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CALDERDALE METROPOLITAN BOROUGH COUNCIL

PLANNING COMMITTEE                                     

WARDS AFFECTED: MORE THAN THREE

Date of meeting:  19 September 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 Planning and Regeneration

______________________________________________________________________________

FOR FURTHER INFORMATION ON THIS REPORT CONTACT:

Mrs B J Smith



TELEPHONE :- 01422 392216

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 and Regeneration Services, Northgate House, Halifax HX1 1UN.

NON EXEMPT DOCUMENTS ARE AVAILABLE FOR INSPECTION AT:

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

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

Telephone 01422 392237 to make arrangements for inspection.

List  of  Applications at Committee 19 September 2006

Time
     App No.               Location

   Proposal                        Ward
           Page No.

& No.


      
	
	
	
	
	
	

	15.00
	06/01028/FUL
	Land Opposite

1 Meadow Croft

Barkisland, Halifax
	New two storey detached dwelling
	Ryburn


	6 - 12



	
	
	
	
	
	

	15.00
	06/01168/FUL
	Land Adj

360 Stainland Road

Stainland

Halifax
	Construction of 2 dwellings adjacent to & in former garden of 360-364 Stainland road.
	Greetland And Stainland


	13 - 20



	
	
	
	
	
	

	15.00
	06/01201/CON
	Valley Mill Apartments

Park Road

Elland

HX5 9GY
	Construction of one apartment on existing roof terrace.
	Elland


	21 - 26



	
	
	
	
	
	

	15.00
	06/01389/FUL
	Acorn Centre

32 Burnley Road

Todmorden

OL14 5BQ
	Rear dormer
	Todmorden


	27 - 32



	
	
	
	
	
	

	15.00
	06/01426/FUL
	Land Adj

6 Oakleigh Avenue

Halifax

West Yorkshire


	Construction of new dormer bungalow with garage ( Amended scheme from 06/00061/FUL )
	Skircoat


	33 - 38



	
	
	
	
	
	

	15.00
	06/01290/CON
	3A West Street

Shelf

Halifax

West Yorkshire

HX3 7LN
	Change of use from 1 dwelling and workshop to 3 No. dwellings - amendment to Planning application 05/00271.
	Northowram And Shelf


	39 - 44



	
	
	
	
	
	

	18.00
	06/00398/FUL
	Site Of

5 - 44 Tewit Close

Illingworth

Halifax

West Yorkshire
	Construction of 39 new dwellings and associated parking to replace previously demolished dwellings ( Amended Plans )
	Illingworth And Mixenden


	45 - 52



	
	
	
	
	
	

	18.00
	06/00963/FUL
	126 Smith House Lane

Lightcliffe

Halifax

West Yorkshire

HX3 8XA
	Demolition of bungalow and construction of two detached dormer bungalows. (Amended plans)
	Hipperholme And Lightcliffe
	53 - 60

	
	
	
	
	
	

	18.00
	06/01589/FUL
	Tesco

Huddersfield Road

Brighouse

West Yorkshire

HD6 1RZ
	Change of use of car parking spaces to hand car valet operation including siting of cabin to house water recycling system and a canopy.
	Brighouse


	61 - 66



	
	
	
	
	
	

	18.00
	06/01542/OUT
	Site Of

32 Well Green Lane

Brighouse

West Yorkshire

HD6 2NS
	Retail unit attached to existing shops. (Outline)
	Hipperholme And Lightcliffe


	67 - 72



	
	
	
	
	
	



+      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:
06/01028/FUL

Ward:
 Ryburn



 Area Team:
 Lower Calder


Proposal:

New two storey detached dwelling

Location:

Land Opposite  1 Meadow Croft  Barkisland  Halifax  West Yorkshire

Applicant:

Mrs A Brigg

C/o Arctic Associates Ltd  P O Box 254  LEEDS  LS26 8QZ

Recommendation:
Permit

Head of Engineering Services Request:

  

Departure:





No

Parish Council Representations:


N/A

Representations:
 
  
 
       
Yes

Consultations:

Ripponden Parish Council 

Engineering Services - Network Section 

Environmental Health Services - Pollution Section 

Environment Agency  

Group Engineer (Environment) Projects Team 

Parish Council Comments

The 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 comments as follows:

The Parish Council objects to this application on the grounds of over intensive use of the site and would increase traffic within this historical settlement.

Description of Site and Proposal

The application site is used as a parking area and is situated in a predominantly residential area with existing dwellings on all sides of the site. The Griffin Inn and access to the site lie to the south-east.

The proposal is for a two storey dwelling with an integral garage and a further parking space. Two of the existing parking spaces are retained on land to the east of the site.

The changes from the scheme refused planning permission in February 2006 are to extend the site area by 1m to the east and to move the dwelling about 1.5m to the east. The design of the dwelling itself has not changed since the previous application except to resolve an anomaly between the layout and detailed plans concerning the position of the gable feature on the west elevation and the addition of 2 bathroom windows at first floor level on the south elevation.
Relevant Planning History

In February 2006 planning application 05/00449 for a two storey detached dwelling was refused because of its impact on existing dwellings.

Key Policy Context:

	Regional Spatial Strategy                  

for Yorkshire and the Humber
	H1 Distribution of Additional Housing

	PPG No.
	3
Housing



	UDP Designation
	Primary Housing Area



	UDP Policies
	H2
Primary Housing Areas

BE1    General Design Criteria

BE2    Privacy, Daylighting and Amenity Space

BE6    Design of Highways and Accesses

BE17  Setting of Listed Buildings


T16
Maximum Parking Allowances

EP4    Protection from Existing Noise


Publicity/ Representations:

The application was advertised by site notice and neighbour notification and two letters of objection have been received.

Summary of points raised:

· the proposal is too close to existing dwellings

· there is little change compared with the previous application that was refused

· large vehicles would be forced to reverse down a twisty road past hedges that obscure drivers views

· the proposed dwelling is still overbearing

· the loss of car parking associated with the scheme would result in road safety issues from additional cars parked on Stainland Road
Assessment of Proposal

Principle
The application site is located within the Primary Housing Area on the UDP and is considered to be previously developed. The development is therefore supported by UDP Policy H2 and PPG3 subject to no unacceptable environmental, amenity, traffic or other problems being created and compliance with other UDP Policies.
Residential Amenity

This is the main issue and the reason why the previous application was refused. In particular the impact of the new dwelling on existing dwellings to the north (1 Meadow Croft) and west (7 Upper Fold) was considered to be unacceptable.

In order to improve the relationship with these dwellings the proposed house has been moved about 1.5m to the east and the plot extended to accommodate the parking space on the eastern side of the house. This has ensured that a distance of 12m is achieved between the blank west elevation in the new dwelling and the conservatory at the rear of 7 Upper Fold. This is an acceptable distance for a main to side aspect relationship. The new dwelling would be built at a lower level than 7 Upper Fold and is not considered to have an overbearing relationship with that dwelling at the amended distance. 

 In addition, the windows in the front elevation of 1 Meadow Croft are now outside a 45° line extended from the windows in the east elevation of the new dwelling and the distances to the blank north elevation meets policy requirements with a distance of over 12.5m exceeding the required 9m for a secondary to side relationship. 

The relationship with the cottages to the south of the application site remains unchanged and the 16.5m distance complies with Policy BE2 for a secondary to secondary aspect relationship.

Overall, it is considered that the changes to the scheme have resulted in a layout thatcomplies with the requirements UDP Policy BE2 (and annex 1) in its relationship with 7 Upper Fold and 1 Meadow Croft and overcomes the previous reason for refusal.

Materials, Layout and Design

Policy BE1 requires development to respect the established character of its surroundings in terms of scale, form and materials and seeks good design, layout and appropriate use of all materials in development.

The proposed materials are coursed natural stone, with artificial slate roofing and the design of the two storey building features gable kneelers, windows and door lintels with an ashlar sandstone finish.  The materials proposed are in keeping with the neighbouring properties of Meadow Croft and are therefore considered to be acceptable.
Highway Considerations

Policy BE6 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 whilst policy T16 seeks to ensure the adequate provision of off-street car parking to serve development.

The proposal incorporates a garage and parking space for the dwelling, in addition to the retention of two private parking spaces.  The Head of Engineering Services has raised no objection to the proposal subject to the areas used by the vehicles to be drained, surfaces and sealed. Members will recall that concerns about restrictions to or the loss of a turning facility were addressed in the reason for refusal report relating to application 05/00449 and could not be sustained at appeal.
Visual Amenity

The site is in close proximity to the Griffin Inn and a Barn that are both Grade II listed buildings.  

In relation to the siting and design of the proposed dwelling and the listed buildings, the construction of 6 residential properties to the rear of the Griffin Inn has already set a precedent for development in close proximity.  The proposed dwelling is in keeping with the character of these houses and it is not considered that the proposed dwelling will have any adverse impact on the character or appearance of the listed buildings. The application therefore complies with policy BE17 of the UDP
Environmental Issues

The proposed dwelling would be in close proximity to the recycling bins and the beer garden area of the Griffin Inn public house, and therefore the Head of Environmental Health recommends conditions be included for acoustic double-glazing and ventilation to be fitted to the first floor east and south elevations to accord with the relevant noise rating level.  

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: 22nd August 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

Richard Seaman
  (Senior Officer) on Tel No: 392248
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.
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.
6.
Acoustic double glazing and ventilation shall be fitted to the first floor windows in the south and east elevations such that the Rating Noise Level in accordance with BS4142, within the bedrooms with the windows closed shall not exceed 35 dB LAeq(1 hour) from 0700 hours to 2300 hours or 30 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.
7.
The dwelling shall be occupied until the garaging and 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.
8.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no further windows or other openings shall be formed in the dwelling without the prior written permission of the Local Planning Authority.
9.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any order revoking and re-enacting that order) no development falling within Classes A, B, C, D and E of Part 1 of Schedule 2 of the said order shall be carried out without the prior written permission of the Local Planning Authority.
10.
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 dwelling and shall thereafter be retained.
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:
06/01168/FUL

Ward:
 Greetland And Stainland



  Area Team:
 Lower Calder


Proposal:
Construction of 2 dwellings adjacent to & in former garden of 360-364 Stainland road.
Location:
Land Adj  360 Stainland Road  Stainland  Halifax  West Yorkshire
Applicant:
M Thewlis
C/o D Boyes  8 Town Ing Way  Stainland  HALIFAX
HX4 9EE
Recommendation:
Permit
Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
No
Consultations:
Recreation, Sport And Streetscene - Forestry Officer

Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Recreation Sport & Streetscene - Countryside Section 
Environment Agency 
Group Engineer (Environment) Projects Team 
Description of Site and Proposal

The site is land to the rear of The Manor House, a grade II listed semi-detached house dating from the early 18th Century that is now in three occupations (numbers 360, 362 and 364 Stainland Road). The grassed site appears to form part of a former garden and includes only a handful of small trees. It is accessed via an existing narrow drive to the east of The Manor House. The site is bordered to the west by residential properties on Drury Lane and to the east by residential properties and former farm buildings, with open countryside to the north. The site is within the Stainland Conservation Area and within 50 metres of a further grade II listed building at Holroyd Square. Three trees near the entrance to the site are protected by a Tree Preservation Order and a public footpath runs along Drury Lane.  

The application proposes the construction of two four-bedroom detached dwellings to be known as ‘The Mews House’ (to the south of the site) and ‘The Moor House’ (to the north). In order to achieve satisfactory access to the site, modifications are required to the existing gateway and a boundary wall with Stainland Road requires a minor realignment.

This application is an amendment to the existing permission for the construction of two houses. The changes are to the fenestration, the layout of the first floor accommodation to the ‘Moor’ house and the enlargement of the ‘Moor’ house garage from single to double.  
Relevant Planning History

05/01332/FUL – Construction of two dwellings in the former garden 360 to 364 Stainland Road. Permitted by Planning Committee December 2005.

04/02432/LBC - Modification to existing gateway to improve access (Listed Building Consent). Approved, February 2005.

04/02453/HSE -  Modification to existing gateway to improve access. Approved, February 2005.
Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	S4
Urban and Rural Design

H2
Sequential approach to the 
allocation of housing land



	PPG No
	3
Housing

15
Planning and the Historic 
Environment



	Replacement UDP Designation
	Open Space in the Urban Area 

Primary Housing Area

Conservation Area



	Replacement UDP Policies
	H2   
Primary Housing Areas

H12 
Affordable housing

BE1   
General design criteria

BE2   
Privacy, daylighting and amenity space

BE5
Safety and security considerations

BE6
Design and layout of highways and 
accesses

BE17 Setting of a Listed Building

BE20 Development within Conservation Areas

T16   
Maximum parking allowances


Publicity/ Representations:

The application has been publicised by press and site notices as well as neighbour notification letters. One letter of objection has been received. 
Summary of points raised:

· Adverse impact on setting of Listed Building

· Harm to character of Conservation Area

· Loss of open space

· No need to release site for residential development

Assessment of Proposal

Principle of development 

With the exception of the access, which is within the Primary Housing Area, the site is designated in the Replacement UDP as Open Space in the Urban Area and is identified for allotment use. The site is also within the Stainland Conservation Area. The issues relating to the designation of the site were considered at the time of the previous application in December 2005, and there has been no material change of circumstances since that time (note the site was also designated as Primary Housing Area, Open Space and Conservation Area in the 1997 UDP). 

With regard to PPG3 advice, the site is within the curtilage of the Manor House and is by definition considered to be previously developed land.

Overall the proposed development is acceptable in principle. 

Density 

Although the applicant advises that the site extends to 0.13 hectares, it is in fact around twice that size and therefore to accord with the guidance in PPG3, a density level of between 6 to 9 dwellings would be expected. The two dwellings proposed represent a density of approximately 10 dwellings per hectare, which, is well below the minimum of 30 recommended in the PPG.  However, the proposed density is considered appropriate for this sensitive, edge-of-settlement location within the Conservation Area and with potential highway concerns if a greater density was sought. This reflects the conclusion with regard to the previous application. 

Residential Amenity

The Head of Environmental Health has no concerns with regard to the former farm buildings to the east of the site.

With regard to RUDP Policy BE2, the western elevation of The Moor House would have no habitable room windows in it and would be over 12m from 27 Drury Lane. The eastern elevation of this proposed dwelling (containing obscure glazed bathroom and bedroom windows) is 4m at the nearest point from the obscure glazed windows in the rear elevation of the conservatory attached to the adjacent bungalow (No. 360B). Given that the conservatory glazing is obscure and only serves to increase the light available to the conservatory, it is not considered that there would be an unacceptable impact on the amenity of the existing residents. A condition preventing the insertion of any further windows into the side elevations is suggested. 

Otherwise the impact on residential amenity is as assessed in relation to the previous application. The Mews House is over 21m from No.’s 13 and 15 Drury Lane and 18.2m from 17 Drury Lane. This represents a shortfall of 2.8m to 17 Drury Lane at ground floor level, but it is noted that, in addition to an existing dry stone wall along Drury Lane that prevent directs views, the applicant proposes a planting scheme on the boundary between the properties. It is considered that this will satisfactorily address this shortfall.

In terms of the relationship between the two proposed dwellings, a distance of 14.7m represents a shortfall of 0.3m at ground level. It is considered, however, that the proposed dry stone wall will prevent amenity being compromised.

Materials, Layout and Design

The application proposes the use of natural materials and a condition requiring samples to be approved would be attached to any planning permission. Further conditions requiring details of the boundary treatments and hard landscaping are also proposed.

The physical restrictions on the development of the site do, to an extent, restrict its layout, but the north/south alignment of the access reflects surrounding development. The proposal provides the opportunity for an enclosed, hard paved courtyard space to be created to the rear of The Manor House.

The proposed development will not be visible from Stainland Road, but visitors to the site will be greeted by the southern elevation of The Mews House, which features a boundary wall, three gables and a separating archway, all of varying heights and ridgelines. This is considered to be an attractive entrance to the development and reflects the rear elevation of the Manor House as well as adjoining buildings. The northern elevation of The Moor House is particularly sensitive as it will, in effect, define the edge of the Conservation Area, and the proposal is considered acceptable in this respect, especially having regard to the existing views presented by the farm buildings adjacent to the site to the east and the less attractive rear elevation of The Manor House.

The two dwellings feature accommodation over two storeys and will, with exception of a staircase in The Mews House that is 6.7m high to eaves, be 5.5m to eaves. It is not considered, therefore, that they will have a dominant effect on the properties on Drury Lane.

Conservation Issues

The development would be within 11m of the listed Manor House at the closest point.  Policy BE17 and PPG15 seek to preserve the setting of listed buildings. The key elevation of the listed building is its frontage facing onto Stainland Road, which would be unaffected by the development proposals.  The rear of the building has been subject to alterations, partly unsympathetic, and it is not considered that the development would cause sufficient harm to the listed building to warrant refusal of the application. 

The modifications to the existing gateway have already been approved under application 04/02432/LBC. The minor realignment of the boundary wall requires approval, but it is considered that the proposal, once completed, will barely be noticeable to passers by and will have a negligible impact on the Conservation Area. 

The changes to the design of the garage and fenestration of the ‘Moor’ House since the previous application was permitted would not result in a significantly increased impact on the character of the Conservation Area.

Overall there is no conflict with policies BE17 and BE20 of the RUDP.

Highway Considerations

The applicant has provided a speed survey to demonstrate that the proposed visibility splays will be appropriate. This has been accepted by the Head of Engineering Services, who raises no objection to the proposal subject to conditions. The development complies with policies BE6 and T16 of the RUDP

Trees and Landscaping 

The three protected trees to the front of The Manor House will not be affected by the proposal.

The Head of Recreation, Sport and Streetscene does not recommend the retention of a pine tree and smaller fir tree within the application site because they would be threat to foundations and would overhang the properties. He considers their loss acceptable provided that it is compensated by the planting of trees on the western boundary. 

Land Contamination

A phase one report has been found to be satisfactory by the Head of Environmental Health.

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: 4th September 2006
Further Information

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

Stephen Littlejohn (Case Officer) on Tel No: 392201

or

Richard Seaman (Senior Officer) on Tel No: 392241
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.
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.
3.
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.
4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no further windows or other openings shall be formed in the east and west elevations of the property identified as The Moor House without the prior written permission of the Local Planning Authority.
5.
The development shall not begin until details of the treatment of the dwellings 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 **** and shall thereafter be retained.
6.
The development shall not begin until plans of the site showing details of the existing and proposed ground levels, proposed floor levels, levels of any paths, drives, garages and parking areas and the height of any retaining walls within the development site have been submitted to and approved in writing by the Local Planning Authority.  The development shall thereafter be carried out in complete accordance with the details so approved and shall be so retained thereafter.
7.
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.
8.
Notwithstanding any details shown on the submitted plans, the development shall not begin until details and/or samples of the roofing material which shall be of natural  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.
9.
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.
10.
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.
11.
Prior to the first occupation of the  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.
12.
Before the development hereby permitted is first brought into use, all gutters, downpipes and other external plumbing shall be finished in black and so retained thereafter.
13.
The boundary wall and gatepost to Stainland Road shall be repositioned as shown in drawing 05-334/100/001 Revision A using the existing walling stone, coping stone and railings and shall be identical in appearance, including coursing, to the existing wall.
14.
For the avoidance of doubt, no gates shall be erected on the access within 5m of Stainland Road.
15.
No dwellings shall be occupied until the off street parking facilities shown on the permitted plans for that dwelling have been constructed and sealed and made available for the occupiers of that dwelling. These facilities shall thereafter be retained.
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 bedroom and bathroom windows in the east elevation of the Moor House hereby permitted shall be 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 Moor House 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:
15.00 - 03
Application No:
06/01201/CON

Ward:
 Elland



  Area Team:
 Lower Calder


Proposal:
Construction of one apartment on existing roof terrace.
Location:
Valley Mill Apartments  Park Road  Elland  West Yorkshire  HX5 9GY
Applicant:
Clayton Homes
C/o Acumen Designers And Architects Ltd Headrow House Old Leeds Road  HUDDERSFIELD
HD1 1SG
Recommendation:
Permit
Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
No
Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Environment Agency
Description of Site and Proposal

Valley Mill is a large mill complex located on the outskirts of Elland that is currently undergoing conversion to residential, creating 138 apartments.  The building is semi- occupied.

This proposal seeks permission to create one further additional apartment to bring the total to 139.  This apartment will be situated on the third floor on the north elevation on what was/is a roof terrace.

Relevant Planning History

The site has benefited from planning permission for conversion to residential since 2002 when approval was given for 119 apartments (this application was granted subject to a Legal Agreement).  A subsequent application was granted in 2004 for 138 apartments (ref: 04/02350/FUL); it is this permission that is currently being implemented.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	S4 – Urban & Rural Design

H1 – Distribution of Additional Housing 

	PPG No
	3 - Housing

	UDP Designation
	Wildlife Corridor

Primary Employment Area

	UDP Policies
	BE1 – General Design Criteria 

BE2 – Privacy, Daylighting & Amenity  Space 

NE15 – Development in Wildlife Corridors 

T16 – Parking Allowances


Publicity/ Representations:

The application has been advertised by means of a site notice along with neighbour notification letters.  No representations have been forthcoming.

Assessment of Proposal

Principle of development

The principle of the proposed development has already been established through the granting and implementation of previous planning permissions 04/02350 (138 apartments) and 02/01231 (119 apartments).  The issue of creating one extra apartment is therefore acceptable providing the submitted details comply with relevant policies of the Unitary Development Plan. 

Residential and visual amenity

The issues with regard to amenity have in principle been assessed under the previous approval for the conversion of the mill building.  In terms of this application the introduction of one additional apartment at third floor level is not viewed as creating a detrimental impact on the visual amenity of the immediate locality.

The apartment will be located at third floor level with secondary aspect windows on the northerly (side) elevation.  Full height main aspect windows are proposed to the main elevations of the apartment, i.e. elevations facing Park Road (to the front) and Woodlands Road (to the rear); these windows open out on to two roof terraces serving the apartment.  

The nearest residential properties are Woodlands Cottages, which are immediately adjacent to the gable elevation of the mill, however these are currently unoccupied, and the development would look over the top of the roofs of these cottages, and would not therefore harm the potential privacy or daylighting of any future occupants.  The closest occupied residential property is The Plains situated approximately 77m away from the mill building.  Considering the third floor location of the additional apartment the proposal is acceptable in terms of residential amenity and concurs with the requirements of Policy BE2.
Materials, layout and design

Proposed construction materials are natural stone, reflecting the main mill building; the apartment is to be flat roofed, surfaced in asphalt, thus allowing the replacement of the former roof terrace.

In design terms the apartment is sympathetic to the host building; window design is slightly different in that the majority of existing windows have a slight arch finish to the top, however the proposed tall rectangular windows are of similar design to the window formation on the top floor and to the lower floors immediately beneath the proposed apartment. 

The proposal is considered acceptable in terms of layout, design and the appropriate use of materials and is in accordance with Policy BE1.
Highway considerations
Proposed access and level of parking provision for the site have been accepted under the previous approval (04/02350/FUL).  The application form states that there will be 180 parking spaces provided for the development, this is two extra to that agreed under the previous approval.

The Head of Engineering Services (Highways Network) has no objections to the proposal.  Policy T16 requires one parking space per apartment plus one space per two apartments; as the proposal states an additional two parking spaces the proposal concurs with policy. 

Wildlife and ecology

The site is located within a designated Wildlife Corridor, however as the proposal relates to an additional apartment on the third floor of a mill currently under conversion it is considered that the requirements of Policy NE15 are not applicable in this case.

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:

 29th August 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

Richard Seaman (Senior Officer) on Tel No:  392248
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.
Before it is first brought into use, the development hereby permitted shall be constructed of facing and roofing materials to match the existing building, as specified on the submitted application, and shall be so retained thereafter.
3.
The development shall not begin until details of measures to ensure that the LAeq (16 hour) within any dwelling unit with the windows closed shall not exceed 35dB 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.
4.
This permission shall only relate to the single apartment specified in the description of development.
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:
06/01389/FUL

Ward:
 Todmorden



  Area Team:
 Upper Calder


Proposal:
Rear dormer
Location:
Acorn Centre  32 Burnley Road  Todmorden  OL14 5BQ  
Applicant:
Trustees Of The Acorn Centre
C/o Cally Hall Architecture  Cally Hall   Blackshawhead   HEBDEN BRIDGE 
HX7 7JP
Recommendation:
Refuse
Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


Yes No Objections
Representations:
 
  
 
       
No
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 recommends approval of the application.

Description of Site and Proposal

The site is a former public house now a community venture providing employment, training and a ‘drop in’ youth and community centre.  It is a three storey stone building with a blue slate roof and 3 separate dormers on the frontage located in the middle of a parade of shops on Burnley Road to the north of Todmorden town centre. 

The proposal is for a large flat roofed dormer on the rear, which would facilitate the use of part of the roof space as a meeting room. 

The application is brought before Committee following a request by the applicant’s agent, which was accepted at the meeting on 29 August 2006.

Relevant Planning History

A change of use from public house to drop-in-centre with a café was permitted in 2000 (Application No 00/00557).

An application for a rear dormer on the property was refused under delegated powers in May 2006 on the grounds of adverse impact on the Conservation Area having regard to the design, scale and form of the proposal (Application No 06/00779).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber


	S4
Urban and Rural Design
E1
Town and City Centres

	PPG No


	15
Planning and the Historic Environment

	UDP Designation


	Town Centre

Conservation Area

Wildlife Corridor



	UDP Policies
	BE1
General design criteria

BE2
Privacy, daylighting and amenity space

BE20
Development in Conservation Areas


Publicity/ Representations:

The application has been advertised with site and press notices, together with neighbour notification letters.  No representations have been received.

Assessment of Proposal

Principle of Development

The site lies within the Town Centre and Conservation Area as identified in the Replacement Unitary Development Plan. The main policy associated with Conservation Areas is policy BE20 which seeks to preserve or enhance the character or appearance of Conservation Areas of special architectural or historic interest.

In principle, the construction of a dormer on the rear elevation of the building within a Town Centre is acceptable subject to consideration against detailed design criteria.

Materials, Layout and Design

Policy BE1 seek to ensure that the design, layout and use of materials are sympathetic to and respect the established character of their surroundings in terms of scale, form and materials. Policy BE20 seeks to preserve or enhance the character or appearance of a Conservation Area of special architectural or historic interest and reflects the advice found in PPG15.

The proposed dormer will be clad in either vertical slate hanging to match the existing blue slate roof or in flat metal-clad sheeting with a colour finish to match the roof. The dormer would be flat roofed with a proprietary single ply polymer finish. The Dormer is 2.1 metres in height, projects a maximum of 3.5 metres outwards from the roof slope, and reaches a width of 6 metres.   Although the building has dormer windows on the front elevation, there are no other buildings in the row with dormers to the rear.  Furthermore, the dormers on the front are broken up into separate smaller dormers, which reduces the impact of their overall scale and they also sit behind a parapet feature wall above eaves level, which also reduces the visual impact.  The rear dormer expands across virtually the whole of the visible width of the rear roof and its impact, particularly in terms of its scale, bulk and appearance, is considered to be harmful to the both the townscape and roofscape to the detriment of the character and appearance of the Conservation Area, contrary to policies BE1 and BE20 of the Replacement UDP.  

The applicant has amended the proposal to introduce a similar parapet wall on the rear, but this does not serve the substantially reduce the fundamental concerns with regard to the scale, bulk and appearance of the dormer.

Residential Amenity 

Policy BE2 seeks to ensure that development proposals do not significantly affect the privacy, daylighting and private amenity space of any adjacent properties.

There is a back alleyway to the rear of the Acorn centre where access is gained for flats above some shops.  The only property facing the rear elevation is a vacant building, which is currently boarded up.  It is considered in this instance that the proposal would not significantly affect the privacy, daylighting or private amenity space of any nearby buildings.

CONCLUSION

The proposal is not considered to be acceptable.  The recommendation to refuse planning permission has been made because the development is not in accordance with policies BE1 and BE20 of the Replacement Calderdale Unitary Development Plan or Planning Policy Guidance Note 15.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 30 August 2006

Further Information

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

Janine Branscombe
(Case Officer) on Tel No: 392224

or

Richard Seaman (Senior Officer) on Tel No:  392248
Reasons 
1.
The proposed development by reason of its scale, form and appearance would be incongruous and out of character with the existing building and would fail to preserve or enhance the character and appearance of the Todmorden Conservation Area. As such, it is considered that the proposal is contrary to Policies BE1 and BE20 of the Replacement Calderdale Unitary Development Plan and the advice in Planning Policy Guidance Note 15 (Planning and the Historic Environment).
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:
06/01426/FUL

Ward:
 Skircoat



 Area Team:
 Upper Calder


Proposal:
Construction of new dormer bungalow with garage ( Amended scheme from 06/00061/FUL )
Location:
Land Adj  6 Oakleigh Avenue  Halifax  West Yorkshire  
Applicant:
Mr P S Jackson
C/o PAD Developments 9/10 Lane Ends Terrace  Hipperholme  HALIFAX
HX3 8HJ
Recommendation:
Permit
Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
No
Consultations:
Environmental Health Services - Pollution Section 
Recreation, Sport And Streetscene - Forestry Officer

Engineering Services - Network Section 
Conservation Team 
Environment and Regeneration Group 
Group Engineer (Environment) Projects Team 
Description of Site and Proposal

The site is the vegetable garden of No.6 Oakleigh Avenue, a large detached property to the west of the site.  The site is currently accessed from a side gate off the driveway to No.6.  There are a total of five properties accessed from Oakleigh Avenue, which is a private driveway, all of different styles.  Those on the west side are two storey in red brick and render and to the west side there is a stone built bungalow and a newly built two storey stone dwelling.

The proposal is for a dormer bungalow with associated gardens and parking.  The scheme has been amended from the previously approved application to extend the main roof over the garage, alter the design of the porch and other minor alterations to the rear fenestration.

Relevant Planning History

06/00061/FUL - Construction of new dormer bungalow with garage, permitted at Committee 11/04/2006.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H4 - Housing size, type and affordability

	PPG No
	PPG3  Housing



	UDP Designation
	Primary Housing Area, 

Skircoat Green Conservation Area



	UDP Policies
	H2: Primary Housing Areas 

H9: Density of Housing Developments
BE1: General Design Criteria 

BE2: Privacy, Daylighting and Amenity Space 

BE6: The design and layout of Highways and Accesses 

T16: Maximum Parking Allowances 

EP8: Development of Sites with Potential Contamination 

BE20: Development within Conservation Areas


Publicity/ Representations:

The application was publicised with press and site notices and neighbour notification letters.  No letters have been received in response.

Assessment of Proposal

Principle of development 
The principle of the development on this site was accepted under application 06/00061/FUL.  Although the Replacement UDP has been adopted since the last application this has not changed the allocation of the site (brownfield site in a Primary Housing Area) and therefore the principle of development on the site remains acceptable.

Density 
PPG3 provides guidance regarding the density of new development, which is suggests should be between 30 and 50 dwellings per hectare.  The site is 0.04ha the development of 1 dwelling would be at a density of 25 dwellings per hectare.  Policy H9 requires a minimum density of 30 dwellings per hectare except where special circumstances justify a lower density.  One of the justifications provided is the character of the surrounding area.  The density was previously accepted as it was considered more in keeping with the pattern of development along Oakleigh Avenue. 

Residential Amenity
Policy BE2 seeks to ensure that new buildings respect the privacy and daylighting of the occupants of adjoining buildings and that private amenity space is provided with new dwellings and protected around existing buildings. 

The position of the dwelling within the site and the location of the rooms within the dwelling have not changed since the previous approval and therefore no new issues are raised by the application n relation to residential amenity.

Materials, Layout and Design

Policy BE1 seeks good design, layout and the appropriate use of materials in all development.  

The dormer bungalow design was previously accepted because there is no coherent style or character to Oakleigh Avenue.  The alterations to the roof over the garage have introduced a front gable and made the garage an integral part of the development.  The revisions to the porch have simplified the appearance of the area and are considered an improvement, similarly to the rear the alterations to the kitchen window has reduced the extent of the glazed area and improved the appearance of this elevation.

The proposed materials include artificial stone for the north and south elevations, and render for the other elevations.  In the vicinity where render has been used it has been mixed with brick with stone just used on its own.  Therefore it is considered more appropriate to condition the materials as just stone.

Conservation Issues

The site is within the Skircoat Green Conservation Area within which Policy BE20 requires development to ‘preserve or enhance character or appearance of the Conservation Area’.

The site is towards the periphery of the Conservation Area and can be viewed from the boundary, therefore it forms part of the views into and out of the Conservation Area.  These views are formed by the setting of the site within the context of Oakleigh Avenue.  Within this context the design of the bungalow is in keeping with the other properties, and therefore the appearance of the Conservation Area would be preserved.

The proposal involves the loss of two garden type trees, which are not considered significant to the character of the area, and their loss is considered acceptable.

Highway Considerations
Policy 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.  Policy T16 specifies the parking requirements for different types of development.  

The Head of Engineering Services has not raised any objection to the proposal.

Land Contamination

The proposed development is for either a ‘sensitive end use’ or, within 250m of a landfill site or, the application site is adjacent to or on land described in Annex 2 of Planning Policy Statement 23 (2004).  The applicant submitted information, which the Head of Environmental Health has found to be satisfactory in relation to the requirements of Policy EP8.

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:


31.08.2006

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

Richard Seaman
 (Senior Officer) on Tel No:  392248
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.
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.
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.
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 dwelling and shall thereafter be retained.
6.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no further windows or other openings shall be formed in the east and west without the prior written permission of the Local Planning Authority.
7.
No surface water shall be connected to a public sewer either directly or indirectly without the written approval of Yorkshire Water. Surface water and foul drainage shall be separated on site and if no sustainable solution is available and Yorkshire Water consent to discharge surface water to a combined sewer is obtained, foul and surface water shall be inter-connected in a chamber at the site boundary before discharge to the receiving sewer (or drain in the case of indirect connection). These arrangements shall thereafter be retained.
8.
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:
15.00 - 06
Application No:
06/01290/CON

Ward:
 Northowram And Shelf



  Area Team:
 Lower Calder


Proposal:
Change of use from 1 dwelling and workshop to 3 No. dwellings - amendment to Planning application 05/00271.
Location:
3A West Street  Shelf  Halifax  West Yorkshire  HX3 7LN
Applicant:
Tony Frank Developments Ltd
C/o Hetherington Associates  Delvers Square  12 Gibb Lane  Ovenden Wood
HALIFAX HX2 0TW
Recommendation:
Permit
Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
No
Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Environment Agency  
Building Consultancy 
Description of Site and Proposal

The application relates to a dwelling and adjoining workshop located in a residential area on the north side of Brighouse and Denholme Gate Road at its junction with West Street. The workshop is a back-to-back building which partly faces onto an alleyway leading to an area of rough ground used as an informal parking area.

The proposal is to convert the workshop and remodel the house to create three dwellings and to form three parking spaces on adjacent land to serve the dwellings and is an amendment to a scheme approved in November 2005 (application 05/00271). The alterations include the way the building is divided, the layout of the rooms, the location of windows and opening up the basement area to form kitchens.

Relevant Planning History

Planning permission was granted for the conversion of the workshop building to a single dwelling with an integral garage (application 92/01701). In November 2005 planning permission was granted for the conversion of the dwelling and workshop into three dwellings (application 05/00271).

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



	PPG No.
	3 Housing

	UDP Designation
	Primary Housing Area

Wildlife Corridor



	UDP Policies
	H2 Primary Housing Areas

BE1 General Design Criteria

BE2 Privacy, Daylighting and Amenity Space

BE6 Design of Highways and Accesses

T16 Maximum Parking Allowances


Publicity/ Representations:

The application has been publicised by site notice and neighbour notification letters and no representations have been received.

Assessment of Proposal

Principle of Development

The site is located within the Primary Housing Area in the UDP and residential developments, including changes of use, are supported in principle in such areas by Policy H2.

Materials, Layout and Design

The external alterations to the building are confined to the formation of additional windows and the adaptation of existing windows and entrances. The alterations are considered to maintain the character of the area and are acceptable with regard to UDP policy BE1.

Residential Amenity

The existing dwelling would be essentially retained as a separate dwelling and the workshop would be sub-divided to form 2 further dwellings.

As with the previous application, the western part of the building containing bedroom and living room windows would be located only 4 metres from the side elevations of 4 and 5 West Street. These dwellings each contain a small window at ground floor level – the window in number 4 appears to be a kitchen window and is heavily netted and the window in number 5 is obscure glazed. Although the relationship does not comply with the requirements of RUDP Policy BE2 (and its annex) the proposal is considered to be acceptable and the situation is similar to that approved in application 05/00271. 

The 2 residential units to be formed in the workshop are proposed to incorporate basement level kitchens to be served by light wells. The Head of Environmental Health raises no objections to this arrangement.

The approved scheme included the formation of 2 windows in the south east gable of the building to serve bedrooms. These have been omitted in the revised scheme and there are no privacy implications for the property to the south east - 20 Hope Street. 

The Head of Environmental Health raises no objection to the proposals on noise grounds notwithstanding the close proximity of the dwellings to existing houses, subject to a condition requiring submission of details of measures to minimise noise transfer between the new units.

Overall, although the proposal does not meet the minimum distances set out in the annex to RUDP Policy BE2, the proposal is considered, on balance, to be acceptable and will bring the workshop building back into beneficial use.

Highway Considerations

As with the previous application, three parking spaces are proposed to be formed on land north of the workshop building to serve the dwellings and would be reached via the existing access from West Street. The provision of one space per dwelling is considered appropriate for the size of unit to be formed and is typical for the area.

The location of the spaces would allow the West Street residents to continue to park adjacent to their 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 Regeneration and Planning

Date: 4th September 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

Richard Seaman
(Senior Officer) on Tel No:  392248
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 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.
3.
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.
4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no windows or other openings shall be formed in the south east elevation of the building without the prior written permission of the Local Planning Authority.
5.
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.
6.
The development shall not begin until a scheme for the adaptation of the building so as to provide adequate resistance to the transmission of airborne and impact sound between the flats hereby permitted, and between the flats and any adjoining building, has been submitted to and approved in writing by the Local Planning Authority. The scheme so approved shall then be implemented prior to the first occupation of any of the flats and shall be retained thereafter.
7.
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:
06/00398/FUL

Ward:
 Illingworth And Mixenden



 Area Team:
 Upper Calder


Proposal:
Construction of 39 new dwellings and associated parking to replace previously demolished dwellings ( Amended Plans )
Location:
Site Of  5 - 44 Tewit Close  Illingworth  Halifax  West Yorkshire
Applicant:
Pennine Housing 2000
C/o Acanthus WSM Architects  Woodhall  56 Woodhall Lane  Calverley
LEEDS
LS28 5NY
Recommendation:
Permit
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
Yorkshire Water Services Ltd 
Education Services 
Recreation, Sport And Streetscene - Outdoor Recreation 
West Yorkshire Police ALO 
Group Engineer (Environment) Projects Team 
This application was deferred at Planning Committee on 20 June 2006 for further negotiations to take place with the applicant regarding the vehicular access to the site.  These negotiations have now taken place and revised details have been submitted.  In addition, revisions have been made to the proposed dwellings. Further comments on the revised plans are embodied within the report below.  It is also worth noting that since 20 June, the Replacement UDP has been adopted and therefore the list of relevant policies in the Key Policy Context section has been amended accordingly. 

Description of Site and Proposal

The application relates to a site of 1.02 hectares of former housing land occupied by 76 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 39 dwellings mainly semi-detached and terraces of three at two storey constructed of artificial stone and concrete tiles. The proposed mix is 29 x 3bed, 2 x 3bed wheelchair houses, 4 x 4-bed houses, 2 x 2 bed flats and 2 x 1-bed 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



	UDP Designation
	Primary Housing Area



	UDP Policies
	H2   
Primary Housing Areas

H12 
Affordable housing

BE1   
General design criteria

BE2   
Privacy, daylighting and amenity space

BE5
Safety and security considerations

BE6
Design and layout of highways and 
accesses

EP8  
Development of sites with potential 
contamination

T16   
Maximum parking allowances


Publicity/ Representations:

The application has been publicised by means of press and site notices and by neighbour letters. 10 letters of objection and one petition signed by 110 signatories were received when the application was originally advertised. Following the deferral on 20 June and the submission of amended plans a further 3 letters have been received together with another petition with 43 signatures all against the proposal.

In addition, the applicant has also conducted a consultation exercise with residents in the area following the 20 June meeting, with 70 residents visited and responses received from 40 of them.

Summary of points raised:

· Overdevelopment, the number of houses is inappropriate

· Concern over access to disabled parking space and access for registered blind person 

· School danger – access/ increased traffic/accident threat/highway safety

· Drainage, sewerage and electricity supply concerns

· Concern over type of tenure 

· Problems with anti-social behaviour

· Garages should be used for more of the dwellings

· A scheme of retirement bungalows would be better than what is proposed

· Impact on property prices

Assessment of Proposal

Principle

The site is within a Primary Housing Area in the Replacement Unitary Development Plan.  Policy H42 of the Calderdale UDP supports applications for housing development on previously developed sites 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 is enhanced.  

PPG3 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 greenfield sites and advises planning authorities to avoid the inefficient use of land.  The scheme is efficient in terms of its use of the site and the reuse of this previously developed site is considered to meet the general aims of PPG3. The development seeks approval to redevelop a site in a reasonably sustainable location. It also proposes a mix of housing types at a density of 38 dwellings per hectare. This is a reduction in density from the previous development of the flats at 76, which gave a net density of 75 units per hectare.  Therefore, notwithstanding the concerns expressed in the objections, the scheme virtually cuts in half the previous density and is well within the maximum density level promoted by PPG3.

In this instance therefore the residential re-development of this site is considered to be justified in planning policy terms.

Residential Amenity

Policy BE2 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 layout of the development is such that there are no privacy concerns with existing dwellings in the vicinity.  Similarly, there are no concerns with the relationship of the new plots to each other.

Materials and Design

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. 

Revisions have been submitted to the overall design and layout since the deferral on 20 June, much of which is minor in its content, involving omission of side windows at first floor level in some of the plots and the reduction in the size of some dormers as well as the removal of areas of render.  There are also changes to house types in some case, which principally reduces the footprint of those plots affected.

None of these changes cause any design or layout concerns and they do not introduce any privacy issues.

Highway Considerations

As indicated the application was deferred for further discussion on the vehicular access proposals. The revised scheme proposes that access to 16 of the plots at the western end of the development would be served from Tewit Hall Gardens with individual driveways provided.  The remaining plots would continue to be served from Tewit Close in a manner unchanged from that originally proposed. The Head of Engineering Services has no objection to the revised access proposals subject to conditions.

The scheme provides a level of car parking that complies with the requirements set out in policy T16 of the Unitary Development Plan. 

Affordable Housing

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

Public Open Space Provision

A commuted sum for recreation has been agreed that reflects the nature of the scheme. Given the reduction in unit numbers from the 76 flats previously on the site to the proposed 39 units, and the need to achieve affordable rents within Housing Corporation guidelines, a sum of £50,000 has been negotiated and agreed with the Head of Recreation, Sport and Streetscene. 
Education

Children and Young People’s Services consider that the proposed dwellings are likely to create demand for 8 primary school places and 6 secondary school places. There are currently surplus school places within the locality to meet this demand. 

Crime Prevention

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 new landscaping, which will be conditioned as part of the scheme. 

Other Issues 

The objection from a resident concerning anti-social behaviour is not 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.

Concern has been raised over the type of tenants/tenure/ private occupancy. Again this is outside the remit of planning control, but the applicants have indicated that the scheme is to be a mix of rented and shared ownership properties.

The concern over access for disabled and visually impaired residents has been passed on to the applicant to deal with.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below and a legal agreement covering a contribution to public open space. The recommendation to be mindful 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: 31 August 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

Richard Seaman (Senior Officer) on Tel No:  392248
Conditions 
1.
This permission shall relate to the application as amended by the plans received by the Local Planning Authority on 1 August 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.
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.
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 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.
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 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.
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.
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:
06/00963/FUL

Ward:
 Hipperholme And Lightcliffe



  Area Team:
 Lower Calder


Proposal:
Demolition of bungalow and construction of two detached dormer bungalows (Amended plans)
Location:
126 Smith House Lane  Lightcliffe  Halifax  West Yorkshire  HX3 8XA
Applicant:
Robert Calvin Ltd
15 Westgate  HUDDERSFIELD  HD1 1NP  
Recommendation:
Permit
Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Recreation, Sport And Streetscene - Forestry Officer

Environment Agency 
Group Engineer (Environment) Projects Team 
This application is brought before Committee at the request of Councillor N Yates as it is considered that the development is out of character and would be detrimental to the ambience of the locality.

Description of Site and Proposal

The site is an existing modern style detached split level property being single storey to the front and two storey to the rear to accommodate the garage. It appears as a bungalow from the front as the ground slopes downwards  from the road. It is built of part brick and stone and has a flat and mono pitched roof . To the east is a similar detached property which stands in line with the proposal and to the west is a detached stone house which is 12 metres from the boundary of the proposal and stands further forwards towards the road. There is an existing TPO’d tree on the front elevation which will be retained.  Overhanging branches on other trees will be pruned.

The original plans were to demolish the existing property and replace it with  one detached house and one detached bungalow. 

Amended plans have subsequently been submitted and the proposal is now to demolish the existing property and to replace by two split level dormer bungalow properties  which are single storey at the front with rooms in the roof space and two storey at the rear, again with rooms in the roofspace

Relevant Planning History

None

	Key Policy Context:



	Regional Spatial Strategy for Yorkshire and the Humber


	H1 Distribution of Additional Housing

	PPG No


	PPG3 - Housing

	UDP Designation


	Primary Housing Area

	UDP Policies 


	H2 - Primary Housing Areas

BE1 – General Design Criteria

BE2 – Privacy, Daylighting and Amenity Space

BE6 – Design and layout of Highways and Accesses

BE17 – Setting of a Listed Building

EP20 – Sustainable Drainage Systems

NE22 – Tree Preservation Orders

T16 – Maximum Parking Allowances


Publicity/ Representations:

The application was advertised by site notice and letters to nearby neighbours. 

There have been six letters of representation made with five additional letters commenting on the amended plans

Summary of points raised:

· Site is too small to accommodate two properties, one would be more appropriate as this is a low density area
· Proposed new house is near to boundary wall
· Light will be lost to bedroom window 
· Erection of fence on side boundary appears out of keeping
· Would create more traffic
· Concern that trees will be affected
· Existing residents have enjoyed a reasonable amount of space and proposal would affect quality of life
· will necessitate part removal of the stone wall

Summary of points raised on amended plans:
· An improvement but still out of character
· Design commended as compatible with the Lodge House opposite but two are still too many
· Will still necessitate the pruning of trees
· Maintenance may be a problem
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

Head of Recreation, Sport & Streetscene

Environment Agency

Assessment of Proposal

Principle of Development

The site lies within an area designated as Primary Housing on the Calderdale Unitary Development Plan where Policy H2 states that proposals for new housing on previously developed land will be permitted, provided 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.

The proposal is surrounded by residential development and is a previously developed site, and is in accordance with the advice given in PPG3.

Density

The site is approximately 0.09 hectares in extent which equates to 22 units per hectare. This is therefore a fairly low density in comparison to the PPG3 guidelines of 30+ dwellings per hectare. It is considered that the site location performs well in relation to location and accessibility to jobs, shops and services by means other than the private car; the capacity of infrastructure; the ability to build communities to support new and existing services and facilities; and physical and environmental constraints.

The principle of development is therefore considered to be acceptable.

Residential Amenity

Policy BE2 refers to privacy, daylighting and private amenity space of adjacent residents and prospective residents. The proposal is for two dormer type bungalows standing side by side to replace an existing bungalow. There will be approximately 28 metres to the property across the road and there are no properties to the rear of the proposal. The side elevations will be blank. The existing property to the east of the development (number 128 Smith House Lane) will stand further forward to the proposal and will have a distance of 14 metres to Plot B and 12.5 metres to the boundary wall.  To the west, Plot A will be nearer to number 124 than the existing bungalow by approximately 2 metres which will equate to a distance of 3.5 metres from Plot A to number 124 Smith House Lane.  The existing bungalow, number 124, has an obscurely glazed garage window and a glazed entrance door to the kitchen overlooking in the side elevation. The kitchen also has a window in the rear elevation.  Plot A will have a blank side elevation.  According to Annex A of the Calderdale UDP, there should be a minimum distance of 1.5 metres from side (wall of dwelling containing no habitable room windows) to boundary.  There is a distance of 2 metres from the side elevation of proposed Plot A to the boundary. There are existing trees and shrubs which screen the side elevations also. A 1.8 metre close boarded fence was to be erected on the original plans but the neighbour requested that the existing open link fence be retained.

The Head of Environmental Health has no objections to the proposal.

In view of the above the proposal is considered to be acceptable and comply with Policy BE2 of the Calderdale UDP

Materials,  Layout and Design

Policy BE1 stresses the importance of ensuring appropriate design principles, layout and use of materials in development and also space about buildings.  The proposal has a more sympathetic design than the existing flat roofed bungalow being more in keeping with surrounding development and sympathetic to the Grade II listed building across the road.

Proposed materials are to be reclaimed natural stone for the walls and artificial stone slate for the roofs. There is also a 16 to 17 metre distance to the front boundary wall and approximately 9 to 10 metres rear garden area with access available around the dwellings.

It is therefore considered that the proposal is in accordance with Policy BE1 of the Calderdale UDP

Visual Amenity/Conservation Issues

The proposed dormer bungalows are set down and screened from the road and are a more sympathetic design than the bungalow they replace.

The design has endeavoured to emulate the Grade II listed building across the road  (number 131 Smith House Lane) with the Tudor design on the dormer window.   There is a mixture of houses and bungalows along Smith House Lane and it is considered that the design of the proposal is not out of character with the nearby buildings or the setting of the listed building. The proposal is therefore considered to be in accordance with Policy BE1 and BE17 of the Calderdale UDP.

Highway Considerations

The proposal shows that the existing access will be widened to 4.5 metres in the interests of highway safety.

The Head of Engineering has no objections to the proposal subject to vehicle turning and parking areas being available prior to first occupation complying with policies BE6 and T16 of the Calderdale UDP.

Trees and Landscaping

There is a Beech Tree in the front north eastern corner of the site which is covered by a Tree Preservation Order. This is the only protected tree on the site and the plans confirm that this will remain, as will all the other trees on the site, apart from overhanging branches to be pruned on the tree on the eastern boundary.

The Head of Recreation, Sport and Streetscene considers the application to be acceptable providing that the large mature beech tree is retained and adequately protected before any site activities take place in accordance with policy NE22 of the Calderdale UDP

Drainage

The applicant intends to drain surface water to mains which will require Yorkshire Water consent and a restricted discharge to sewer may be stipulated therefore a condition would be added to any approval requiring details of drainage to be submitted in accordance with policy EP20 of the Calderdale UDP

Other issues

An issue has been raised regarding a close-boarded fence being erected on the side boundary. The amended plans state that all boundaries will be as existing apart from the access being widened to 4.5 metres on the front boundary in the interests of highway safety which will necessitate approximately 1 – 2 metres of the existing stone boundary wall being removed.

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: 5th September 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:  392229

or

Richard Seaman
  (Senior Officer) on Tel No: 392248
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 agent received by the Local Planning Authority on 27/06/06.

3.
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.
4.
The use of the development hereby permitted shall not commence until the car parking areas and turning areas as shown on the permitted plans have been provided, surfaced, sealed and marked out in accordance with the permitted plans. The parking and turning facilities shall thereafter be retained.
5.
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 a tree (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.
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 Tree Preservation Ordered Beech tree C1064. 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.
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.
8.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no windows or other openings shall be formed in the side elevations of the dwellings without the prior written permission of 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:
18.00 - 04
Application No:
06/01589/FUL

Ward:
 Brighouse



  Area Team:
 Lower Calder


Proposal:
Change of use of car parking spaces to hand car valet operation including siting of cabin to house water recycling system and a canopy.
Location:
Tesco  Huddersfield Road  Brighouse  West Yorkshire  HD6 1RZ
Applicant:
SPP (Southern) Ltd
21-27 Hollands Road  Haverhill  SUFFOLK  CB9 8PU
Recommendation:
Permit
Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


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

The proposal site is located within the car park, to the north elevation of the Tesco store at Huddersfield Road, Brighouse.  Nine spaces will be lost within the development however it has been stated that eight of these will be occupied by vehicles during operational hours.  

The proposal is for a Hand Car Valet operation to include a cabin that holds a water recycling system, with canopy over.

Relevant Planning History

There have been various minor applications on the site since the stores initial construction in 2003 (00/00506).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	E1 Town and city centres

	PPG No
	6 Planning for Town Centres



	UDP Designation
	Town Centre



	UDP Policies
	BE1 - General Design Criteria

BE2 - Privacy, Daylighting and Amenity Space

BE6 - Design and Layout of Highways and Accesses

EP3 - Noise Generating Development

EP20 - Sustainable Drainage Systems

EP12 - Protection of Groundwater




Publicity/ Representations:

The application has been advertised with a site notice and surrounding neighbours were informed.  Three representations were, one from Councillor Nick Yates and one on behalf of the Brighouse Road Safety Committee.

Summary of points raised:

· Concern over potential increase in traffic levels.  Councillor Yates has asked for the application to be heard at Committee;

· The Road Traffic Committee raised similar objections increased traffic congestion and increased pressure on the car parking within the town centre of Brighouse;

· Concern about loss of trade to existing car wash/valeting businesses.

Assessment of Proposal
Principle

The Tesco Store is now a well-established retail site and the proposal will serve as an ancillary facility to this. The provision of this type of facility at a town centre retail store does not present any planning policy conflicts in principle.  

Materials, Layout and Design 

Policy BE1 of the RUDP states that development proposals should contribute positively to the local environment through high quality design.  

The canopy structure will be of modern construction that will in turn blend in with the existing character and materials of the surrounding land uses.

The development layout will occupy 9 existing parking spaces however when in full use 8 of these will be occupied by vehicles.  It has been proposed that both the canopy and cabin will be finished in blue.  On visiting the site it was clear that such materials would not have a detrimental effect on the existing character of the Tesco Store.

There are nearby houses at Oak Hill Road however there is sufficient foliage and fencing which ensures that local residents will be unable to see the development.  

Highway Considerations

Policy BE6 of the UDP states that the design and layout of highways and accesses should ensure the safe and free-flow of traffic.  

Consultation with the Head of Engineering Services revealed no objections.  The proposed development will generally be used by supermarket customers as part of a linked trip to the store.  It was deemed therefore that the development would not significantly increase traffic levels in and around the proposal site during operating hours. Neither is it considered that any problems would arise due to parking spaces being taken up by the development.  In this respect it should be noted that as the Tesco store is now within the Town Centre there is not actually a planning policy requirement for parking spaces to be provided. 

Drainage

Policy EP12 of the UDP seeks to protect ground and surface water.  Development will not be permitted if the drainage from it poses an unacceptable risk to the quality or use of surface or ground water resources.

The Head of Engineering Services has requested full details of the drainage for the development to be submitted before development commences.  This will include the full route of the drainage to the public sewer.  A condition is suggested to reflect this requirement. 

Residential amenity

Policy EP3 of the UDP states that development which generates noise will not be permitted if it would lead to unacceptable levels of noise to existing or proposed noise sensitive land uses nearby.

There are residential properties to the rear of the Tesco store.  In view of this the Head of Environmental Health has recommended conditions to ensure that the hours of operation and sound levels are restricted.

Trade concerns

Concern about the impact of the development on existing car wash/valeting businesses is not a material planning consideration. As such the application could not be refused these grounds. 

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: 

4th September 2006

Further Information

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

Sam Dewar    on Tel No:  39 2229

or

Richard Seaman  on Tel No:  39 2248
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 first use shall not commence until a scheme to control noise emissions from the development has been submitted to and approved in writing by the Local Planning Authority.  These measures shall be such that noise emitted from the site shall not exceed: 48dB LAeq (1 hour)  from 0700 hours - 2300 hours and 38dB LAeq (1 hour)  at any other time of the day,  as measured on the boundary of the site between points A and B on the approved site layout plan.  The scheme so approved shall, thereafter, be implemented in full before the development is brought into use and shall be retained thereafter unless otherwise agreed in writing by the Local Planning Authority.
3.
Unless otherwise agreed in writing by the Local Planning Authority, the use of the hand car valet development shall be restricted to the hours from 08.00 to 18.00 Mondays to Saturdays and from 10.00 to 16.00 on Sundays and Bank or Statutory Holidays.
4.
Before the development hereby permitted is first brought into use, the cabin and canopy shall be finished in blue as stated on the approved plans.
5.
The development shall not begin until full details of the drainage for the development, including the full route of the drainage to public sewer, have been submitted for written approval by the Local Planning Authority.  The details so approved shall be implemented prior to the first operation of the development and retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.00 - 05
Application No:
06/01542/OUT

Ward:
 Hipperholme And Lightcliffe



  Area Team:
 Lower Calder


Proposal:
Retail unit attached to existing shops. (Outline)
Location:
Site Of  32 Well Green Lane  Brighouse  West Yorkshire  HD6 2NS
Applicant:
Northern Estates & Properties Ltd
c/o Yorkshire Design Partnership  The Coach House  1 Swires Road  HALIFAX 
HX1 2ER
Recommendation:
Permit
Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Access Liaison Officer 
Building Consultancy 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Description of Site and Proposal

The site is located adjacent to a row of small terraced shop units on Well Green Lane.  These include two hairdressers and a Chinese takeaway.  There are terraced residential houses on either side of the site.

The proposal is an outline application for a small shop unit adjacent to the entrance to a newly constructed development consisting of 13 dwellings (04/01806).  The matters to be considered at this stage are access to and siting of the development. 

Relevant Planning History

The site originally consisted of a pair of semi-detached bungalows which were demolished to make way for access to the newly constructed residential development (04/01806).

Key Policy Context

	Regional Spatial Strategy 

for Yorkshire and the Humber
	S1 – applying the sustainable development principles

SOC 3 – retail and leisure facilities

	PPS No
	PPS 6

	UDP Designation


	Primary Housing Area

	UDP Policies 


	H2 – Primary Housing Areas

BE1 – General Design Criteria

BE2 – Privacy, Daylighting and Amenity Space

BE6 – Design and Layout of Highways and Accesses

S2 – Assessing Retail Developments

S3 – Local Shopping Outside Centres

T16 - Parking


Publicity/ Representations

The application has been advertised with a site notice and surrounding neighbours were informed.  17 representations and a petition of 53 people have been received. 

Summary of points raised

· Increase in traffic on already busy road – hazard to local school

· No off road parking provided in “already very congested” road

· Reduction of site lines from new development

· Problems with access for refuse collection

· Increase in anti-social behaviour due to loitering

· No requirement for a retail outlet in the area

· Proposal encroaches onto visitor spaces for new residential development (04/01806)

· Previous small business units have closed down in the past “due to lack of custom”

· Lack of information submitted

· Existing shops are already an “eyesore” which will increase with this proposal

· No parking for employees

· Opening hours too late for aural amenity

· No provisions for flammable material

· Increase in waste and pollution

· Access to and from nearby residents driveways at risk

Assessment of Proposal

Principle

Policy S3 of the adopted Replacement Unitary Development Plan (RUDP) states that development of small scale retailing intended to meet local needs in out of centre locations will be permitted where there is a deficiency in the general area of the proposed development, subject to criteria in Policy S2A, and other relevant UDP Policies.  

There are currently no existing retail (Use Class A1) premises within the shopping parade adjacent to the site, and as such the proposed development would meet a local need and compliment the existing facilities.  In principle the development is considered acceptable. 

Materials, Layout and Design 

Policy BE1 of the RUDP states that development proposals should contribute positively to the local environment through high quality design.  The design and external appearance of the development have been reserved for later consideration.

The proposed siting of the development is adjoining three terraced shop units.  This siting will respect the established character of the immediate surroundings in terms of its layout and the size of its footprint. 

Residential Amenity
Policy BE2 of the RUDP states that proposals should not significantly affect the privacy, daylighting and private amenity space of adjacent residents or other occupants. The development would not result in any overlooking or shadowing of existing properties near to the site.

The proposed hours of opening are 8am to 8pm Monday to Friday, 8am to 6pm on Saturday and 10am to 4pm on Sunday.  These hours are considered to be reasonable, given the proximity of dwellings to the site, and a condition is suggested to reflect these hours. These controls over hours of use will also serve to limit the night-time congregation of youths in the vicinity of the site. 

A condition is also suggested to ensure that acceptable waste storage and collection facilities are provided. 

Highway Considerations
Policy BE6 of the UDP states that any design and layout of highways and accesses should ensure the safe and free-flow of traffic.  

The Head of Engineering Services has no objections to the application. Policy T16 of the RUDP recommend the provision of one off street parking space for a small unit this size.  No off-street parking facilities are being provided to serve this unit and so parking would have to take place on the highway.  Well Green Lane is already subject to a fairly high levels of on street parking, but because it is fairly wide and straight this does not seem to impede traffic flows to any great extent.  As such it is considered that the addition of an extra parked vehicle on Well Green Lane during the daytime, whilst perhaps causing some further slight inconvenience to residents, could not be argued to be so detrimental to highway safety that refusal could be justified.

Various concerns were also raised regarding the safety of new residents exiting the new development behind the proposal.  The unit would be set back from the highway and therefore the sight lines from the new development will not be affected.  

The siting of the development would slightly intrude onto land that was allocated to provide visitor car parking spaces for the adjacent residential development (04/01806). However, these spaces were over and above what was required to comply with planning policy guidelines and as such the Head of Engineering Services has no objections to them being lost to facilitate the current proposal. 
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.
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Further Information

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

Sam Dewar (Case Officer)
on Tel No:  39 2229

or

Richard Seaman (Senior Officer) on Tel No:  39 2248
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.
The use of the premises shall be restricted to the hours from 8am to 8pm Mondays to Fridays and from 8am to 6pm on Saturdays and from 10am to 4pm on Sundays and Bank or Statutory Holidays.
4.
Notwithstanding the Town and Country Planning (Use Classes) Order 2005, the land and/or building shall be used only for the sale of Convenience goods and not for the sale of Comparison goods and for no other purpose (including any other purpose falling within A1 of the said order) without the written permission of the Local Planning Authority.
5.
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.
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