing noise pollution

T3 - Design of highways and accesses

T32 – Goods vehicles operating centres and parking facilities.

	DRUDP Designation
	New Employment Site (EM54) and Wildlife Corridor

	DRUDP Policies

(where appropriate these are shown in brackets after the adopted policies)
	E1 – Primary Employment Areas

E3 - Sites allocated for employment use

BE6 – Design and Layout of Highways and Accesses

NE15 – Development in Wildlife Corridors

EP3 - Noise generating development

EP10 Protection of water resources

T16 – Maximum parking allowances

T22 – Goods vehicle operating centres


Publicity/ Representations:

The application was publicised with a site notice and neighbour notification letters.  6 letters of objection have been received.

Summary of points raised:

· HGVs entering the site have to cross onto the opposite side of the road in order to swing into the site.

· The vehicle generate large amounts of noise and disturbance.

· Vehicles currently move on and off site from about 05.30 until 23.00. 

· Bacup Road is not suited to constant heavy traffic, as the road is narrow and passing can be difficult.

· Recent planning approvals set the precedent for the area as residential not commercial.

· Since the last refusal the number of vehicle parked on the site has increased.

Assessment of Proposal

Principle of Development
The application site is located to the south of Bacup Road, and forms part of a larger area in the same ownership including the site to the east, the new detached dwelling recently constructed off Caldicott Close to the west and Friths Mill to the south.  To the north there are residential properties and some industrial premises on the opposite side of Bacup Road.  Vehicular access to the site is from Bacup Road.  

The site is allocated as a New Housing Site (HS80) within the adopted Calderdale UDP however, the allocation of the site has been revised in the Draft Deposit Replacement UDP where it has become an allocated employment site (EM54).  

Policy E3 of the DRUDP is therefore relevant and supports proposals within Use Classes B1, B2 and B8 providing that, amongst other things, it does not create any unacceptable environmental, amenity, safety, highway or other problems, and, it is not for piecemeal development that would prejudice the comprehensive development of the site.  No objections have been raised to the specific allocation of this site within the Replacement Plan and as such, the allocation carries considerable weight.  Objections have, however, been received to policy E3 but these relate to specific aspects of the wording of the policy rather than the deletion of sites or the essence of the policy.

The use of the site for HGV parking would be classed as a sui generis use, which would be assessed on its merits in terms its relation to the allocation.  However as a commercial use in principle the use is considered compatible with the allocation.

The Regeneration Team have previously commented that there is a shortage of employment sites in Todmorden, and they would prefer to see the site used for a more ‘typical’ employment use, rather than land storing vehicles which creates little or no jobs.  However the storage of vehicles would not prevent development from taking place in the future. 

Previous applications for residential development on this site have been refused as contrary to the emerging UDP and the employment allocation.

Highways

The site / Company gained an operators license in December 2005 for 4 vehicles and 4 trailers from the Traffic Commissioners.  This is a separate process from Planning, the plan and accompanying information specifies 6 vehicles, but the vehicle movements are stated at between 15 to 20 vehicle movements over a week.  However in order to be consistent with the Operators license its is proposed to specify 4 vehicles and 4 trailers by condition.

Policy T3 (BE6) seeks to ensure that the design and layout of highways and access provide the safe and free-flow of traffic, in the interests of highway safety and the appearance of the location. 

The Head of Engineering Services has commented that in terms of highway safety the sites existing use is industrial whereby HGV traffic would be inevitable and therefore no objections have been raised to the proposal.  Therefore the use of Bacup Road in connection with the proposed use is considered acceptable.

Policy T22 of the DRUDP states that goods vehicle operating centres and parking facilities will be considered acceptable if the location is appropriate, there is an operational need, the development creates no unacceptable problems and that it complies with other UDP policies.

As discussed above the location is considered appropriate, particularly as it’s served directly from the A681 Bacup Road.  The applicant has provided a copy of a letter from Chairman of the Sutcliffe Furniture Group who have some of their vehicles stored on the site it outlines problems they have had in finding space within Todmorden to store their trailers in connection with their business at Frostholme Mill on Burnley Road.  There would therefore appear to be a need for the proposal.

Residential amenity

There are residential properties in close proximity to the site as described above.  Policy N92 (EP3) states that the Council will not permit any development proposal which could lead to unacceptable levels of noise to nearby noise sensitive uses.

The Head of Environmental Health was concerned about the use being open and therefore any noise generated would be detrimental to the amenity of nearby residential properties, in particular the new dwelling off Caldicott Close.  However the applicants also own that dwelling and it is within the blue line on the application.  Therefore sound attenuation measures for that property can be achieved by a suitably worded condition in relation to the current application.

Alterations to the proposed hours so that vehicles only operate to / from the site between 08.00 and 19.00 have also been included as part of the application.  The Head of Environmental Health considers this to be acceptable providing the hours are 09.00 to 17.00 on Saturdays and not at all on Sundays or Bank Holidays.  These measures plus the reduction in the numbers would be sufficient to comply with Policies N92 (EP3) of the adopted plan and T22 of the DRUDP.

Materials, Layout and Design

At present the parking area is covered with gravel and stone chippings, except the entrance, which has a tarmacadum surface.  The Civil Engineering Group have commented that in order to prevent pollution of the adjacent watercourse the site should surfaced and sealed with appropriate drainage.  In order to maintain water quality and comply with Policy EP10 of the DRUDP, this could be secured through appropriately worded conditions.

Wildlife and Ecology

Policy N59 (NE15) seeks to retain the integrity and value of the Wildlife Corridor.  The site has no ecological value and therefore the proposal would have no impact on the wildlife corridor.

Other issues 

The affect on property prices is not a material planning issue and as such cannot be taken into consideration in the assessment of the application.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date:

19.07.2006

Further Information

Should you have any queries in respect of this application report, please contact in the first instance:-

Julie Davies

(Case Officer) on Tel No:  392224

or

Beverley Smith
(Development Control Manager) on Tel No:  392216
Conditions 
1.
Within 3 months of the date of this approval the following information shall have been submitted to and approved in writing by the Local Planning Authority and implemented on site in accordance with the approved details.  The site shall be surfaced, sealed and drained.  All surface water drainage from parking areas / hard standings, prior to being discharged into any watercourse, surface water sewer or soakaway system, shall be passed through an oil interceptor installed in accordance with a scheme previously submitted to and approved in writing by the Local Planning Authority.  Details submitted should include all appropriate consents and agreements and plans, long sections and hydraulic calculations where appropriate.
2.
Acoustic double glazing and ventilation shall be fitted to the north and eastern facades of the dwelling under construction at Caldicott Close such that the Noise Rating Level within the dwelling with the windows closed shall not exceed 35 dB (A) from 0700 hours to 2300 hours or 30 dB (A) from 2300 hours to 0700 hours in accordance with a scheme which shall have been submitted to and approved in writing by the Local Planning Authority.  The scheme so approved shall be implemented prior to the first occupation of each dwelling and shall be retained thereafter.
3.
Before development begins details of an acoustic barrier some 2.0 metres in height and extending between points A and B on the approved plan shall have been submitted to and approved in writing by the Local Planning Authority and shall be retained thereafter.
4.
Unless otherwise agreed in writing by the Local Planning Authority, the use of the premises shall be restricted to the hours from 08.00 to 19.00 Mondays to Fridays and from 09.00 to 17.00 on Saturdays, and the premises shall not be used at any time on Sundays and Bank or Statutory Holidays.
5.
Unless otherwise agreed in writing this permission shall relate to the storage of a maximum of 4 vehicles and 4 trailers.
6.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
KEY TO UNITARY DEVELOPMENT PLAN POLICY IMPLICATIONS
____________________________________________________________________________
GP
General Policies GP 1 to 6
EP
Employment Policies GE 1 & 2 and E 1 to 17
HP
Housing Policies GH 1 & 2 and H 1 to 17
NP
Environment  Policies GN 1 & 2 and N 1 to 119
CFP
Community Facilities Policies GCF 1 to 3 and CF 1 to 44
SP
Shopping Policies GS 1 & 2 and S 1 to 16
TP
Transport Policies GT 1 to 6 and T 1 to 42
MP
Minerals Policies GM 1 to 3 and M 1 to 20
WDP
Waste Disposal Policies GWD 1 & 2 and WD 1 to 11
Where an Asterisk is applied to a condition number, this indicates that the application of the condition will bring the proposal within Unitary Development Plan Policy.
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