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CALDERDALE METROPOLITAN BOROUGH COUNCIL

PLANNING COMMITTEE                                     

WARDS AFFECTED: MORE THAN THREE

Date of meeting:  10 October 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 10 October 2006

Time
     App No.               Location

   Proposal                        Ward
           Page No.

& No.


      
	
	
	
	
	
	

	15.00
	05/02577/REM
	Unit G Bowers Mill

Branch Road

Barkisland

Halifax

West Yorkshire
	Change of use of top floor (Unit 66) from Class D1 (art gallery, education and conference centre) to a mixed use of Class D1 and private functions (such as wedding receptions and private dinners/parties) - without complying with condition 5 relating to the provision of an acoustic fence/noise attenuation measures from the car park.
	Ryburn


	7 - 12

	
	
	
	
	
	

	15.00
	06/00630/HSE
	Spring Grove 

Lower Road

Scammonden

Halifax
	Two storey extension to form garden store with workshop/art studio above.
	Ryburn


	13 - 18



	
	
	
	
	
	

	15.00
	06/01062/REM
	Land At Castle Hill

Halifax Road

Todmorden

OL14 5TD


	Application to vary conditions on Outline Permission - 03/00501/OUT (Time Limitation)
	Calder


	19 - 24



	
	
	
	
	
	

	15.00
	06/01283/OUT
	Land Off

Luddenden Lane

Luddendenfoot

Halifax
	Residential development (Outline)
	Luddendenfoot


	25 - 30



	
	
	
	
	
	

	15.00
	06/01466/FUL
	Land To Rear Of

42 - 44 Smith House Lane

Brighouse
	Proposed detached house.
	Brighouse


	31 - 36



	
	
	
	
	
	

	15.30
	06/01484/FUL
	Land South Of

4 Boggart Lane

Sowerby Bridge

West Yorkshire
	Proposed one pair semi-detached dwellings ( Revised Scheme )
	Sowerby Bridge


	37 - 43




	
	
	
	
	
	

	15.30
	06/01521/FUL
	Land Adjacent Raw Pickle Farm 

Burnley Road

Sowerby Bridge

West Yorkshire
	Revised house types to plots 1-3 and 30, 31 of existing residential development.
	Luddendenfoot


	44 - 50



	
	
	
	
	
	

	15.30
	06/20134/TPO
	Upper Lane Head

Lane Head Lane

Causeway Foot

Halifax
	Prune trees (Tree Preservation Order).
	Illingworth And Mixenden


	51 - 55



	
	
	
	
	
	

	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


	56 - 61



	
	
	
	
	
	

	18.00
	06/01312/LAA
	Siddal Primary School 

Backhold Lane

Siddal

Halifax
	Provision of a ramped access. including footpath and balustrading (retrospective).
	Town


	62 - 67



	
	
	
	
	
	

	18.00
	06/01491/FUL
	Land Adj Oak Bank 

Excelsior Close

Ripponden

Sowerby Bridge
	Development of four detached dwellings
	Ryburn


	68 - 75



	
	
	
	
	
	

	18.00
	06/01563/HSE
	10 The Stubb

Mytholmroyd

Hebden Bridge

West Yorkshire

HX7 5AP
	Demolition of existing extensions and replacement with new extensions, part single storey, part two storey.
	Luddendenfoot


	76 - 82



	
	
	
	
	
	

	18.00
	06/01564/LBC
	10 The Stubb

Mytholmroyd

Hebden Bridge

West Yorkshire

HX7 5AP
	Demolition of existing extensions and replacement with new extension, part single storey, part two storey together with removal of existing staircase, alteration to existing window and two new roof lights (Listed Building Consent)
	Luddendenfoot


	83 - 85




	
	
	
	
	
	

	18.30
	06/01006/FUL
	Lee Hill Equestrian Centre

Swan Lane

Outlane

Huddersfield
	Demolish existing polytunnel and erect stables and office, canteen, washrooms and reception.
	Greetland And Stainland


	86 - 91



	
	
	
	
	
	

	18.30
	06/01567/FUL
	Workshop Adj.

2 Unity Street

Hebden Bridge

West Yorkshire
	Construction of 3 houses following demolition of the existing workshop.
	Calder


	92 - 100



	
	
	
	
	
	

	18.30
	06/01568/CAC
	Workshop Adj.

2 Unity Street

Hebden Bridge

West Yorkshire
	Demolition of workshop.  (Conservation Area Consent)
	Calder


	101 - 106



	
	
	
	
	
	

	18.30
	06/01711/OUT
	Land Adjoining High Ridge

Denfield Lane

Halifax
	Stepped terrace of four private houses  (Outline)
	Ovenden


	107 - 113



	
	
	
	
	
	

	19.00
	06/01165/FUL
	Windle Royd Farm

Windle Royd Lane

Halifax

West Yorkshire

HX2 7LY
	Proposed demolition of existing house and construction of 11 new dwellings.
	Warley


	114 - 121



	
	
	
	
	
	

	19.00
	06/01166/CAC
	Windle Royd Farm

Windle Royd Lane

Halifax

West Yorkshire

HX2 7LY
	Proposed demolition of existing house and construction of 11 new dwellings (Conservation Area Consent)
	Warley


	122 - 126



	
	
	
	
	
	



+      Head of Engineering Services recommends Refusal

$      Head of Engineering Services requests that conditions be applied

___________________________________________________________________________














SEE SITE LOCATION MAP ON WEB PAGE

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

Time Not Before:
15.00 - 01

Application No:
05/02577/REM

Ward:
 Ryburn



  Area Team:
 Lower Calder


Proposal:

Change of use of top floor (Unit 66) from Class D1 (art gallery, education and conference centre) to a mixed use of Class D1 and private functions (such as wedding receptions and private dinners/parties) - without complying with condition 5 relating to the provision of an acoustic fence/noise attenuation measures from the car park.

Location:

Unit G Bowers Mill  Branch Road  Barkisland  Halifax  West Yorkshire

HX4 0AD

Applicant:

Edgar Dickinson Properties

c/o D B Architects  The Estate Office  Gate 5, Knowle Lane  Meltham Mills

HOLMFIRTH

HD9 4DS

Recommendation:
Permit

Head of Engineering Services Request:

  

Departure:





No

Parish Council Representations:


N/A

Representations:
 
  
 
       
Yes

Consultations:

Environmental Health Services - Pollution Section 

Ripponden Parish Council 

Description of Site and Proposal

The site is located within the Bowers Mill complex on the outskirts of Barkisland, within  a rural area and located in a valley bottom. Nearby residential properties are located further up the valley at a higher elevation to the premises.  The site is located on the first floor of a two-storey part of the mill and faces onto a car parking area and millpond.

This application has been submitted under section 73A of the Town & Country Planning Act 1990, i.e. an application for development already carried out without complying fully with the previously imposed conditions.  The application seeks removal of condition 5 on the original planning permission 00/00016/COU requiring noise attenuation measures from the car park and is supported by a noise assessment report.

Complaints regarding noise issues at the site have been received and investigated resulting in a noise assessment report being undertaken by the applicant.  The conclusion of the report is that the installation of an acoustic barrier will not be effective in reducing noise levels from the car park but could in fact exacerbate said levels; hence the reason for this submission.  

Relevant Planning History

Planning permission was granted in 2000 (ref: 00/00016/COU) for the change of use of the first floor to a mixed use of Class D1 along with private functions such as wedding receptions and private parties.  The planning permission has been implemented, however condition 5, relating to the installation of an acoustic barrier to attenuate noise emanating from the car park has never been implemented.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	P2
Green Belts

SOC3
Retail & Leisure Facilities



	PPG No
	2
Green Belts

24 Planning & Noise



	UDP Designation
	Green Belt

Wildlife Corridor



	UDP Policies
	EP3
Noise Generating Development

NE3
Conversion/Change of Use of Buildings in the 
Green Belt

NE15
Development in Wildlife Corridors

T16
Maximum Parking Guidelines


Publicity/ Representations

The application was advertised by means of a site notice. Three letters of objection have been received.

Summary of points raised:

· Noise disturbance;

· Failure of the LPA to enforce the conditions imposed on the original planning permission (00/00016/COU) resulting in a negative effect on residential amenity;

· The use contravenes Green Belt policy.

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.

Ripponden Parish Council has declared a prejudicial interest in the site and as such they have no comment to make on the application.

Assessment of Proposal

Although the permitted use of the premises has already been established under planning permission 00/00016/COU, this application is assessed under section 73A of the Town & Country Planning Act 1990, thus enabling the full extent of the use and the conditions imposed to be re-assessed.  

The site has been operating under planning permission 00/00016/COU for a number of years; the issue is to determine the acceptability of the present use and whether the inclusion of the condition relating to the provision of the acoustic barrier in the car park is appropriate in this instance to prevent noise pollution affecting local residents further up the valley.

Principle of Development

The site is a former mill located in the Green Belt, wherein there is a general presumption against inappropriate development considered to be harmful to the Green Belt or the purposes of including the area within the Green Belt.  Under the adopted replacement Unitary Development Plan 2006 the Green Belt Policies do allow for certain types of development to take place subject to meeting stated criteria and other relevant policies within the Plan. One such type of development is the re-use of existing buildings within the Green Belt with preference given to schemes resulting in job creation.

Under the requirements of Policy NE3 proposals will generally be permitted provided that there is no adverse visual or materially greater impact from the proposal; that the building is of substantial construction to allow the proposed use to take place and that there are adequate water supplies and means of drainage.  In addition, the proposed use should not give rise to traffic, amenity or other problems that outweigh the advantages of the use or cannot be overcome by the attachment of appropriate conditions on any planning permission granted.  With regard to the former, the change of use has taken place to the upper floor of the former mill building, as such there is no greater visual impact on the Green Belt nor is there any issue with regard to the suitability of the building for the conversion works.  With reference to the latter point concerning traffic, amenity and other problems these will be addressed and dealt with in the following sections.

Highway Considerations

There is a car park area to the immediate front of Unit G of the Bowers Mill complex, located between the building and the millpond and taking direct access from the main entrance to the mill complex off Branch Road.  The car parking area has provision for 80 vehicles, an ample amount of parking provision for the use proposed, considering the majority of functions take place during the evenings/weekends when other units in the mill may be closed.

Residential Amenity

The main issue raised by the objectors is that of noise disturbance from the venue affecting their residential amenity.  When functions are held, sound carries across the valley from the venue, this being noise from both the functions held within the building and from comings and goings in the car park.  

The original planning permission (00/00016/COU) included a condition requiring noise attenuation measures aimed at reducing noise emanating from the car park. It is this condition that has prompted this application.

The applicants have appointed an independent noise consultant who has carried out a noise assessment of the site and investigated the potential effects of any screening at the site.  The conclusions drawn by this report are that due to the nature of sound waves and the position of the site within the valley basin the implementation of an acoustic barrier will not be an effective way of preventing noise travelling from the car park to the residences overlooking the site.  Alternative measures have also been included and discounted within the report, these being the introduction of a sound reflective type of acoustic screen and a higher screen; the former is considered to accentuate the noise levels by “bouncing the sound around” and the latter is considered to be detrimental to the aesthetics of the area and will ultimately be detrimental to the appearance of the Green Belt and be contrary to Green Belt Policy.  

For information the report has also recommended the introduction of a number of management controls to help reduce the noise disturbance from the car park area. These include the provision of a public free phone within the building for use by patrons to phone for taxis/lifts etc; positioning consideration notices in prominent places within the car park asking patrons to leave the site quickly and quietly and to employ a door-man/security staff to ensure that any noise from patrons leaving the premises is kept to a minimum.  These recommendations have been passed to the proprietors of the Venue as part of the noise assessment report.

The Head of Environmental Health agrees with the findings of the report in principle and has no objection to the removal of condition 5 on the planning permission.  Pollution Control Officers have also visited the site on numerous occasions when functions have been held and have concluded that noise levels are not at a level and duration to be considered a statutory nuisance.  The conditions recommended on the original permission have been re-iterated with an additional clause being added to the condition relating to the submission of a scheme to control noise from the building. This additional clause requires details of acoustic glazing and ventilation along with sound insulation measures to the roof to be included in the scheme.  This will provide more control over sound emissions from the building and further reduce any disturbance experienced by nearby residents.

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 19 September 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

Roger Lee
 (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.
Notwithstanding the Town and Country Planning (Use Classes) Order 2005, the premises shall be used only for the types of uses referred to in the application description and for no other purposes (including any purpose falling within Classes A3, A4, A5 or D2 of the said order) without the prior written permission of the Local Planning Authority.
3.
A scheme to control noise emanating from any sound reproduction equipment or instruments (musical or otherwise) used in the building which amplifies music or conveys messages by voice, shall be implemented in accordance with details and a timescale to be agreed in writing by the Local Planning Authority and  shall be retained thereafter. The scheme shall include details of acoustic glazing, ventilation and sound insulation of the roof.  This scheme shall ensure that:
The LAeq,5 min level measured 1 metre outside a window of any habitable room, with entertainment taking place, shall show no increase when compared with the representative LAeq, 5 min level measured from the same position, under the same conditions and during a comparable period with no entertainment taking place; and
The LAeq, 5 min level in 63Hz and 125 Hz octave bands measured 1 metre outside a window of any habitable room, with entertainment taking place, shall show no increase when compared with the representative LAeq, 5 min level 63 Hz and 125 Hz octave bands measured from the same position, under the same conditions and during a comparable period with no entertainment taking place.
4.
Unless otherwise agreed in writing by the Local Planning Authority, the use of the premises shall be restricted to the hours from 08.00 to 00.00 Mondays to Thursdays and from 08.00 to 01.00 on Fridays and Saturdays and the premises shall not be used at any time on Sundays and Bank or Statutory holidays.
5.
Notwithstanding the provisions of the Town & Country Planning (General Permitted Development) Order 1995, (or any order revoking and re-enacting that order), this permission shall not relate to any activities outside the premises within the area edged red on the approved plans under application 00/00016/COU (including such activities as open air concerts, receptions, parties and firework displays) 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:
15.00 - 02
Application No:
06/00630/HSE

Ward:
 Ryburn



  Area Team:
 Householder & Trees Team


Proposal:
Two storey extension to form garden store with workshop/art studio above.
Location:
Spring Grove   Lower Road  Scammonden  Halifax  West Yorkshire
HX4 0EE
Applicant:
Mr & Mrs P Wood
c/o Pickles Architects  16A Church Lane  BRIGHOUSE   HD6 1AT
Recommendation:
Refuse
Head of Engineering Services Request:

  
Departure:





Yes
Parish Council Representations:


Yes No Objections
Representations:
 
  
 
       
No
Consultations:
Environmental Health Services - Pollution Section 
Building Consultancy 
Ripponden Parish Council 
Description of Site and Proposal

The site is a large stone built detached house with extensive grounds situated in a semi-rural location where there are stone built cottages and houses interspaced along Lower Road. There are outbuildings sited approximately 10m from the house within the residential curtilage (part of which is used as an office), which have had approval to convert and extend but these works have only partially commenced. It should also be noted that the submitted plans show these works as “existing” although the alterations and extension have not yet been built. There is one section of the outbuildings sited next to the road, that is higher than the road level, but most of them, along with the house, are at a lower ground level to the road.

The proposal is to further extend the permitted outbuildings by constructing a two storey extension in the yard area between the office and road to create a garden store with art studio above.

The application is referred to Committee following approval of a Ward Member’s request for Committee consideration of the application on 31st May 2006.

Relevant Planning History

91/04459 – A former Kirklees application for extension to existing dwelling was refused as being inappropriate development in the Green Belt). A subsequent appeal was dismissed on the grounds of inappropriate development due to the size and location next to road.

94/02725 - An application for the conversion and alteration of existing residential accommodation to form ancillary dwelling unit (Granny Flat) was permitted.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	P2
Green Belts

N3
Landscape character

S4
Urban and Rural /Design



	PPG No
	2
Green Belts



	Replacement UDP Designation
	Green Belt

Special Landscape Area



	UDP Policies
	NE2
Extension and alterations to building in the 
Green Belt

NE11
Development within the Special Landscape 
Area

BE1 – General design criteria

BE2 – Privacy, Daylighting & Amenity Space


Publicity/ Representations:

The application has been advertised by means of a site notice. No representations have been received.

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.

Ripponden Parish Council has raised no objection to the proposal.

Assessment of Proposal
Principle of Development 

Policy NE2 allows limited extensions to existing dwellings where there would be no adverse effect on the character/visual amenity/openness of Green Belt and it would not be disproportionate to the original building.

The current proposal is to utilise a yard area between the office and the road (tied into the permitted granny flat building) by constructing a two-storey pitch roofed building to incorporate an open garden store and a workshop/art studio. The percentage increase in association with the house would represent approximately 72%. This in itself is a substantial cumulative increase of extensions added to the original, but the generally accepted argument (resulting from appeal and court cases regarding extensions in the Green Belt), is that the proportionality test should be taken in association with the impact of the extension on the openness of the Green Belt. 

The two-storey extension is a large building that would consolidate a current group of small scale outbuildings into a substantial single building. It would be sited at a lower ground level to the road and obscured by trees in the summer months. This reduction in visual impact does not represent very special circumstances to permit the extension and the extension would be fairly well seen when the trees are not in leaf, which represents a substantial proportion of the year.

An application in 1994 sought to address the reasons for refusal (and subsequent appeal of the 1991 application) by lowering the height of the roof of the extension (as well as constructing a pitch to the garage roof) and thus resulting in reducing the overall size (bulk) of the extension. The increase in the size of the building was relatively minor, and this was deemed, on balance, to improve the visual effect of the proposed conversion and extension of the buildings in relation to its close proximity to the road. The proposal was consequently permitted.

The house and outbuildings themselves do represent a small proportion in relation to the extensive grounds, but the current proposal doubles the size of the existing and permitted buildings and would add ‘significantly’ to the overall bulk and mass of the building that would represent a greater increase of that which was dismissed by the 1991 appeal. The proposal would therefore harm the openness of the Green Belt and would set a precedent for similar types of development in other sensitive Green Belt locations. On this basis therefore the proposal is in conflict with policy NE2 and PPG2.

Special Landscape Area

The extension, although large and two storey, is within the residential curtilage at a lower ground level and sited alongside other outbuildings within the curtilage. The impact of the proposal on the area as a whole, because of its siting, is minimal.

The proposal therefore complies with policy NE11.

Materials, Layout & Design

Development should contribute positively to the quality of the local environment or at very least maintain that quality by means of high quality design. This involves respecting the established character of the area, retaining features/views that contribute to amenity of the area and retaining a sense of local identity.

The walls to the extension will be natural stone and the roof blue slate to match the house. There will be a large window to the South elevation that seems to reflect those of the office building. The roof will be pitched with the ridge no higher than the existing building closer to the road. The extension is a large building but would be sited with other outbuildings at a lower ground level to the road. It would be noticed from the road during the period when the trees are without leaves, but would be obscured when the trees are with foliage. The house and outbuildings are situated in grounds that are very extensive, and the siting at lower ground and the screening from the trees would help to lessen the impact of it in regard to the public view from the street and would not spoil or hinder the character of the area.

The proposal therefore complies with policy BE1.

Residential Amenity 
There would be no issues resulting from the proposal because the extension would be some distance away from other properties, and therefore satisfies policy BE2.

Other issues
The works in relation to the 1994 permission have only partially been undertaken (retaining wall, & drainage) and there is some doubt as to whether these works constitute implementation of the permission.

CONCLUSION

The proposal is considered to be unacceptable. The recommendation to refuse planning permission has been made because the development is not in accordance with the policies and proposals in the Calderdale Unitary Development Plan or PPG2, set out in the ‘Key Policy Context’ section above.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 15 September 2006
Further Information

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

Steve Emery
(Case Officer) on Tel No: 392213

or

Roger Lee
 (Senior Officer) on Tel No: 392241
Reasons 
1.
The site lies within the approved Green Belt in the adopted Replacement Calderdale Unitary Development Plan wherein there is a presumption against development for purposes other than those categories specified in Policies NE1, NE2, NE3, NE4 and NE5 of the Replacement Calderdale Unitary Development Plan or PPG 2 (Green Belt) (such as the limited extension of existing dwellings) in order to safeguard the countryside from encroachment and to retain the openness of the Green Belt.  The proposal falls outside these specified categories in that combined with previous additions it would represent a disproportionate addition to the original building that would result in the consolidation of the existing outbuildings into a large, more dominant building.  No very special circumstances have been established which justify an exception being made to local and national planning policy.  The proposal would therefore cause demonstrable harm to the Green Belt and is contrary to the above policies in the Unitary Development Plan as well as PPG2.
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:
06/01062/REM

Ward:
 Calder



  Area Team:
 Upper Calder


Proposal:
Application to vary conditions on Outline Permission - 03/00501/OUT (Time Limitation)
Location:
Land At Castle Hill  Halifax Road  Todmorden  OL14 5TD  
Applicant:
Sandicroft Homes Ltd
c/o Turley Associates Ltd  The Chancery  58 Spring Gardens  MANCHESTER
M2 1EW
Recommendation:
Permit
Head of Engineering Services Request:

  
Departure:





Yes
Parish Council Representations:


Yes No Objections
Representations:
 
  
 
       
No
Consultations:
Environment Agency 
Education Services 
Environmental Health Services - Pollution Section 
Housing Services 
Engineering Services - Network Section 
Yorkshire Water Services Ltd 
British Waterways 
Waste Disposal - Environmental Health 
Todmorden Town Council 
Environment Agency  
Group Engineer (Environment) Projects Team 
Description of Site and Proposal

The site is located on the south side of the A646 (Halifax Road) and adjacent to its junction with Woodhouse Road on the outskirts of Todmorden.  It sits mainly at a lower level to both roads and accommodates a number of buildings in association with an ongoing chemical manufacturing use of the site.  The site extends to an area of just under 0.6 hectares and is bordered by the River Calder at its southern end with the canal also running adjacent to the river. 

The application seeks to vary the requirements of outline permission 03/00501 for residential development, in order to extend the period allowed for the submission of reserved matters.  The outline permission contained the standard clause that submission of reserved matters should be made within 3 years of the granting of outline permission and the permission was dated 18 July 2003. The reason for the request for the extension in time is as a result of delays in the current occupants (ABC Chemicals) re-location to new premises.

Relevant Planning History

As indicated outline permission was granted, at Planning Committee, in July 2003 for residential development (Application 03/00501).  This followed on from an earlier refusal of outline permission on the grounds of loss of employment land and flood risk issues.  Whilst a subsequent appeal was dismissed the Inspector overruled the employment refusal reason and only rejected the appeal owing to the absence of a flood risk assessment (Application No 01/00274).

An application for reserved matters, submitted by a different applicant, is currently under consideration (06/01464).  There has also been a further application for reserved matters by another developer, which has recently been withdrawn (06/01324).

Key Policy Context:
	UDP Designation
	Primary Employment Area

Wildlife Corridor



	PPS No
	23
Planning and Pollution Control



	UDP Policies
	E5
Safeguarding employment land and buildings


Publicity/ Representations:

The application has been publicised with site and press notices as well as neighbour notification letters.  No representations have been received.

Town Council Comments

Todmorden Town Council recommend approval of the application.

Assessment of Proposal

The only issues to consider with this application are whether there has been any change in circumstances since the determination of the outline application in 2003, which would lead to a different view being taken now, and whether there is any material reason why the submission of reserved matters cannot be delayed having regard to the conditions attached to the outline permission.

The 2003 application was approved following a judgement reached by an Inspector on a previous appeal that the buildings on the site were not capable of supporting  a continuing employment use, their refurbishment was uneconomic and rental values did not support new building.  Whilst that assessment was made in relation to policy E10 of the 1997 UDP and the Replacement Plan has subsequently been adopted with policy E5 now the governing policy, the circumstances with regard to this site have not changed and there has been no other material change which would prevent the principle of housing being accepted.

With regard to the conditions attached to the 2003 outline permission, there were 16 of these and consultation has taken place with relevant bodies on this variation application.  The conditions related to highways, noise pollution, flood risk, land contamination and drainage, and all consultees have confirmed that they have no objection to the variation request, subject to these conditions being re-iterated (although the contamination condition would be re-worded to take account of more recent advice set out in PPS23).

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 19 September 2006
Further Information

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

Roger Lee (Senior Officer) on Tel No: 392241
Conditions 
1.
Application for the approval of any reserved matter pursuant to outline application 03/00501 must be made not later than 18 July 2009 and the development must be begun not later than whichever is the later of the following dates:
(i)
18 July 2008
(ii)
the expiration of two years from the final approval of the reserved matters
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.
This permission shall relate to the application as amended by the Plan A received by the Local Planning Authority on 30 May 2003
4.
The development shall not commence until construction details of the widening of Woodhouse Road  including retaining wall specification have been submitted to and agreed in writing by the Local Planning Authority.  The construction works shall be undertaken in accordance with the details so approved prior to the occupation of any of the dwellings and retained as such thereafter.
5.
Notwithstanding any details shown on the permitted plans, the development shall not commence until details of the visibility at the junction of the proposed access with Woodhouse Road  and also the junction of Woodhouse Road with Halifax Road have been submitted to and approved in writing by the Local Planning Authority.  The access and visibility shall be constructed in accordance with the details so approved before any of the dwellings are first occupied.
6.
The development shall not commence until details of the manner in which the existing access onto Halifax Road is to be physically closed including the reinstatement of the footway have been submitted to and approved in writing by the Local Planning Authority.  The existing access shall be permanently closed in accordance with the details so approved and retained as such thereafter.
7.
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.
8.
The Phase II investigations indicate that further investigation is required as well as remediation is necessary and therefore before the development begins a  revised 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.
9.
Notwithstanding any details shown on the permitted plans, the development shall not begin until details of the layout and construction of the access road have been submitted to and approved in writing by the Local Planning Authority.  The access road shall be constructed in accordance with the details so approved before any of the dwellings are first occupied.
10.
The development shall not begin until a noise attenuation scheme for protecting any dwellings and/or garden areas located within the boundary of the site from traffic noise from Halifax Road such that the LA10 (18 hour) within that part of the site shall not exceed 55dB has been submitted to and approved in writing by the Local Planning Authority. The scheme shall be implemented prior to the first occupation of each dwelling and shall be retained thereafter.
11.
The development shall not begin until details of measures to ensure that the L A10 (18 hour) within any dwelling unit with the windows closed shall not exceed 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.
12.
The development shall be constructed and so retained, so that there is no building or foundation pressure within 3 metres of the centre line of the public sewer.
13.
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.
14.
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.
15.
Unless otherwise agreed in writing by the Local Planning Authority, there shall be no piped discharge of surface water from the development prior to the completion of the approved surface water drainage works.
16.
Surface water from the vehicle parking and manoeuvring areas shall be passed through an interceptor which shall be provided prior to the commencement of the use of these areas and shall be retained thereafter.
17.
Unless otherwise agreed in writing by the Local Planning Authority, before any individual dwelling is occupied, the finished ground floor level shall be a minimum of 122.69 metres Above Ordnance Datum and shall be retained as such thereafter.
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:
06/01283/OUT

Ward:
 Luddendenfoot



  Area Team:
 Upper Calder


Proposal:
Residential development (Outline)
Location:
Land Off  Luddenden Lane  Luddendenfoot  Halifax  West Yorkshire
Applicant:
A Green
2 Cornfield Street  TODMORDEN  OL14 5SW  
Recommendation:
Refuse
Head of Engineering Services Request:

 + 
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Environmental Health Services - Pollution Section 
Environment Agency  
Engineering Services - Network Section 
West Yorkshire Police ALO 
Yorkshire Water Services Ltd 
Recreation, Sport And Streetscene – Forestry Officer

Group Engineer (Environment) Projects Team 
West Yorkshire Archaeology Service 
Description of Site and Proposal

The site is an irregularly shaped area of approximately 0.15 hectares located on land that rises to the west of Luddenden Lane at Luddendenfoot.  It forms part of a wider area of land under the ownership of the applicant which includes a detached bungalow and extends to the north west between the housing estate at Greave House and the rear gardens of houses on the main Burnley Road. The site area contains maintained grassed areas, divided by a hedge and an access road leading to the bungalow, and includes retaining walls and a small number of outbuildings.

The proposal seeks outline permission for residential development of the land, with just the access sought for approval at this stage.

Relevant Planning History

There have been two previous applications for outline residential development of the site, one in 2004 and the other in 2005 (Application Nos 04/02382 and 05/00833). They were both refused under delegated powers in relation to conflict with the land allocation in the 1997 Unitary Development Plan, which was Open Space in the Urban Area, and on highway safety grounds. 

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

SOC4
Open space, sport and recreation



	PPG No
	3 
Housing



	Replacement UDP Designation
	Open Space in the Urban Area

Wildlife Corridor



	UDP Policies
	BE2   
Privacy, daylighting and amenity space

BE6
Design and layout of highways and 
accesses

OS1
Protected open spaces


Publicity/ Representations:

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

Summary of points raised:

· Close proximity of access to the junction with the main road putting further pressure on an already noted accident blackspot

· Pressure on school places – local schools are already oversubscribed

Assessment of Proposal

Principle
The site is allocated as Open Space in the Urban Area in the Replacement UDP, with the plan annotating its use as amenity land.  Policy OS1 advises that development proposals located within such areas will only be permitted where certain circumstances apply, such as where they involve the replacement or extension of an existing building, or where the development supports a recreational or sports use.

Proposals for new residential development of the type put forward with this application are not supported by policy OS1 and therefore in principle the proposal is not acceptable.

Housing Issues

PPG3 places a strong emphasis with regard to residential proposals on previously developed land being brought forward before releasing greenfield land for development.  Whilst the site has historically accommodated buildings, evidenced by the presence of limited areas of walling, and currently accommodates a small number of outbuildings, the overall visual impression of the site is one of a greenfield site.

The level of housing supply, including completions, commitments and windfalls, in Calderdale is currently far in excess of RSS figures with over supply increasing.  Policy H8 of the UDP relates to non-allocated sites and states that, “Proposals for residential development on unallocated greenfield land will not be permitted”.  This provides clear direction regarding the acceptability of the proposal in relation to the Unitary Development Plan.  

In view of the above it can be seen that there is no pressure to release sites such as this one for development at this time and therefore on this basis, the proposal would be in conflict with the advice in PPG3 and policy H8.

On the issue of density, as this is an outline application with siting and dwelling numbers reserved, this would need to assessed in detail at reserved matters stage if permission is granted.

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.

With the exception of the detached bungalow within the applicant’s ownership, the site is located at a significant distance from any other dwellings such that there would be no privacy or amenity issues. With regard to the bungalow, this has secondary windows on its east elevation and main windows on the south elevation. However, a suitably sited development could take place without causing any privacy or amenity concerns.

Highway Considerations

Access to the site would be taken from the existing road which rises away from Luddenden Lane into the site.  The Head of Engineering Services has concerns that the proposal gives no indication of potential dwelling numbers and advises that the access is not suitable for a significant increase in traffic activity or turning movements onto Luddenden Lane.  

As with the previous applications at this site he requests refusal of the application on highway safety grounds and conflict with policy BE6 of the UDP.

Education
With regard to concerns raised about pressure on education infrastructure, the scale of the development is below the threshold whereby there would be expected to be impact.

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 OS1, H8 or BE6 of the Calderdale Unitary Development Plan and is conflict with the advice in PPG3 (Housing).
Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 18 September 2006
Further Information

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

Roger Lee (Senior Officer) on Tel No:  392241
 Reasons 
1.
The site lies within an area designated as Open Space in the Urban Area in the Replacement Calderdale Unitary Development Plan.  The proposed development of this site is considered to cause significant harm to the open space character, function and appearance of the site and does not fall within the criteria set out in Policy OS1 for developments that would be supported.  Therefore, the proposal is contrary to Policy OS1 of the Replacement Calderdale Unitary Development Plan.
2.
The access is not suitable for a significant increase in traffic activity or turning movements onto Luddenden Lane and the proposed development would result in an undesirable intensification of an existing access leading to hazardous manoeuvres onto the highway.  As such the proposal is contrary to Policy T16 of the Replacement Calderdale Unitary Development Plan.
3.
The proposed site forms part of a wider area of undeveloped ("greenfield") land. Planning Policy Guidance Note No. 3 (PPG3) places a strong emphasis on new housing taking place on previously developed land ("brownfield land") and there is a presumption that such sites should be developed before greenfield sites. Policy H8 of the Replacement Unitary Development Plan advises that proposals for residential development on unallocated greenfield land will not be permitted. As such, and on the basis that there is no shortage of housing land within the borough at this time to warrant the release of this greenfied site for development, the Local Planning Authority considers that the proposed development fails to meet the criteria for development set out in policy H8 of the UDP and would conflict with the aims and objectives of PPG3.
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:
06/01466/FUL

Ward:
 Brighouse



  Area Team:
 Lower Calder


Proposal:
Proposed detached house.
Location:
Land To Rear Of  42 - 44 Smith House Lane  Brighouse  West Yorkshire  
Applicant:
West End Joiners & Builders Ltd
c/o Calder Architectural Services  13 Henry Street  BRIGHOUSE  HD6 2BL
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 
Group Engineer (Environment) Projects Team 
Environment Agency 
Description of Site and Proposal

The site is located between Hove Edge and Brighouse and the surrounding area is residential in character. It is situated to the rear of the properties of 42-44 Smith House Lane, within their rear garden areas. The properties on Smith House Lane are mostly bungalows although there are several two-storey houses on the opposite side of Smith House Lane and also the street where access the will be form, the cul-de-sac known as `The Spinney`.

The application is an amended scheme for a dwelling house granted in 2005. This scheme involves alterations to the approved plans, principally to allow an additional floor level in the roof space, addition of windows and widening of the garage, as well as minor design alterations.

Relevant Planning History

The application for a dwelling house was approved by Planning Committee in 2005 (No 05/01960).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1
Distribution of additional housing

H2
Sequential approach to the allocation of 
housing



	PPG No
	3
Housing



	UDP Designation
	Primary Housing Area



	UDP Policies
	H2
Primary Housing Areas

H9
Density of housing development 

BE1
General design criteria

BE2
Privacy, daylight and amenity space

BE6
The design and layout of highways and 
accesses

T16
Maximum parking allowances.


Publicity/ Representations:

The application has been publicised with a site notice and neighbour notification letters. There have been no representations.
Assessment of Proposal

Principle

The application proposes the construction of a dwelling on previously developed land within a Primary Housing Area, and therefore the proposal is supported in principle by policy H2 of the Replacement Unitary Development Plan. The construction of a dwelling on the site has already been established in principle by the 2005 application. Policy H2 establishes that proposals for housing developments on land that is previously developed land will be permitted provided that there no unacceptable environmental, amenity, traffic or other such problems are created and the overall quality of the housing area is not harmed.

Notwithstanding the support from the UDP, PPG3 along with the Regional Spatial Strategy are also material considerations in the assessment of an application of this nature. PPG3 places a strong emphasis on new housing taking place on previously developed sites as opposed to greenfield sites. As the land is part of both 42 and 44 Smith House Lane’s residential curtilage, the site is considered to be previously developed.

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

In view of the above policies that application is therefore considered to be acceptable in principle.

Density

The site has an area of 0.03 hectare. The application proposes the construction of one dwelling and this would work out at a density of 30.3 dwellings per hectare. PPG3 along with policy H9 of the UDP supports a density of between 30 to 50 dwellings per hectare, and therefore the proposal complies with both policy H9 of UDP and the guidance issued within PPG3.

Residential Amenity

Policy BE2 of the adopted Calderdale Unitary Development Plan states that development proposals should not significantly affect privacy, daylight or private amenity space for existing and prospective residents and other occupants. This is also reiterated within BE1 which states that development must not significantly affect the privacy, daylighting and amenity of residents and other occupants.

The proposals main aspect (north elevation) contains a lounge and two bedroom windows as well as the garage and other non-habitable room windows. The distance between this elevation and 1 The Spinney, (which has main and secondary windows on the south elevation), directly opposite is 20 metres. The annex attached to policy BE2 recommends distances of between 15-21m for these relationships. However, due to the proposed house being off-set at an angle and the garage projecting from the front elevation, the distances are considered to be sufficient to adequately protect the privacy, daylighting and amenity space of occupants of both the existing and proposed dwellings. A 20m distance was accepted at the time of determination of the previous application and the revisions to the amended dwelling have not altered that relationship.
The rear (southern elevation) is 9 metres from the boundary of 40 Smith House Lane and would face onto the back garden of that property.  Again this relationship is unchanged from previously save for the addition of rooflights which will not have any impact on privacy or amenity.

The west elevation will only contain a side door and will face the towards the applicant properties of numbers 42 and 44 Smith House Lane. The distance is 19 metres, as opposed to 19.5m when originally approved, from the side elevation to the main aspect rear windows of 42 and 44 Smith House Lane, however this still more than meets the minimum 12m recommended. 

The east elevation will now contain two obscure glazed windows serving bathrooms, which would be 4m from 2 The Spinney, but as this has a blank aspect there is not considered to be any policy conflict. 

Overall the proposal meets the requirements of policy BE2 and BE1 respectively.

Design and materials

Policy BE1 of the UDP states that development proposals should contribute positively to the local environment and where feasible development should respect and enhance the established character and appearance of existing buildings and their surroundings in terms of layout, scale, height, density, form, massing, siting, design, material, boundary treatment and landscaping. The proposal should also be visually attractive and retain a sense of local identity.

The revised dwelling replaces what was principally a hipped roof design as approved with a gabled roof and with an increased height from 7.6m to 8.3m.  However, given the distances that are achieved to Nos 42 and 44, as well as the side to side relationship to 2 The Spinney, where its garden area will not be affected, it is not considered that the increased height or amended design would cause any amenity problems, and in a area where there is a mix of gabled and hipped roof house types, the proposal does not conflict with policy BE1.

The dwelling will face The Spinney and most of the dwellings on this street are of a similar design and massing. The applicant has stated that natural coursed stone and artificial blue slates will be used, which is acceptable in this location, and therefore the proposal complies with policy BE1.

Highway Considerations

Policy BE6 states that the design and layout of highways and accesses should ensure the safe and free flow of traffic in the interests of highway safety.

The proposal would take its access from The Spinney, with an integral garage and a further car parking space on the driveway. The garage is slightly wider then the 2005 application. The Head of Engineering Services raises no objection to the application subject to the same condition being attached as the 2005 permission. Therefore the proposal is seen to be acceptable in terms of both BE6 and also the car parking requirements of T16.

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: 18 September 2006
Further Information
Should you have any queries in respect of this application report, please contact in the first instance:-

Gina Buckle
(Case Officer) on Tel No:  392233

or

Roger Lee
 (Senior Officer) on Tel No:  392241
Conditions 
1.
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.
2.
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.
3.
The development shall not begin until details of the treatment of all the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of dwelling and shall thereafter be retained.
4.
No dwellings shall be occupied until the garaging and off street parking facilities shown on the permitted plans for that dwelling have been provided, surfaced and sealed and made available for the occupiers of that dwelling. These facilities shall thereafter be retained.
5.
Before the dwelling is first occupied the access and parking areas shall be constructed, sealed, drained, as such that surface water does not drain onto the adjacent highway and shall be retained thereafter.
6.
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.
7.
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 side elevations of the dwelling without the prior written permission of the Local Planning Authority.
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:
15.30 - 01
Application No:
06/01484/FUL

Ward:
 Sowerby Bridge



  Area Team:
 Upper Calder


Proposal:
Proposed one pair semi-detached dwellings ( Revised Scheme )
Location:
Land South Of  4 Boggart Lane  Sowerby Bridge  West Yorkshire  
Applicant:
Qudos Homes Ltd
c/o PEB Architects  20 Millbeck Green  Collingham  WETHERBY
LS22 5AF
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 
Description of Site and Proposal

The site comprises of a triangular shaped piece of land with an area of 355m2 accessed off Boggart Lane to the south of Sowerby Bridge.  The site slopes steeply to the north with adjacent houses lower down the slope on the northern boundary.

The proposal is for the construction of a pair of three storey semi detached dwellings. It is a revised scheme to one previously approved and proposes additional balconies on the front and rear elevations and clarifies the minimum distance from the adjacent properties as 18.5m.

Relevant Planning History

04/00906 – Full planning permission granted at Planning Committee with conditions for one pair of semi-detached dwellings in September 2004.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H2
Sequential Approach to the Allocation of 
Housing Land



	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
The Design and Layout of Highways and 
Accesses

NE15 
Development in Wildlife Corridors

EP8
Development on Sites with Potential 
Contamination

T16 
Maximum Parking Allowances


Publicity/ Representations:

This site has been publicised with a site notice and neighbour notification letters. 1 letter of objection has been received.

Summary of points raised:

· The proposal does not protect the privacy, daylighting and private amenity space of the occupants of the adjoining dwellings.

· Proposal has direct views into neighbouring houses from proposed balconies

· Suggest Juliet balconies for the North East elevation would be more suitable

· Balconies have a much greater impact on privacy than windows

· Artificial stone is not in keeping as other buildings are natural stone

· Access from public highway would compromise highway safety

Assessment of Proposal

Principle of development 

The site is designated as a Primary Housing Area in the adopted UDP. Under policy H2 proposals for new housing will be permitted on previously developed land provided no unacceptable environmental, amenity, traffic or other problems are created and the quality of the housing area is not harmed.

The site is also within a Wildlife Corridor in the UDP. Policy NE15 states that within wildlife corridors, development will only be allowed where it doesn’t preclude the movement of species along the corridor, harm the nature conservation value of the corridor or damage the physical continuity of the corridor.  As the nature of this proposal will not affect the surrounding wildlife, it is considered acceptable in relation to NE15.

Residential Amenity

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

The minimum distance between the development and No.4 Boggart Lane is 18.5m, with the front elevation of the proposal facing a side aspect of No. 4 at an angle. The minimum distance required by policy BE2 for a main to side aspect is 12m and as such the proposal is considered acceptable.

However, the proposal is situated on a slope above Nos. 2 and 4 Boggart Lane and an objection has been raised in relation to overlooking and privacy from the balconies on the front elevation into the garden space and rear elevation of the properties below. Nevertheless, the minimum distance required by policy BE2 for main to secondary aspects is 18m, and with the proposal being 18.5m from the dwellings, angled to the east of the rear elevations of 2 and 4 Boggart Lane, facing the side aspect, the proposal complies with Policy BE2.

Notwithstanding the above, it is noted that the use of balconies could offer a greater view of the surrounding area than windows. However, it is considered that if the balconies were removed, there would still be a similar view into the garden space of 2 and 4 Boggart Lane from the windows, which would be at distance that complies with policy BE2. As well as this, with the proposal being on the slope above 2 and 4 Boggart Lane and the balconies situated on the first floor, the view from the windows/balconies would be over the adjacent properties, across the valley, rather than down into the garden space.

Materials, Layout and Design

Policy BE1 seeks development that respects the established character and appearance of existing building and their surroundings in terms of layout, scale, height, siting, design and materials, as well as retaining any natural or built features that contribute to the amenity of the area.

The proposed materials consist of coursed pitched faced artificial stone and natural or artificial slate to match materials in the immediate vicinity. The materials for the balconies have not been specified but should be of a suitable dark colour, which can be confirmed with an appropriately worded condition.

The design and materials are considered in keeping with the surrounding buildings and character of the area.

Highway Considerations

The Head of Engineering Services has no objection to the proposal subject to a white lining scheme to delineate the western carriageway edge of Boggart Lane being submitted. Also, with regard to the wall adjacent to Boggart Lane he seeks a condition that ensures the road remains structurally supported and the sight lines shown on the plans are provided before occupation of the dwellings.

Land Contamination

The Head of Environmental Health has found the Phase 1 report to be satisfactory, complying with policy EP8 and has no objection to the proposal.

CONCLUSION

The proposal is considered to be acceptable subject to conditions. 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: 20 September 2006
Further Information

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

Lauren Brindle (Case Officer) on Tel No:  392201

or

Roger Lee (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.
This permission shall relate to the application as amended by the revised plan marked 'A' received by the Local Planning Authority on 18th August 2006
3.
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.
4.
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 local 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.
5.
No dwelling shall be occupied until screen-walling or fencing 2 metres high, details of which shall have first been submitted to and approved in writing by the Local Planning Authority, has been erected along the northern boundary. Such screen walling/fencing shall thereafter be retained.
6.
The parking facilities and turning/manoeuvring area shall be provided before the dwellings are occupied. The garages shall thereafter not be used for any purpose which would preclude the housing of motor vehicles. The turning/manoeuvring area to the north east of the dwellings shall be retained as such at all times and shall be kept free of obstructions.
7.
Before the development hereby permitted is first brought into use, all areas to be used by vehicles shall be constructed, surfaced, sealed and drained so that water does not flow onto the highway, and shall be so retained thereafter.
8.
Notwithstanding the submitted details, no separate vehicular or pedestrian accesses shall be formed/retained onto Boggart Lane. The sole means of vehicular and pedestrian access shall be via the approved access point.
9.
The sight lines shown on the approved plan shall be provided before the dwellings are occupied and shall be retained thereafter.
10.
No development affecting the wall adjacent to Boggart Lane shall commence until details have been submitted to and approved in writing by the Local Planning Authority of measures to ensure that Boggart Lane will remain adequately structurally supported during construction works and thereafter. The details so agreed shall be implemented concurrently with the development.
11.
Notwithstanding the details shown on the submitted plan, before the dwellings are occupied a white lining scheme to delineate the western carriageway edge of Boggart Lane along the site frontage shall have been submitted to and approved in writing by the Local Planning Authority. The white lining scheme shall thereafter be provided in accordance with the approved details before the dwellings are occupied.
12.
Before the development hereby permitted is first brought into use, details of the proposed balconies, including materials and design, shall be submitted to and approved in writing by the Local Planning Authority. The balconies shall be finished in a suitable dark colour and so retained thereafter.
13.
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.
SEE SITE LOCATION MAP ON WEB PAGE

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

Time Not Before:
15.30 - 02
Application No:
06/01521/FUL

Ward:
 Luddendenfoot



  Area Team:
 Upper Calder


Proposal:
Revised house types to plots 1-3 and 30, 31 of existing residential development.
Location:
Land Adjacent Raw Pickle Farm   Burnley Road  Sowerby Bridge  West Yorkshire  
Applicant:
Ainsworth Estates
c/o Deakin Design Associates  16 Halifax Road  TODMORDEN   OL14 5AD
Recommendation:
Permit
Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
No
Consultations:
Environmental Health Services - Pollution Section 
Environment Agency  
Engineering Services - Network Section 
West Yorkshire Police ALO 
British Waterways - East Of Sowerby Bridge 
Description of Site and Proposal

The site is located on the south side of the main A646 (Burnley Road) between Friendly and Luddendenfoot.  It is situated at a lower level to the road, with the land falling away to the south and is currently being developed for housing.

The proposal is for revisions to 5 of the house plots positioned at the northern end of the site in the vicinity of the access road.  This involves the 2 identified affordable housing plots, which are semi-detached, as well as three detached plots, on an area currently being used as the contractors compound.
Relevant Planning History

Planning permission for 31 units was granted in July 2003 with a legal agreement relating to affordable housing and off site highway works (Application 02/00423). The resolution to grant permission was initially made at Planning Committee in October 2002.  Prior to that outline permission for residential development had been granted in 1997 and renewed in 2000 (Nos 97/01651 & 00/01502).

There have also been a number of permissions since 2003 for conservatory extensions as well as an approval in 2004 (04/01061) for revisions to plots 10 and 13-18.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H2
Sequential approach to the allocation of 
housing land

S4
Urban and Rural Design



	PPG No
	3
 Housing



	UDP Designation
	Primary Housing Area

Wildlife Corridor



	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

T16
Maximum parking allowances


Publicity/ Representations:

The application has been publicised by press and site notices as well as neighbour notification letters. No representations have been received.
Assessment of Proposal

Principle of development 

The site is previously developed land within a Primary Housing Area, with policy H2 and PPG3 supporting new housing proposals in principle in such locations and circumstances. Of course the principle of development on this site has already been accepted with the 2003 permission.

Density 

5 dwellings are proposed within the red lined area identified on the submitted plan, on an area of about 0.13 hectares, which equates to 38 units per hectare and is within the 30-50 dwellings per hectare range advocated by PPG3 and policy H9 of the UDP.  5 units within this particular area have already been approved with the 2003 permission.  
Residential Amenity

Policy BE2 of the UDP seeks to ensure that development proposals do not significantly affect the privacy, daylighting and amenity space of adjacent residents whilst providing those standards of amenity to prospective occupants of new development.

The only adjacent dwelling that could potentially be impacted upon is Raw Pickle Farm to the east.  This has a blank gable elevation facing the development site. The approved scheme included the side elevation (non-habitable) of a two storey semi-detached dwelling at a distance of 5m from Raw Pickle Farm, whilst the revised scheme with this application increases that distance to 7m, but proposes a different house type, a detached split 2/3 storey plot, with 5 non-habitable windows in its facing side elevation, which are to be obscure glazed.  This relationship, which is side to side, is considered to be acceptable and as Raw Pickle Farm is in an elevated position built into the hillside, the comparative heights between the existing and proposed dwellings would not be dissimilar.

The only other dwellings to consider are those forming part of the 31 unit development, with those to the south being in excess of 25m of the revised house types. Plot 29, which is one of the plots that is completed and has had a conservatory added on its western elevation, is at the closest point 18.2m from revised plot type 30.  Whilst plot 29’s facing house elevation is blank, the side of the conservatory (side=secondary for conservatories) faces secondary windows in plot 30.  Annex A of the UDP requires a 15m distance for such relationships and taking account of this and the impact of the sloping nature of the land, an 18.2m distance is acceptable.

The requirements of policy BE2 are considered to have been met.

Materials and Design

Policy BE1 of the UDP has regard to issues of design and materials.  The materials for the revised house types would be natural stone and blue slates to match the materials being used on the rest of the development, which is acceptable.

With regard to the design, a number of varying house types were approved within the original permission, which with the exception of a single pair of semi-detached plots, were all detached.  The semi-detached plots are within the area of this current application and are unchanged in terms of design from that approved, with their siting having moved though to the most western end of the site.  A new house type (“H”) is introduced to replace types A,B and C that were approved for the other 3 plots.  The approved house types were all 2 storey although with varied front and rear heights taking account of the topography, whilst the “H” type is a split 2/3 storey design, again reflecting the landform.  

The house design, which incorporates traditional features is reflective of similar 2/3 storey buildings elsewhere within the development site and is considered to be in character with the surroundings in terms of scale, height and massing.

Highway Considerations

No changes are proposed to the access arrangements already approved.  2 parking spaces are provided for each dwelling which accords with policy T16 requirements. The Head of Engineering Services has no objection.

Affordable Housing

The original permission included a legal agreement relating to the provision of two 3-bed affordable semi-detached units within the development, which are the plots included with this application.  The agreement did not include details of the siting of these units or floor area, so although the units would be located at the edge of the development, which is not particularly ideal (“pepper potting” being preferred), there is no reason to dispute this siting having regard to the terms of the agreement.  With regard to floor area, the size and bedroom numbers of the affordable plots has not altered with this current application.

Crime Prevention

Policy BE5 of the UDP requires development proposals to address issues of safety and security with a view to reducing the risk of crime.  The West Yorkshire Police Architectural Liaison Officer has made various comments on how this can be achieved with this development and this matter can be satisfactorily addressed via a condition.

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: 20 September 2006

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

Roger Lee (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.
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 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.
4.
The development shall not begin until details and/or samples of the roofing materials, which shall match the slates used on other dwellings already built on the overall development site, 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.
5.
Before the development hereby permitted is first brought into use, the ridge (and hip) tiles shall be installed to match the roofing materials in colour and texture (unless otherwise agreed in writing by the Local Planning Authority) and shall be so retained thereafter.
6.
Prior to the first occupation of the dwellings 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.
7.
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 side elevations of the dwellings without the prior written permission of the Local Planning Authority.
8.
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 dwellings and shall thereafter be retained.
9.
Before the development begins a specification of measures to be taken to address crime prevention at the site shall be submitted for the written approval of the Local Planning Authority. The details so approved shall be fully implemented before the development is occupied.
10.
The development shall not begin until details of measures to ensure that the L Aeq (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.
11.
No dwelling shall be occupied until the off street parking facilities shown on the permitted plans for that dwelling have been surfaced and sealed and made available for the occupiers of that dwelling. These facilities shall thereafter be retained.
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.
The openings in the side elevation of the plot numbered 30 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 dwelling and shall be so retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

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

Time Not Before:
15.30 - 03
Application No:
06/20134/TPO

Ward:
 Illingworth And Mixenden



  Area Team:
 Mid Calder


Proposal:
Prune trees (Tree Preservation Order).
Location:
Upper Lane Head  Lane Head Lane  Causeway Foot  Halifax  West Yorkshire
HX2 8XL
Applicant:
Mrs Janette Peel
Lower Brockholes Farm  1 Lower Brockholes  Lane Head Lane  Ogden
HALIFAX
HX2 8XQ
Recommendation:
Grant Consent
Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Recreation, Sport And Streetscene  - Forestry Officer

Description of Site and Proposal

The trees are situated on a prominent hillside, which is visible from a wide area. The trees are especially visible when viewed from Lane Head Lane, which is adjacent. This area is predominantly rural with various trees situated around the field boundaries.

The applicant (who is not the owner of the trees) has requested consent to crown lift the trees on the boundary of Upper Lane Head, as they now overhang the field and maintenance is not possible as the branches stab the face and eyes of the mower user and cause the mower to overturn.

Although the application is only to crown lift the trees, and is normally a delegated decision, the application is being presented to Members as the applicant is the wife of Councillor Peel.

Relevant Planning History

The TPO was confirmed by Members (at Committee on 20 June 2006) following objection to the Order by the applicant. No previous applications have been submitted to carry out works to these trees.

Key Policy Context:
	UDP Designation
	Green Belt; Special Landscape Area



	UDP Policies
	NE22
Tree Preservation Orders


Publicity/ Representations:

The application has been publicised with neighbour notification letters and 1 letter of objection has been received from the owner of the trees.

Summary of points raised: 

· The trees are not the applicants

· The TPO was put in place to prevent wilful damage

· Crown lifting is unnecessary and may actually cause harm

· Farmers usually leave a wildlife corridor around fields to protect and enhance the environment, so why mow right up to the wall 

Assessment of Proposal

The trees are situated adjacent to the applicant’s land on the boundary of Upper Lane Head. Due to the rural nature of the landscape and the topography of the land, the trees in this area help to create an attractive amenity feature, which is visible from a number of locations.

When assessing the application, the Local Planning Authority is advised to assess the amenity of the trees and the likely impact of the proposals on the amenity of the area, and in light of that assessment to consider whether or not the proposal is justified having regard to the reasons put forward in support of the application

It should also be noted that although trees do create an attractive amenity feature, all trees are living things and require work at some time in order to keep them in good condition, irrespective of whether they are protected by a TPO or not. At some stage in a tree’s life works are required whether it is removing dead or dangerous limbs, or removing completely because it is dead, dangerous, or a poor specimen. Good arboricultural management of trees should be supported, as this will maintain the trees in a healthy and safe condition.

The trees are situated in a prominent location, which is characterised by scenic views of which the trees form a part. The trees to be crown lifted are a mixture of Lime, Sycamore and Scots Pine. The branches from these trees hang down into the applicant’s field and in places appear to touch the ground. The lifting of these trees by 2 metres as requested by the applicant would not be detrimental to the overall amenity of the trees or their health. It should be noted that in most instances the Council normally accepts the lifting of trees by 3m however only the application put forward can be considered, and this is for 2m. 

When assessing the application the Council must take into account the works proposed irrespective of whether the applicant is the owner or not. If the works are approved it is then up to the applicant to get the relevant consent from the owner. Although the TPO has been put in place to prevent wilful damage, it is considered that limited lifting of the trees would not be detrimental to the trees overall health, and would not therefore be considered as wilful damage, and would remove a potential hazard. 

A couple of the trees to be lifted are set further back from the boundary and although they may not be affecting the adjacent field to as much as the trees closer to the boundary, the works are still considered acceptable. 

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant consent 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: 18 September 2006
Further Information

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

Keith Grady
(Case Officer) on Tel No:  392218 or Roger Lee (Senior Officer) on Tel No:  392241
Conditions 
1.
None of the works hereby granted consent shall be carried out after the expiry of two years from the date of this notice unless the prior written approval of the Local Planning Authority has been first obtained.
2.
The crown lifting works hereby granted consent shall be carried out such that the lowest part of the crown spread is no more than 2 metres above ground level.
3.
The works hereby granted consent shall be carried out in strict accordance with the minimum standards laid down in BS 3998:1989 Recommendations for Tree Work.
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:
06/01589/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 
Background

This application was deferred from Planning Committee on 19th September 2006 for further legal advice. The Chief Law and Administration Officer advises that “the Committee must determine the application in accordance with both planning law and general public law principles.”

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  have been received including one from Councillor Yates and one on behalf of the Brighouse Road Safety Committee.

Summary of points raised:
· 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.

Councillor Comments
· Concern over potential increase in traffic levels

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: 

20th September 2006

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:  392229

or

Roger Lee  (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.
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 - 02
Application No:
06/01312/LAA

Ward:
 Town



  Area Team:
 Lower Calder


Proposal:
Provision of a ramped access. including footpath and balustrading (retrospective).
Location:
Siddal Primary School   Backhold Lane  Siddal  Halifax  West Yorkshire
HX3 9DL
Applicant:
Calderdale MBC School & Children Services Directorate
c/o Watkins Gray International Ltd  F. A. O. Mr Brian Binns  Chevin House  Otley Road
Guiseley
LEEDS
LS20 8JL
Recommendation:
Deemed 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 
Disabilities Liaison Officer 
Environment and Regeneration Group 
English Heritage 
Environmental Health Services - Pollution Section 
FAO Philip Shire Head Of Adult Services 
Environment and Regeneration Group 
Description of Site and Proposal

Siddal is a residential district to the immediate south of Halifax town centre.  Siddal Primary School was formerly located on two separate sites on opposite sides of Backhold Lane, Siddal. The school is now located on one site due to the recent extension and refurbishment of the school building on the larger of the two sites.  It is set amongst residential properties, including Backhold Hall, a grade II* listed building now split into a number of private residences.

This proposal follows on from the recent extensive works on the site to enlarge and refurbish the former school building to provide a modern facility for the education of primary school children.  To overcome differing ground levels to the front of the school, this application seeks to provide an accessible ramped footpath to the school’s main entrance with associated balustrade. The proposal is retrospective.

Relevant Planning History

In 2004 planning permission was granted for the “Refurbishment and extension to existing school including new external cladding, windows and doors, shallow pitched roof, new external games area with ramped access and additional parking” (ref: 04/01599/LAA).   Subsequent approval of minor amendments to the scheme, have led to complaints from the immediate neighbours at Back hold Hall, the resolution of which is still ongoing.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	SOC2
Education

	UDP Designation
	Primary Housing Area



	UDP Policies
	GCF3
Matching School Facilities to Educational 
Needs 

BE1
General Design Criteria

BE17
Setting of a Listed Building


Publicity/ Representations:

The application has been advertised by means of a press and site notices, together with neighbour notification letters. One letter of objection has been received.
Summary of points raised:

· Detrimental affect of school re-development on the setting of a Listed Building;

· Invasion of privacy;

· Access path considered too steep for purpose;

· Balustrade is “ugly” in appearance.

Assessment of Proposal

Principle of Development

The development is a retrospective proposal that involves the introduction of two parallel footpaths at differing levels to the front of the school building.  Due to differing ground levels at the site, construction of the footpaths has been on different levels and on a gradient.  

Policy GCF3 of the adopted replacement Calderdale Unitary Development Plan supports the principle of this proposal, in that the works seek to achieve an improvement to the school premises and are part of the current re-development scheme for this school. 

Layout, Design & Materials
Policy BE1 requires that development proposals contribute positively to the immediate environment through quality design and materials, thus respecting the established character of buildings and the area in which the development is proposed.  

The proposal creates a double footway joining and accessing three key points: the main stepped entrance to the school; the stepped access to the foundation play area and the footpath leading to/from the main entrance gates and car park.  The footway itself is not prominent in the scheme of the school building as a whole, with the balustrade being the visible aspect of the proposal.  The balustrade is constructed of stainless steel posts with parallel crossbars to match other installations around the school site.  Concerns have been raised over the finished design, in that the vertical posts extend past the upper footway and are embedded in the base of the lower footway resulting in unnecessarily long tall vertical bars.  Although the comment regarding the design is noted, it is not considered that this represents sufficient grounds for a refusal. The design is considered to be of a contemporary nature to blend in with the modern appearance of the new school building.  

Affect on the Setting of a Listed Building

The school is not listed however, the site is adjacent to a Grade II* Listed Building. Under Policy BE17 development is not permitted if, through its siting, scale, design or nature, it would harm the setting of a Listed Building.  

English Heritage who, although not objecting to the overall design, feel that the stainless steel finish to the balustrade makes it visually and unnecessarily prominent and recommend that the balustrade be finished in a dark matt finish to reduce its impact on the Listed Building. 

The stainless steel finish provides a durable, low maintenance finish and is designed to match other installations around the school site.   A condition can be incorporated into any forthcoming planning permission, however painting of the railings will require upkeep and may have a negative impact in the long term.

Accessibility

Although this proposal creates an access ramp to the school’s main entrance, it is purely a route to cover different ground levels.  Satisfactory disabled access and parking provision is provided at the rear of the school.

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: 20 September 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: 01422 392232

Or

Roger Lee (Senior Officer) on tel: 01422 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 footpath hereby approved shall not be illuminated.
3.
Unless otherwise agreed in writing by the Local Planning Authority the balustrade shall be painted in a black colour within one month of the date of this permission.
SEE SITE LOCATION MAP ON WEB PAGE

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

Time Not Before:
18.00 - 03
Application No:
06/01491/FUL

Ward:
 Ryburn



  Area Team:
 Lower Calder


Proposal:
Development of four detached dwellings
Location:
Land Adj Oak Bank   Excelsior Close  Ripponden  Sowerby Bridge  West Yorkshire
Applicant:
G & W Developments Ltd
c/o C B Richard Ellis  Bank House  27 King Street  LEEDS
LS1 2HL
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 
Yorkshire Water Services Ltd 
Environment Agency 
Group Engineer (Environment) Projects Team 
Description of Site and Proposal

The site forms part of the garden area serving an existing dwelling located at the western end of Excelsior Close. The land slopes upwards from east to west and is bounded on all sides by existing residential development comprising a mixture of terraced and detached properties.

The proposal is for four detached dwellings with access of Excelsior Close. It constitutes an amendment to a previously permitted scheme, also for four dwellings.

Relevant Planning History

The original scheme was permitted at Planning Committee in August 2004 (04/01044) for four dwellings with a similar individual siting. Permission had previously been granted in 2001 for two detached dwellings (01/01251).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H2
Sequential Approach to housing land

	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

H9 
Density of Housing Developments

BE4 
Landscaping

T16 
Maximum Parking Allowances

NE15
Development in Wildlife Corridors

EP9 
Development on potentially unstable land


Publicity/ Representations:

The application was publicised with a site notice and neighbour notification letters. 8 letters of objection have been received.

Summary of points raised:

· Concern over potential overlooking

· Excelsior Close is unadopted. Neighbours will therefore have responsibility for maintaining the access to the new development.

· Highway safety concerns

· Concerns regarding drainage

· Local resources already stretched

· Will spoil views

· Risk of landslide/subsidence

· Concern over potential overshadowing

· Only green space left in immediate area

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.

‘The Parish Council raises no objections to this application, subject to materials used are matching properties on Excelsior Close, Broad Street and the surrounding area.’

Assessment of Proposal

Principle

The application site is located within a Primary Housing Area as defined within the Replacement UDP and as such the main policy consideration is H2. The policy supports proposals for new housing on previously developed land provided that no unacceptable environmental, amenity, traffic or other problems are created and the quality of the housing area is not harmed.

PPG3 recommends that Local Planning Authorities should make more efficient use of land that which should be done through a sequential approach to residential development. The government is committed to maximising the re-use of previously developed land in order to both promote regeneration and minimise the amount of greenfield land being taken for development. The definition of previously developed land includes the curtilages of development and as such this application falls within that definition due to it forming the curtilage of Oak Bank, Excelsior Close. The principle of this brownfield allocation was initially established through planning application no 04/01044.

Visual Amenity

Policy BE1 states that development proposals should make a positive contribution to the quality of the existing environment. Some of the objectors have voiced concerns over the proposed use of materials, the impact on views and the loss of green space. As described above, the brownfield nature of the site has already been established, which would mean that the onus is on the developer to provide good quality buildings which represent a positive addition to the neighbourhood. The applicant proposes to use natural materials, according to the amended plans and supporting statement and this can also be conditioned in. It may be possible to accept artificial blue slate for the roof, providing a good quality slate is used.

Whilst in terms of size there is an additional floor to the dwellings this is achieved mainly by a more efficient use of the landscape, creating split-level buildings. The area surrounding the application site is characterised by a mix of dwelling types including detached, semi detached and terraced houses. The existing house which would form part of the group has recently been extended and is a large house. Overall it is considered that the amended house designs would contribute to the visual quality and character of the housing area.

Density

PPG3 states that Local Planning Authorities should avoid the inefficient use of land and in order to do this developments should be between 30 and 50 dwellings per hectare. This is supported by policy H9 of the UDP. The site is approximately 0.3 hectares in size and under the requirements of PPG3 the number of dwellings proposed should be a minimum of 9. However, it was established in application no 04/01044 that the circumstances of the site justify an exception in this case. 

Residential Amenity

There have been concerns expressed about potential overlooking and overshadowing. However the layout and design of the buildings are such that the minimum distance guidelines given in Annex 2 of the UDP are all met. It is not considered that any of the new dwellings will have an overbearing effect on existing dwellings and they relate well to each other as a group. There will not be any significant loss of private amenity space. The proposal would comply with policy BE2 in this context.

Highway Considerations
The site is served off an existing cul-de-sac that already serves a number of existing houses. There has been some concern over the access rights as the cu-de-sac has not yet been adopted, although it is planned to be in the near future. The issue of access via the private road, however, would not be a material planning consideration and would normally be expected to be resolved privately.

The internal access road is considered to be adequate subject to its construction details. Parking facilities would satisfy the maximum requirements of policy T16.

Wildlife Corridor

Policy NE15 seeks to retain the integrity of wildlife corridors. Due to the lower density of the proposed development each dwelling will retain a relatively large curtilage and as such it is not considered that it will have a detrimental impact on the value and integrity of the wildlife corridor.

Land Stability
With regard to the concerns raised about land stability. Policy EP9 states that a land stability report is required for sites which are potentially unstable, identifying any relevant measures required to overcome potential problems. The applicant has submitted a detailed site investigation carried out by a civil engineer. The report suggests that while remedial work will be required it would not preclude the building of these dwellings. Further analysis of the site investigation would occur at Building Regulations stage where any problems of potential subsidence would be fully addressed. A condition will be added to ensure the appropriate remediation measures are taken.

Drainage

The objectors’ concerns regarding drainage are noted and a condition will be included in order that a scheme of drainage can be properly assessed, although again this is picked up within Building Regulations.

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: 15 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:  392257

or

Roger Lee (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.
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.
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.
5.
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.
6.
No dwellings shall be occupied until the parking/turning facilities shown on the permitted plans for that dwelling have been constructed, surfaced and sealed and sealed and made available for the occupiers of that dwelling. These facilities shall thereafter be retained.
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.
This permission shall relate to the application as amended by the plan 'A' received by the Local Planning Authority on 19.07.06
9.
The attic room window in the south elevation to House number one of the dwellings 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 dwelling and shall be so retained thereafter.
10.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following the occupation of the development  or the completion of the development, whichever is the sooner;  and shall be so retained thereafter, unless any trees or plants within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased. These shall be replaced in the next planting season with others of similar size and species, (unless otherwise agreed in writing by the Local Planning Authority) and these replacements shall be so retained thereafter.
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:
06/01563/HSE

Ward:
 Luddendenfoot



  Area Team:
 Householder & Trees Team


Proposal:
Demolition of existing extensions and replacement with new extensions, part single storey, part two storey.
Location:
10 The Stubb  Mytholmroyd  Hebden Bridge  West Yorkshire  HX7 5AP
Applicant:
Mr S Tynan
c/o Pryce Jones Associates  Simm Carr Lane  Shibden  HALIFAX
HX3 7UL
Recommendation:
Permit
Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


Yes Objections
Representations:
 
  
 
       
Yes
Consultations:
Hebden Royd Town Council 
Environmental Health Services - Pollution Section 
Environment Agency 
Description of Site and Proposal

Little Stubb is a large early 17th century Grade II listed house that is in multiple occupation.  Number 10 is a small unit to the north of the property.  The original window openings would have had mullions but these have been replaced with modern style windows.  There is a 1970’s style flat roof extension on the north elevation with a glazed porch addition on the west elevation.

The proposal is to demolish the existing flat roof extension and glazed porch and replace these with a single storey pitched roof extension on the north elevation and a two storey lean-to extension on the west elevation.  The modern style openings will be replaced with mullion windows and the modern internal staircase will be removed from the living room to create more space, with a new staircase constructed in the two storey extension.  The existing living room window will be enlarged to allow more light into the room.  The two applications to be considered are for planning permission (06/01563/HSE) and Listed Building Consent (06/01564/LBC).

The applications are referred to Committee following a request from Councillor Brown.

Relevant Planning History

There have been two previous applications in 2006 for both planning permission and listed building consent for a two storey extension, all subsequently withdrawn.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	S3
Urban and Rural Renaissance

S4
Urban and Rural Design

P2
Green Belts

N3
Landscape Character



	PPG No
	2
Green Belt

15
Planning and the Historic Environment



	UDP Designation
	Green Belt

Special Landscape Area



	UDP Policies
	NE2
Extensions and Alterations to dwellings in 
the Green Belt

BE1 
General Design Criteria

BE2 
Privacy, Daylighting and Amenity Space

BE16 
Alteration and Extension of Listed 
Buildings

BE17
Setting of a Listed Building


Publicity/ Representations:

1 letter on behalf of neighbouring property 4-6 Great Stubb and a letter from Councillor  Brown.

Summary of points raised:

· Concerns that the single storey extension would have an overbearing effect to a primary window

· Detracts from the style of the listed building 

Councillor Comments

· The site is an important listed hamlet unchanged for hundreds of years and set in the Green Belt

· Detrimental effect to neighbouring properties due to size

· The site has a lot of local history

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.

Hebden Royd Town Council  considered the proposal and recommended refusal as they felt it would have an overbearing effect on 2 The Stubb reducing the daylighting to the property and they thought that the attempt to attain the minimum distance would result in an incongruous appendage to the listed building.

Assessment of Proposal

Principle

Policy NE2 allows limited extension to existing dwellings where there would be no adverse effect on character/visual amenity/openness of Green Belt, it would not be disproportionate to the original building and it would not harm other interests such as setting of listed buildings/conservation areas etc.

Although the site is situated within the Green Belt the proposal would be replacing buildings that are existing and therefore the openness of the Green Belt would not be affected.  The proposal would involve an approximate 65% volume increase which would normally not be acceptable within the Green Belt.  However, the dwelling is a very small property where the effect of a 65% increase would not be significant.  The proposal would not harm the setting of the listed building as it would replace an unsightly flat roof extension and a glazed porch that is in a poor state of repair.  Given the above it is felt that the proposal would comply with policy NE2.

Residential Amenity

Policy BE2 states that development should not significantly affect the privacy, daylighting or amenity space of existing and prospective residents and other occupants.  Annex A sets out guidelines to help assess whether such impacts arise.
There would be no overlooking privacy/daylighting issues north or west of the proposal due to existing screening and positioning of neighbouring properties.

East of the proposal is 2 The Stubb which have windows facing the proposal that would only be 3 metres from the single storey extension.  However, this distance would be no worse than what exists with the flat roof extension that is currently there.  The proposed 2 storey extension would be 9 metres away from number 2’s first floor bedroom window which would comply with policy.  

South-east of the proposal is 4/6 The Stubb.  The occupants argue that they have primary 

windows that would be affected by the single storey extension. Again the existing extension is very close to the windows in question.  The increase in height will be the pitch of the roof that will be an additional 0.6 metres.  This would not be considered a significant increase and as such the proposal would not make the situation significantly worse.

Given the above the proposal would comply with policy BE2.

Visual Amenity

Policy BE1 states that development should contribute positively to the quality of the local environment or at very least, maintain that quality. 

The proposed development would comprise of matching materials.  The replacement windows will improve the visual appearance of the property by replacing mullions that would once have been there, thus returning some of the character back to the property.  The demolition of the flat roof extension and replacing this with an extension that has windows that will match in with the original property, will improve the visual appearance of the property.  The alteration of the living room window will also be of a mullion design.  Concerns were raised by the Town Council and number 4/6 that the addition of these extensions would detract from the style of the listed building and would give an incongruous appearance.  Although the additions will alter the appearance of the building, thought has been given to the design to use features that will reflect the existing building as far as possible and would definitely be an improvement to what exists.  The extensions are required to provide modern day living standards to what is a dwelling of modest proportions.

Policy NE11 states that development adversely affecting landscape quality will not be permitted. Special attention shall be paid to conserving/enhancing the visual quality of the area and to minimising the environmental impact of development.

As stated above the proposal would involve the demolition of an unsightly flat roof extension, which is not appropriate on a listed building, and of the glazed porch, which is in a poor state of repair.  The proposal falls well within the domestic curtilage and within an established garden.  The materials to be used would be sympathetic with the area and building.  Given this the proposal would not affect the Special Landscape and would comply with policy NE11.

Conservation Issues

Within policies BE16 and BE17, proposals involving any alteration or extension of Listed Buildings will only be permitted where it does not have an adverse effect on the architectural and historic character or appearance of the building or its setting; and it respects the individual details of the building including the form, design, scale, methods of construction and materials, as well as internal features which contribute to the character of the listed building.  PPG15 refers to the need to take account of the importance of the building, its physical features and its setting and contribution to the local scene.

The proposal will involve a single storey extension to the north elevation and two storey extension to the west.  The materials will match the existing property and mullions are to replace the unsympathetic modern style windows that are currently in place.  No features of any historical importance will be altered and a modern staircase is to be removed from the living area to create more space to what is currently a modest dwelling.  The decayed timber gutters and cast iron downpipes are to be replaced with new timber and cast iron gutters and cast iron downpipes to match the existing.  The new windows will be timber framed and painted to match the rest of the property.  Although larger than the existing extension and although there have been concerns that the proposal would have a detrimental effect on the listed on the listed building, it is felt that the proposal would improve the look of the property by removing two totally out of character extensions and replacing them with a more sympathetic extension.  The proposal would at the very least be no worse than what exists.  Given this it is felt that the proposal would comply with policies BE16 and BE17, and to the advice in PPG15.

CONCLUSION

The proposals are considered acceptable subject to the conditions specified. The recommendation to grant planning permission (06/01563) and listed building consent (06/01564) has been made because the development is in accordance with the policies and proposals in the Adopted Replacement 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, and because the proposals would respect the character and setting of the listed building. 

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 20 September 2006
Further Information
Should you have any queries in respect of this application report, please contact in the first instance:-

Gillian Boulton (Case Officer) on Tel No:  392243 or Roger Lee  (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.
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 East elevation without the prior written permission of the Local Planning Authority.

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.
The development shall not begin until details and/or samples of the roofing material which shall be of natural stone slates to match the existing building in colour, texture and coursing 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.

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.
The development hereby permitted shall not begin until details of all gutters, downpipes and all other external plumbing have been submitted to and approved in writing by the Local Planning Authority;  the use of plastic or similar materials for such items will not be acceptable.  These items shall then be provided in accordance with the approved details and so retained thereafter.

7.
The windows and doors shall be timber framed and painted to match the existing property and so retained thereafter.

SEE SITE LOCATION MAP ON WEB PAGE

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

Time Not Before:
18.00 - 05

Application No:
06/01564/LBC

Ward:
 Luddendenfoot



  Area Team:
 Householder & Trees Team


Proposal:

Demolition of existing extensions and replacement with new extension, part single storey, part two storey together with removal of existing staircase, alteration to existing window and two new roof lights (Listed Building Consent)

Location:

10 The Stubb  Mytholmroyd  Hebden Bridge  West Yorkshire  HX7 5AP

Applicant:

Mr S Tynan

c/o Pryce Jones Associates  Simm Carr Lane  Shibden   HALIFAX

HX3 7UL

Recommendation:
Grant Listed Building Consent

Head of Engineering Services Request:

  

Departure:





No

Parish Council Representations:


Yes Objections

Representations:
 
  
 
       
Yes

Consultations:

Building Consultancy 

Hebden Royd Town Council 

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.
The development shall not begin until details and/or samples of the roofing material which shall be of natural stone slates to match the existing building in colour, texture and coursing have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.

4.
Notwithstanding any details shown on the permitted plans, the heads, cills and jambs of windows and doors shall be constructed using the same stone as that approved for the facings of the development hereby permitted, unless otherwise agreed in writing by the Local Planning Authority and shall be so retained thereafter.

5.
The windows and doors shall be timber framed and painted to match the existing property and so retained thereafter.

6.
The development hereby permitted shall not begin until details of all gutters, downpipes and all other external plumbing have been submitted to and approved in writing by the Local Planning Authority;  the use of plastic or similar materials for such items will not be acceptable.  These items shall then be provided in accordance with the approved details and so retained thereafter.

SEE SITE LOCATION MAP ON WEB PAGE

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

Time Not Before:
18.30 - 01

Application No:
06/01006/FUL

Ward:
 Greetland And Stainland



  Area Team:
 Lower Calder


Proposal:

Demolish existing polytunnel and erect stables and office, canteen, washrooms and reception.

Location:

Lee Hill Equestrian Centre  Swan Lane  Outlane  Huddersfield  West Yorkshire

HD3 3YH

Applicant:

Mr R Calvin

c/o Robert Calvin Ltd  15 Westgate  HUDDERSFIELD  HD1 1NP

Recommendation:
Permit

Head of Engineering Services Request:

  

Departure:





Yes

Parish Council Representations:


N/A

Representations:
 
  
 
       
Yes

Consultations:

Engineering Services - Network Section 

Environmental Health Services - Pollution Section 

Environment Agency 

Group Engineer (Environment) Projects Team 

Description of Site and Proposal

The site forms part of an equestrian centre in the Green Belt just outside Outlane. It is bounded to the north and east by open countryside whilst to the west there are a number of residential properties. The centre contains a residential dwelling, two riding arenas, stables, parking and the polytunnel, which is used as an extended tack room. The polytunnel is well hidden from Swan Lane, to which it is adjacent, by a retaining wall and trees.

The proposal is to replace the polytunnel with a stables building, including office, canteen, washrooms and reception.

Relevant Planning History

In 2002 the original change of use was permitted from a garden centre to equestrian centre (02/00401/COU). Also in 2002 permission was granted for 12 stables and an exercise arena (02/01280/FUL). In 2003 a further arena was permitted retrospectively (03/00948/FUL). Also in 2003 permission was granted for change of use of part of stables to form a tack room and ancillary sales area (03/02073/COU). In 2004 permission was refused for an extension of the tack room, new stables and lighting for the arena, on the grounds of design and that the lighting would be inappropriate (04/00653/FUL). 

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	P2
Green Belts

	PPG No
	2
Green Belts



	UDP Designation
	Green Belt

Wildlife Corridor



	UDP Policies
	NE1
Development within the Green Belt

BE1
General Design Criteria


Publicity/Representations

The application was publicised with a site and press notice and neighbour notifications. 9 letters of objection have been received.
Summary of points raised:

· Concern about access to objector’s property – shared access during and after works

· Neighbouring property will be devalued.

· Increased traffic on rural lane

· Drainage problems & waste disposal

· Concern over proposed building materials

· Inappropriate development for Green Belt

· Part of the building will be above the trees which currently screen the polytunnel – will these trees remain?

· Privacy will be harmed

· Not clear about opening times

· Detrimental visual impact on area

Assessment of Proposal

Principle

According to policy NE1 of the Calderdale Unitary Development Plan, essential facilities for outdoor sport and recreation are considered to be appropriate developments within the Green Belt. Insofar as the proposed development would contribute to the economic viability of the equestrian centre it can be considered an essential facility and is therefore acceptable in principle, subject to compliance with all relevant policies.

Policy NE1 is also concerned with the openness of the Green Belt. As a facility which is ancillary to outdoor recreation, the proposal can be seen to contribute to the protection of openness. 

In terms of its siting, the structure would be well situated to minimise any impact on openness the building might have. Whilst it would be adjacent to the road there are existing trees which would provide good screening and these are to remain. There has been an objection to the proposal on the grounds that the proposed building would be higher than the existing polytunnel and would therefore be visible above the trees. The plan shows that the ridge of the building would be 1m higher than the apex of the polytunnel. The new structure may well be visible through the tops of the trees but this would not be prominent and an appropriate use of materials would help the structure blend in. It is considered that the proposal would comply with policy NE1 in terms of the openness of the Green Belt.

Visual Amenity

Objections have been received relating to the proposed use of materials and the effect of the proposal on the visual amenity of the area. Policies BE1 and NE1 state that materials should respect or enhance the established character of the area and should not detract from the visual amenity of the Green Belt. Initially the scheme proposed a use of block and render with slate tiles to match the stables previously permitted. It is considered however that the siting of the new stables should be viewed in terms of their relationship to the adjacent road rather than with the existing stables which are at a different level and would not have a direct visual connection. 

It is also considered that the use of dark coloured corrugated roof sheets would be more appropriate to the function of the building and would help it to blend in with its surroundings. Also timber cladding is to be conditioned to the upper half of the walls to minimise the bland effect of block and render. 

Residential Amenity

Objections received on the grounds of residential amenity refer to problems of waste, privacy and opening times. The development would represent an intensification of the current use, upon which there are no current restrictions to opening hours. A previous application for lighting was refused, however which will restrict evening use of the facility. The Head of Environmental Health has suggested conditions relating to waste removal and potential noise and smell pollution.

In terms of its effect on privacy, the intensification of use is not considered to be so substantial that it will make a significant difference to the existing situation.  The extant ménages are not sited in such a way that there is a significant intrusion into the privacy of neighbouring gardens. The offices and related facilities do not in themselves overlook any third party gardens or property.

Highway Considerations

Concerns have been raised by the problems created by increased traffic associated with the proposed development. The Head of Engineering Services has considered this issue and has no objection on highway safety grounds.

Drainage

The Head of Engineering Services has requested conditions relating to any proposed scheme of drainage. As concerns have been raised by objectors in this respect, these conditions will be added.

Other Issues

The remaining issues raised by objectors in relation to the value of neighbouring properties and shared access rights are not material planning considerations. It would not be appropriate therefore to address those issues here.

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: 18 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: 392257

 or 

Roger Lee (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.
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. The use of timber cladding shall extend across the whole building and cover at least the upper half of all walls and gables. Before the development hereby permitted is first brought into use, the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
The development shall not begin until 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.
4.
Unless otherwise agreed in writing by the Local Planning Authority the existing trees along the boundary of the site shall be retained without alteration.
5.
Before the use of the premises hereby permitted begins, details of the means of suppressing and directing smells from the premises, including details of the fans in terms of location and sound power level or sound pressure at a given distance, the height, position, design of and materials used in any external chimney or extraction vent, shall be submitted to and approved in writing by the Local Planning Authority.  The details so approved shall then be implemented in full before the use first commences and shall be so retained thereafter.
6.
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.
7.
No surface water shall be connected to a public combined sewer either directly or indirectly without the written approval of the Local Planning Authority. Surface water and foul water drainage shall be separated on site and shall be inter-connected in a chamber at the site boundary before discharge to combined sewer/drain unless otherwise agreed in writing by the Local Planning Authority.
SEE SITE LOCATION MAP ON WEB PAGE

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

Time Not Before:
18.30 - 02
Application No:
06/01567/FUL

Ward:
 Calder



  Area Team:
 Upper Calder


Proposal:
Construction of 3 houses following demolition of the existing workshop.
Location:
Workshop Adj.  2 Unity Street  Hebden Bridge  West Yorkshire  
Applicant:
Mr P Sunderland & D Harrison
c/o Walker And Kershaw  Windle Royd Cottage  Windle Royd Lane  HALIFAX 
HX2 7LY
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 
West Yorkshire Archaeology Service 
Hebden Royd Town Council 
Group Engineer (Environment) Projects Team 
Description of Site and Proposal

The site is located on land at the junction of Lees Road and Unity Street and is currently occupied by an industrial building constructed of brick, render and tin sheeting. It is bounded on three sides by existing residential development (terraced properties) whilst to the north is a domestic garden area. The building, which was constructed in the late 19th century/early 20th century is at present used as a workshop and was previously used as a chapel.

The proposal seeks planning permission for the demolition of the building and the construction of three residential properties. The application is accompanied by a separate conservation area consent application which is also before this meeting (App No 06/01568).
Relevant Planning History

A planning application for the erection of 3 dwellings on the site (App No 04/02164) was withdrawn in May 2005.
Planning permission for three dwellings and conservation area consent for the demolition of the building were refused in August 2005, on the basis that the proposals failed to preserve or enhance the character and appearance of the Conservation Area. A subsequent appeal was dismissed on 9th May 2006 although the appeal inspector concluded that demolition of the building should not be opposed in principle if a satisfactory redevelopment scheme was available (Application Nos 05/01240 and 04/02638).  

Key Policy Context:
	PPG No
	3
Housing

15
Planning and the Historic Environment



	UDP Designation
	Primary Housing Area

Conservation Area

Wildlife Corridor



	UDP Policies
	H2
Primary Housing Areas

H9
Density of housing developments

E5 
Safeguarding Employment Land and Buildings

BE1 
General Design Criteria

BE2
Privacy, Daylighting and Amenity Space

BE6 
The Design and Layout of Highways and 
Accesses

BE20 
Development within Conservation Areas

T16
Maximum Parking Allowances

EP8
Development of sites with potential 
contamination

NE15
Development in Wildlife Corridors


Publicity/ Representations:

The application was publicised with press and site notices as well as neighbour notification letters. 16 letters of objection have been received, including one from Councillor Taylor.
Summary of points raised:
Contributes to ambience & visual character of the conservation area

Loss of workshop and storage space, would result in loss of employment 

No room for manoeuvring or access for emergency services

Parking provision is inadequate

Traffic survey should be undertaken to measure current parking levels

Roofline of the building is not in keeping with existing houses

Proposal would loose distinctive shape on corner of Conservation Area. 

If development accepted, would like recognition of historical aspect and the building should be fully documented before demolition.

Building could be for community use

The application undermines Calderdale’s Tourism Strategy & historical capital

Councillor Comments

Building is of considerable local and historic interest and should not be demolished
Proposed dwellings out of keeping with local area in terms of size and scope.

Development would further exacerbate current traffic problems

May not meet guidelines for distance between dwellings

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.

Hebden Royd Parish Council comment as follows:

“Recommend refusal – concern re overlooking and rooflights on front elevation are out of keeping with properties in the existing terrace.”
Assessment of Proposal

Principle of Development 

The site is located within a Primary Housing Area as identified within the UDP and as such policy H2 is considered to be relevant. The policy supports proposals for new housing on previously developed land within these areas provided that no unacceptable environmental, amenity, traffic or other problems are created and the quality of the housing area is not harmed, and wherever possible, is enhanced.

PPG3 states that the Government is committed to promoting more sustainable patterns of development by, amongst other things, making more efficient use of land by maximising the re-use of previously developed land. Annex C of the guidance defines previously developed land as that which is or was occupied by a permanent structure and associated fixed surface infrastructure, and this site is by definition previously developed.

Density

PPG3 states that developments should make more efficient use of land and recommends density levels of between 30-50 dwellings per hectare, with higher levels in sustainable locations. This theme is picked up on in policy H9 of the UDP, which says that in appropriate locations, such as in or around town centres, density levels of at least 50 units pre hectare should be achieved. 

The application site is approximately 0.02 hectares in size and proposes 3 units. The density equates to 150 dwellings per hectare. Whilst this is a high density level, the site is within 150m of the town centre and therefore has good access to local facilities and public transport options, hence it is considered to be a sustainable location. In addition, the terraced style of development in keeping with the layout of the surroundings and therefore proposes similar density levels to those that already exist.  In these circumstances, resistance to the proposal on density grounds could not be sustained.

Employment Issues

Whilst the site is located within a Primary Housing Area it is currently in employment use. Policy E5 of the Calderdale Unitary Development Plan states that proposals that involve the loss of buildings currently in employment use will not be supported unless, amongst other things, it can be demonstrated that the proposal would not result in the loss of buildings for which there is either a local scarcity or insufficient alternatives available locally to ensure a continued choice and mix of site.

The applicant has submitted supporting information with regard the employment issue and comments that the building is at present mainly used by a builder for the storage of materials, one person uses a small area of the building for woodwork and crafts. Because of its shape limited size and physical limitations it is not favorable for industrial or commercial use. The location is one that large lorries would have difficulty in finding  and then maneuvering and parking, and there are no facilities for staff parking. 

It is considered that the building is not one that is suited for modern day industry. The Economic Development Manager does not object to the loss of the site from employment use.  The building is old and in poor condition, it is very inaccessible with almost no vehicle parking space within its curtilage, servicing has to be off residential streets, the building adjoins housing and it is not a site that would be attractive to new employment use if it were marketed. In summary, the loss of this employment site is considered to be acceptable. 

Residential Amenity

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

The site is bounded by residential development to the south, east and west. These properties are traditional terraced properties. In relation to the neighbouring properties on Unity Street, main (lounge) and secondary (bedroom) aspect windows are to be incorporated on the front elevation of the proposed dwellings with a distance of 9m achieved, whereas 21m is recommended in the annex to policy BE2. As such there is a significant shortfall. However, the context of the streetscene needs to be taken into account. The existing properties on Unity Street are terraced properties and the distance between the front elevations of these properties is the same as the application. As such it is not considered that a refusal could be justified on the grounds of a shortfall in policy BE2 guidelines.

To the east of the site are terraced properties fronting onto Lees Road with main aspect windows in the front elevation. No windows are proposed in the side elevation of the proposed dwellings and the distance between the elevations is approximately 8 metres. Again this represents a shortfall of 1 metre in policy BE2 guidelines. Due to the nature of the existing dwelling types in the area it is not considered that a refusal reason could be justified on this basis.

Materials, Design and Conservation

The site is located within the Hebden Bridge Conservation Area. Policy BE20 seeks to preserve or enhance the character or appearance of the Conservation Area.  Issues with regard to the demolition of the building are addressed in the accompanying conservation area application (06/01568). 

Policy BE1 states development should contribute positively to the local environment through high quality design which respects the established character in terms of appearance of existing buildings (scale, materials, design, landscaping), retain natural/built features and landscaping. 

As mentioned above, the planning inspector concluded that demolition should not be opposed in principle if a satisfactory redevelopment scheme was available. The proposed dwellings are considered to be acceptable and relate well to the street scene. 

The majority of buildings in the locality are of stone and slate construction and are traditional terraced properties with no front garden and no off-street parking. The design of the proposed dwellings incorporates 2 storey-terraced dwellings with roof lights to provide additional accommodation with the roof slope. The design of the proposed building is considered to be in keeping with the local area in terms of height, sloping roofline, repetitive rhythm of windows and doors on elevations providing continuity within the streetscene.  

it is considered that the inclusion of these dwellings will not be out of keeping with the character of the area. The proposed materials are natural stone and blue slate which are considered to be acceptable in relation to the character of the area.

The proposed redevelopment is generally considered to be sympathetic to the conservation area, subject to conditions 3 to 11.

Highways Considerations

Policy BE6 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 an adequate provision of car parking within the site.

Whilst the Head of Engineering Services has some reservations with respect to the absence of sufficient off street car parking, ( just one space is proposed) it is clear from the planning inspector’s comments that lack of parking in this location would not be sufficient grounds to refuse the application. As a result, the Head of Engineering Services has raised no objection to the proposal taking account also of the proximity to the town centre.   

Land Contamination
A land contamination report has been submitted with the application, which acknowledges that the building has in the past been used as an engineer’s workshop but due to the building having a concrete floor it is not possible to assess whether there is any contamination. The Head of Environmental Health has considered the proposal and recommends a condition for further investigation. 

Drainage Issues

The Head of Engineering Services has considered the proposal and raises no objection subject to conditions.  There are surface water sewers in the vicinity, it is considered that every effort should be made to give this development a surface water outfall. 

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: 18 September 2006
Further Information
Should you have any queries in respect of this application report, please contact in the first instance:-

Debbie Chew (Case Officer) on Tel No: 392224 

or 

Roger Lee (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.
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.
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 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 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.
5.
No demolition or development to take place within the area indicated until the applicant, or their agents or successors in title, has secured the implementation of a programme of archaeological and architectural recording. This recording must be carried out by an appropriately qualified and experienced archaeological/building recording consultant  or organisation, in accordance with a written scheme of investigation which has been submitted by the applicant and approved in writing by the Local Planning Authority
6.
Before the development begins details of the rooflights shall be submitted to and approved in writing by the Local Planning Authority.  The details so approved shall be implemented in full before each of the dwellings is occupied and shall be retained thereafter.
7.
The development hereby permitted shall not begin until details, showing the window frames inset from the face of the wall (recessed 100-150mm) in the manner traditional to the area, have been submitted to and approved in writing by the Local Planning Authority.  The development shall thereafter be carried out in accordance with the approved details and so retained thereafter.
8.
The development hereby permitted shall not begin until details of the materials, treatment, design and/or colour of the window and door frames have been submitted to and approved in writing by the Local Planning Authority. The window and doorframes shall then be installed in accordance with the approved details and so retained thereafter.
9.
Unless otherwise agreed in writing by the Local Planning Authority, all gutters, downpipes and other external plumbing shall be constructed of metal and finished in black, and shall be so retained thereafter.
10.
Unless otherwise agreed in writing, the development hereby permitted shall not begin until details of the doors are submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with the approved details and so retained thereafter.
11.
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.
12.
Unless otherwise agreed in writing by the Local Planning Authority, any retaining wall constructed of block shall be painted in a stone colour and shall thereafter be retained.
13.
Before the development begins, any existing drains, sewers or watercourses on the site shall be located, and a scheme for the prevention of damage to, and of ingress of debris to, the these systems during the construction period shall be submitted to and approved in writing by the Local Planning Authority. The scheme so approved shall then be implemented and maintained during the construction period.
14.
No surface water shall be connected to a public sewer either directly or indirectly without the written approval of the Local Planning Authority. Surface water and foul drainage shall be separated on site and 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), unless otherwise agreed in writing by the Local Planning Authority. 
15.
Prior to commencement of any works on site full details of the foul and surface water drainage for the development shall be submitted for written approval of the Local Planning Authority. The details so approved shall be implemented prior to the first occupation 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:
18.30 - 03
Application No:
06/01568/CAC

Ward:
 Calder



  Area Team:
 Upper Calder


Proposal:
Demolition of workshop.  (Conservation Area Consent)
Location:
Workshop Adj.  2 Unity Street  Hebden Bridge  West Yorkshire  
Applicant:
Mr P Sunderland  & D Harrison
c/o Walker And Kershaw  Windle Royd Cottage  Windle Royd Lane  HALIFAX 
HX2 7LY
Recommendation:
Grant Conservation Area Consent
Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Environment and Regeneration Group 
English Heritage 
West Yorkshire Archaeology Service 
Hebden Royd Town Council 
Description of Site and Proposal

The site is located on land at the junction of Lees Road and Unity Street and is currently occupied by an industrial building constructed of brick, render and tin sheeting. It is bounded on three sides by existing residential development (terraced properties) whilst to the north is a domestic garden area. The building, which was constructed in the late 19th century/early 20th century is at present used as a workshop and was previously used as a chapel.

The proposal seeks conservation area consent for the demolition of the building. The application is accompanied by a separate planning application for 3 dwellings which is also before this meeting (App No 06/01567).
Relevant Planning History

A planning application for the erection of 3 dwellings on the site (App No 04/02164) was withdrawn in May 2005.
Planning permission for three dwellings and conservation area consent for the demolition of the building were refused in August 2005, on the basis that the proposals failed to preserve or enhance the character and appearance of the Conservation Area. A subsequent appeal was dismissed on 9th May 2006 although the appeal inspector concluded that demolition of the building should not be opposed in principle if a satisfactory redevelopment scheme was available (Application Nos 05/01240 and 04/02638).  

Key Policy Context:
	PPG No
	15
Planning and the Historic Environment



	UDP Designation
	Primary Housing Area

Conservation Area

Wildlife Corridor



	UDP Policies
	BE21 
Demolition within a Conservation Area

BE27 
Archaeological Recording




Publicity/ Representations:

The application has been publicised with press and site notices as well as neighbour notification letters. 18 letters of objection have been received including one from Councillor Taylor.

Summary of points raised:

· Contributes to ambience & visual character of the conservation area

· Proposal would loose distinctive shape on corner of Conservation Area. 

· If development accepted, would like recognition of historical aspect and the building should be fully documented before demolition.

Councillor Comments

· Building is of considerable local and historic interest and should not be demolished

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.

Hebden Royd Parish Council comment as follows:

“Recommend refusal – members consider this to be a historic building worthy of preservation”
Assessment of Proposal

Principle of Development 

The site is located within the Hebden Bridge Conservation Area. Policy BE21 states that the demolition of an unlisted building within a conservation area will only be permitted where the structure makes no material contribution to the character and appearance of the area. This policy reflects the advice within PPG15. Policy BE27 seeks to ensure archaeological recording is carried out where identified as necessary prior to demolition. 

The site is currently occupied by a ‘tin tabernacle’ a brick and render construction on the elevations and a corrugated tin roof. Windows on the rear elevation have been blocked up with concrete block work. Considerable alterations have been made to the building over the years including the external wall facing onto Lees Road having been demolished and the building extended in that direction and the re-cladding of parts of the building in modern materials. 

Whilst the existing building is undoubtedly of some historical interest, it is not a listed building, and a request for its listing has previously been rejected. The Inspector presiding over the recent appeal considered that the building detracts from the character and appearance of the conservation area. The inspector stated: 

'It is a simple but undistinguished building which has lost any internal fittings or features that could have enhanced its importance.  Furthermore the building has been extended, altered and repaired in ways that are unsympathetic to its original design and its surroundings.  This is especially apparent at the back which is visible from the higher vantage point in Lees Road.... the building detracts from the character and appearance of the conservation area...'

The Conservation Officer has also considered the application and does not object to the demolition noting that it is of some historic interest but is not listed. The proposed redevelopment is generally considered to be sympathetic to the conservation area and this addresses the point made by the Inspector that the building could be demolished provided that there was a satisfactory redevelopment scheme available

The West Yorkshire Archaeology Advisory Service state that the building is of regional architectural interest. Given the recent appeal decision, the WYAAS recommend that the structure be subject to an appropriate level of archaeological and architectural recording prior to demolition and a condition is included to this effect. 

CONCLUSION
The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant conservation area consent 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: 18 September 2006
Further Information

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

Debbie Chew
(Case Officer) on Tel No:  392224

or

Roger Lee
 
(Senior Officer) on Tel No:  392241
Conditions 
1.
Work shall not commence on the demolition of the existing building until a contract has been signed, exchanged and completed (and a copy of which shall be produced to, and if required, by the Local Planning Authority, within one working day of its written request so to do) for the carrying out of the redevelopment of the site permitted under Planning Application Reference Number 06/01567/FUL and dated ('date of decision') and works for that redevelopment are about to begin.
2.
The rubble created by the demolition of the building shall be stored in a tidy manner on the site and shall be removed within 2 months of the date of the commencement of the demolition unless otherwise agreed in writing by the Local planning Authority.
3.
No demolition or development to take place within the area indicated until the applicant, or their agents or successors in title, has secured the implementation of a programme of archaeological and architectural recording. This recording must be carried out by an appropriately qualified and experienced archaeological/building recording consultant or organisation, in accordance with a written scheme of investigation which has been submitted by the applicant and approved in writing by the Local Planning Authority.
SEE SITE LOCATION MAP ON WEB PAGE

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

Time Not Before:
18.30 - 04
Application No:
06/01711/OUT

Ward:
 Ovenden



  Area Team:
 Upper Calder


Proposal:
Stepped terrace of four private houses  (Outline)
Location:
Land Adjoining High Ridge  Denfield Lane  Halifax  West Yorkshire  
Applicant:
Mr & Mrs C Cockrell
c/o Nuttall Yarwood & Partners Ltd  FAO K Brassington  120 Main Street  Burley-In-Wharfedale
ILKLEY
LS29 7JX
Recommendation:
Refuse
Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Environmental Health Services - Pollution Section 
Engineering Services - Network Section 
Recreation, Sport And Streetscene – Forestry Officer 
Group Engineer (Environment) Projects Team 
Description of Site and Proposal

The site is located off Denfield Lane and is a steeply sloping small field.  There are trees on the site and in particular one covered by a TPO adjacent to the southern boundary of the site.  The site slopes downwards to the south away from Denfield Lane which itself is relatively steep.  Glen Mount Close runs along the southern boundary of the site and provides access for residential properties. There are also residential properties to the east and north of the site.  Amongst the existing residential properties there is mixture of styles and no uniform character.

The application is a resubmission of an application that was refused earlier this year. No alterations have been made to the proposal since it was refused.

The proposal is in outline and is for 4 dwellings with siting and access submitted for consideration at this stage.  The properties are stepped down the hillside accessed by individual driveways form Denfield Lane.  The design of the properties is not for consideration, but the indicative plans show modern cube shaped sustainable properties with flat roof garden areas.  

The application is referred to Committee at the request of Councillor Bryan Smith.
Relevant Planning History

Outline planning permission (00/01671) was granted by Planning Committee in October 2001 for residential use of the site.  A revised outline application in March 2003 (02/01301) was also granted by Planning Committee.  

In May 2006 an application (06/00289) to renew the above permission was refused for the following reason:

“The proposal fails to meet the criteria for residential development as set out in Planning Policy Guidance Note No.3, as it represents greenfield development that would contribute to the excess supply of housing land within the Borough.  There are sufficient extant residential planning permissions, housing allocations and a good supply of alternative brownfield sites available to meet local housing needs and in the opinion of the Local Planning Authority there is no need to release this site for residential development at this time.”

	Key Policy Context:



	PPG No
	3 Housing



	UDP Designation


	Primary Housing Area

Wildlife Corridor



	UDP Policies


	GH2
Provision of additional dwellings

H2
Primary Housing Areas 

H8
Non-allocated sites

H9
Density of Housing Developments 

BE1
General Design Criteria 

BE6
The design and layout of Highways and Accesses 

NE15: Development in wildlife corridors 

NE23: Trees and Development Sites


Publicity/ Representations:

The application has been publicised with sites notices and neighbour notification letters.  One letter of objection has been received.

Summary of points raised:

· The height, layout and materials do not fit with the character of the area.


· The density of the development would be out of keeping with the surrounding properties.

· The accesses would be onto a particularly hazardous part of Denfield Lane.

· Object to any drainage from the new houses going through the Glen Mount Close estate and the use of a sewage treatment plant.


· The development should not affect the preserved tree.

· This is a greenfield site there are brownfield sites that should be built on before this. 

· The site has lain fallow for at least 30 years and has become a habitat for a variety of birds, bats and wildlife.



Assessment of Proposal

Principle of development

As the site is within a Primary Housing Area, policy H2 is the starting point for assessing the principle of development.  The policy makes it clear that proposals for new housing on previously developed land will be permitted provided that there are no conflicts with other relevant policy areas.

PPG3 states that local planning authorities should review thoroughly all applications to renew permissions, particularly by comparison with available previously-developed sites.  Existing planning permissions that no longer meet the requirements of current policy guidance need not be renewed. 

Outline planning permission was granted on the site in March 2003.  The site is within the Primary Housing Area but not specifically allocated for development.  The previous permission was approved post-PPG3 although the site was assessed as being a greenfield windfall site and at the time that the level of housing supply was not such a critical issue.

However the Replacement Unitary Development Plan and the background documents for its drafting have highlighted the level of over supply of housing in the area.  The Report of the Inquiry into the Revised Draft Replacement Calderdale Unitary Development Plan states that the “level of housing supply [including completions, commitments and windfalls] in Calderdale is currently far in excess of RSS figures” (Paragraph 5.69.11).  The over supply is increasing and in order to control this Policy GH2Aii has been added to the adopted plan which requires the production of Supplementary Planning Documents (SPD) to enable the refusal of planning permission, for housing developments which might otherwise be acceptable . . . when the forecast net increase in housing stock for the following five years exceeds the prevailing RSS required annual average for that period.

There has also been an appeal decision relating to a site in Southowram (Ref. 05/00286).  The appeal was dismissed in 2006 on the basis that it was a greenfield site and there was an oversupply of housing land in the area.

Policy H8 of the replacement UDP relates to non-allocated sites such as this but states “Proposals for residential development on unallocated greenfield land will not be permitted”.  This provides clear direction regarding the acceptability of the proposal in relation to the Unitary Development Plan.  

It is acknowledged that the previous approval had been taken into consideration in the calculation of the housing supply and SPD has not yet been produced.  However, the fact that this is a greenfield windfall site, there is at present an oversupply of housing within Calderdale and the requirement of PPG3 to manage the supply through the reassessment of renewal applications is considered sufficient to refuse this application.  

The history of the site in relation to the previous approvals is a material consideration however the policy basis both at national and local level clearly provides a basis to refuse this application.  There are no other material considerations that would outweigh this conclusion.

Highway Considerations

Policy BE6 requires the design and layout of highways and accesses to ensure the safe and free-flow of traffic (in the interests of highway safety) and to provide an attractive environment that respects the local character of the area.

The proposal includes 3 new driveways from Denfield Lane to serve 4 dwellings. Due to the slope of the site cutting and filling may have to take place to accommodate the parking areas.

The Head of Engineering Services has considered the application and is satisfied with the proposal subject to conditions.

Layout and Siting
Policy BE1 of the Revised Calderdale UDP seeks to ensure that development proposals respect the established character of their surroundings in terms of scale, height, density, form, massing, siting, design, materials, boundary treatment and landscaping.  The only issues for consideration at this stage are the density and siting

The site is 0.4ha, the development of 4 dwelling would result in a density of 36 dwellings per hectare, which is in line with the requirements of Policy H9 and PPG3.

The dwelling would be sited in a line roughly parallel to Denfield Lane stepping down the hillside.  This orientation is considered acceptable and relates well to the existing pattern of development in the wider area.

Policy BE2 of the UDP states that proposals should not significantly affect the privacy, daylighting and private amenity space of adjacent residents or other occupants. 

There is no indication of final window openings on the plan and design and external appearance are not being considered at this stage. Therefore, space about dwellings issues cannot be considered fully as yet although it is considered that the site is of sufficient size that the recommended distances between proposed and existing properties can be met.

Trees
Policy NE23 requires proposals to ensure through the layout of the development that properties will not be subject to shade cast and that retained trees within development sites to be protected during the construction works.

The majority of the site is clear of trees but there are some trees to the north and west of the site and a row of trees to the south of the site, one of which is covered by a Tree Preservation Order.  The proposed position of house 4 is on the edge of the canopy spread of the tree with the parking spaces underneath it.  The Head of Recreation, Sport and Streetscene has raised no objection to the proposal subject to conditions to protect the tree during construction works.

Drainage
The application states that surface water would be disposed of to the mains and foul water to a sewage treatment plant.  Both Engineering Services and Environmental Health have expressed concern about the sewage treatment plant, with Environmental Health questioning whether there is sufficient space within the site to accommodate the plant, and the possibility of leachate from the plant reaching the gardens below the site due to the topography.

Conditions relating to the foul and surface water drainage including a flood risk assessment to deal specifically with the surface water pathways would need to be provided if the application is approved.

Wildlife Corridor
Within identified Wildlife Corridors Policy NE15 seeks to prevent development that would damage the physical continuity of the corridor, impair the function of the corridor by restricting movement along it or harm the nature consideration value of the corridor.

Although there is likely to be a variety of flora and fauna on the site the wildlife corridor itself covers both the fields on the opposite side of the lane and the existing residential areas.  Therefore the proposal would not disrupt the continuity of the corridor or impair its function.

CONCLUSION

The proposal is not considered to be acceptable.  The recommendation to refuse has been made having regard to PPG3, Policy H8 of the Replacement Calderdale Unitary Development Plan and to all other relevant material considerations.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 18 September 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

Roger Lee
(Senior Officer) on Tel No: 392241
Reasons 
1.
The proposal fails to meet the criteria for residential development as set out in Planning Policy Guidance Note No.3.  The site represents a 'greenfield windfall' development which would be contrary to Policy H8 of the Unitary Development Plan. It would contribute to the excess supply of housing land that currently exists within the Borough and would also be contrary to Policies GH2 and H2 of the Unitary Development Plan as well as the requirements of Regional Planning Guidance 12.  There are sufficient extant residential planning permissions, housing allocations and a good supply of alternative brownfield sites available to meet local housing needs and in the opinion of the Local Planning Authority there is no need to release this site for residential development at this time.
SEE SITE LOCATION MAP ON WEB PAGE

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

Time Not Before:
19.00 - 01
Application No:
06/01165/FUL

Ward:
 Warley



  Area Team:
 Upper Calder


Proposal:
Proposed demolition of existing house and construction of 11 new dwellings.
Location:
Windle Royd Farm  Windle Royd Lane  Halifax  West Yorkshire  HX2 7LY
Applicant:
Tryways Properties Ltd
c/o Pickles Architects  16A Church Lane  BRIGHOUSE   HD6 1AT
Recommendation:
Refuse
Head of Engineering Services Request:

 + 
Departure:





No
Parish Council Representations:


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

The site is located at the eastern edge of the Warley Conservation Area and approximately 0.5 kilometres away from the main area of the village.  It is situated on Windle Royd Lane and is the northern most of four detached dwellings that are on the west side of the lane leading up from the main A646 road.  The site extends to an area of just over 0.4 hectares and accommodates a large detached dwelling and detached garage along with gardens and hardstanding areas.

The proposal is to demolish the existing buildings and to re-develop the site with the construction of 11 dwellings formed in two separate terraces around an internal estate road.

Relevant Planning History

An outline application for residential development was submitted in 1983 and was refused on the grounds of conflict with Green Belt policy, undesirable ribbon development and affect on trees. (Application No 83/03118).

An application for conservation area consent for the demolition of the existing buildings is currently under consideration (Application No 06/01166).

Key Policy Context:

	Regional Spatial Strategy                  

for Yorkshire and the Humber
	H1
Distribution of additional housing

S4
Urban and rural design

N2
Historic and cultural resources



	PPG No
	3 
Housing

15
Planning and the Historic Environment



	Replacement UDP Designation
	Primary Housing Area

Conservation Area

Wildlife Corridor



	UDP Policies
	H2
Primary Housing Areas

H9
Density of housing developments

BE1
General design criteria

BE2   
Privacy, daylighting and amenity space

BE5
Safety and security considerations

BE6
Design and layout of highways and 
accesses

BE20
Development within Conservation Areas

CF1
Co-ordination of schools and housing

T16 
Maximum parking allowances

NE23
Trees and development sites


Publicity/ Representations:

The application has been publicised by means of site and press notices and by neighbour notification letters. 14 letters of objection have been received.

Summary of points raised:

· Three storey houses would be out of character with the rural setting

· Development would cause chaos through extra traffic on a narrow lane

· Poor visibility onto the lane

· Would set a precedence for similar developments

· There should be part time traffic signals at the main road junction irrespective of any development

· Design is unsuited to the nature of this rural area

· Impact on local wildlife and no ecological survey has been undertaken

· Building on Green Belt land should not be allowed

· Would lead to drainage problems

· Further housing is not needed

· Loss of trees

· Site is within a Conservation Area and development would neither preserve or enhance it

· Conflict with PPG3

Assessment of Proposal

Principle

The site lies within a Primary Housing Area in the Replacement Unitary Development Plan, with policy H2 advising that proposals on previously developed land will be permitted provided that no unacceptable environmental, amenity, traffic or other problems are created and the quality of the housing area is not harmed.  Given that the site accommodates a detached dwelling and detached garage together with ancillary domestic curtilage, it is defined as previously developed land having regard to the definitions set out in PPG3.

In these circumstances the proposal is supported in principle by policy H2 but only subject to there being no conflict with other relevant policies.

PPG3 also is supportive of development on previously developed sites in preference to bringing greenfield sites forward for development. 

Some objectors have referred to the site being in the Green Belt.  Whilst it was allocated as such in the 1997 UDP, that allocation was changed to Primary Housing Area as part of the re-drafting of the Plan and was carried through in the adoption of the new UDP.

Density
PPG3 recommends densities of between 30-50 dwellings, a level that is repeated in policy H9 of the UDP subject to certain criteria being met.  A development of 11 dwellings on a site area of 0.42ha equates to 26 units per hectare.  Policy H9’s criteria discusses issues such as character of the site and its surroundings, and the availability of local facilities and infrastructure.

The character of the surrounding area is very much one of low density development, with the dwellings on the west side of Windle Royd Lane (including the site itself) being characterised by single detached plots set within sizeable curtilages.  Also, whilst the site is within walking distance of the A646 where there is a regularly bus service provided, it does not score particularly highly in terms of proximity to local facilities and infrastructure, such as shops, schools and medical services and on this basis, a density level of 26 units per hectare is not considered to be unsupportable in purely PPG3 terms.

Materials, Design and Conservation

Policy BE1 of the UDP requires development proposals to contribute positively to the local environment through high quality design.  It says, amongst other things, that development should:

· Respect or enhance the established character and appearance of existing buildings and the surroundings in terms of layout, scale, height, density, form, massing, siting, design, materials, boundary treatment and landscaping

· Be visually attractive and create or retain a sense of local identity

· Incorporate landscaping and existing trees that contribute significantly to the amenity and nature conservation value of the local environment as an integral part of the sites design.

Policy BE20 specifically refers to Conservation Area developments and says that such development will only be permitted where it satisfies the following criteria:

· Form, scale, materials and design respect the area’s buildings, townscape and landscape setting

· Siting respects existing open spaces, trees and townscape/roofscape features

· It does not result in the loss of any open space which makes an important contribution to the character of the Conservation Area

· It preserves or enhances important views within, into and out of the Area

The proposal is for two blocks of dwellings, set out in a terraced style and separated by the internal access road.  There would be 5 dwellings on one side of the access and 6 on the other, which would be of 2½ storey design with pitched roof dormers to the front and rear of each plot.  The proposed materials are natural stone to most of the elevations although render would be included at first floor level on the elevation of plots 1-5 facing towards the internal access.  Natural stone slates are proposed for the roof.

Whilst the materials are generally in keeping with the character of the area, the bulky nature of the development is uncharacteristic and out of keeping with the smaller scale buildings that form the character and appearance of this part of the Conservation Area. It is of a completely different scale to the dwellings surrounding it and the proposals do not includes any street scenes or sections to show how the scheme is expected to fit into the area’s character.

These factors alone would mean that the site would be dominated by built development and this would be a dramatic change, uncharacteristic of this part of the Conservation Area, where on the whole the garden and vegetation are as important as the buildings themselves.

The area benefits from a mature landscape with a feeling of spaciousness. That feeling derives from the gaps between buildings as well as from the buildings themselves. The construction of development on the scale proposed would seriously detract from this quality of spaciousness and lose an important element of the character and appearance of the area.

In view of the above, the development is considered to be contrary to policies BE1 and BE20 of the UDP, as well as H2, which although generally supportive of hew housing, only carries that support forward where there is no conflict with other policy areas and also in this case it is considered that the quality of the housing area would be harmed, which is a fundamental concern in policy H2.

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 only existing dwelling that could be affected by the development having regard to policy BE2 is the one immediately to the south at Lower Windle. The facing side elevation of this property, which is a bungalow, has two narrow windows which appear to be subsidiary windows to habitable rooms.  This elevation would face directly towards the side elevation of plot 5, which is a blank aspect and the 24m distance that is achieved is significantly in excess of the 9m distance that the Annex to policy BE2 recommends.  

The front elevation of Lower Windle faces towards the side of plot 11 at an angel.  Lower Windle has main aspect windows on the front elevation whilst plot 11 would be a blank aspect.  The Annex suggests a distance of 12m should be achieved for such relationships and the layout is such that a distance of 18m is obtained which is again satisfactory.

The layout of the proposed plots to each other is also acceptable, with a 21m distance achieved between the two rows of dwellings which satisfy the Annex guidelines.

Highway Considerations
Access to the site would be taken from Windle Royd Lane and the application is supported by a Traffic Assessment.  The assessment concludes that development would result in a modest increase in traffic levels on Windle Royd Lane and would bring a number of highway benefits.  These include the closure of the existing access which has poor visibility and replacing it with an access providing a good standard of visibility, which would also benefit the adjacent property at Lower Windle, along with a new footway along the site frontage.

The Head of Engineering Services advises however that the assessment does not address the impact of the development on the junctions at either end of Windle Royd Lane.  As both of these junctions are severely sub-standard it has not be shown that the extra traffic can be safely accommodated. 

The Head of Engineering Services requests refusal of the application on highway safety grounds and resulting conflict with policy BE6 of the UDP.

Education

Policy CF1 seeks the co-ordination of housing and schools facilities, with new housing only being supported the provision of school places can meet the increased demand arising from housing development.

Children and Young People’s Services advise that the development of 11 houses would be expect to generate a demand for 3 primary school places and 2 secondary school places, and that there are  adequate surplus places within the catchment area to met this demand.

Trees and Landscaping
There are a significant number of trees within the site and around the boundaries in particular which make a significant contribution to the area.  One mature tree would be removed to facilitate the access and the remainder of the trees on the site frontage would be retained.  However, there would be removal of a number of other trees within the site and around the boundaries and in the absence of any tree survey to justify this removal, it is considered that the proposal is contrary to policy NE23 of the UDP.  Whilst new planting is proposed to replace the trees that would be lost, this again is not supported by a detailed landscaping scheme and is not sufficient to overcome the concerns with regard to the loss of trees that would occur.

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 H2 or BE20 of the Calderdale Unitary Development Plan and is in conflict with the advice in PPG3 (Housing) and PPG15 (Planning and the Historic Environment).

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 25 September 2006
Further Information

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

Roger Lee (Senior Officer) on Tel No:  392241
 Reasons 
1.
The proposed development would fail to preserve or enhance the character and appearance of the Warley Conservation Area because of its scale, density and design. For the same reasons it would be incongruous with the surrounding existing buildings and would be out of character with the building pattern in the locality. For these reasons the proposal is considered to be contrary to Policies H2 and BE20 of the Calderdale Replacement Unitary Development Plan as well as the advice in Planning Policy Guidance Note 3 (Housing) and Planning Guidance Note 15 (Planning and the Historic Environment)
2.
The proposal fails to show that the development could adequately accommodate with safety and convenience the additional traffic that would be generated by the proposed development  having regard to the local highway infrastructure. Therefore, in the opinion of the Local Planning Authority, the development would be contrary to Policy BE 6(i) of the Calderdale Replacement Unitary Development Plan.
3.
The development would result in a significant loss of well established trees within and around the boundaries of the site.  The trees make a positive contribution to the surrounding  area and form an important element of this part of the Conservation Area.  In the absence of any tree survey to accompany the application the Local Planning Authority considers that the development would be contrary to Policies BE1, BE20 and NE23 of the Replacement Unitary Development Plan.
SEE SITE LOCATION MAP ON WEB PAGE

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

Time Not Before:
19.00 - 02
Application No:
06/01166/CAC

Ward:
 Warley



  Area Team:
 Upper Calder


Proposal:
Proposed demolition of existing house and construction of 11 new dwellings (Conservation Area Consent)
Location:
Windle Royd Farm  Windle Royd Lane  Halifax  West Yorkshire  HX2 7LY
Applicant:
Tryway Properties Ltd
c/o Pickles Architects  16A Church Lane  BRIGHOUSE   HD6 1AT
Recommendation:
Refuse Conservation Area Consent
Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Environment and Regeneration Group 
Description of Site and Proposal

The site is located at the eastern edge of the Warley Conservation Area and approximately 0.5 kilometres away from the main area of the village.  It is situated on Windle Royd Lane and is the northern most of four detached dwellings that are on the west side of the lane leading up from the main A646 road.  The site extends to an area of just over 0.4 hectares and accommodates a large detached dwelling and detached garage along with gardens and hardstanding areas.

The proposal is to demolish the existing dwelling and garage.

Relevant Planning History

An application for planning permission for the construction of 11 dwellings on the site is currently under consideration (Application No 06/01165).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber


	N2
Historic and cultural resources

	PPG No
	15
Planning and the Historic Environment



	UDP Designation
	Primary Housing Area

Conservation Area



	UDP Policies
	BE21
Demolition within a Conservation Area


Publicity/ Representations:

The application has been publicised by means of site and press notices and by neighbour notification letters. 14 letters of representation have been received.

Summary of points raised:

· Not against demolition but scale of re-development is excessive

· Demolition of a good house is unnecessary

· Building makes a positive contribution to the Conservation Area

Assessment of Proposal

The issue for consideration with this application is the contribution the building makes to the Conservation Area, taking account of the advice in policy BE21of the UDP and the guidance in PPG15.

Policy BE21 advises that development will only be permitted if:

(a) the structure makes no material contribution to the character or appearance of the area

(b) no other reasonable beneficial uses can be found for a buildings; and

(c) detailed proposals for the re-use of the site have been approved, where appropriate. 

PPG15 is clear in its advice that, “if a building makes a positive contribution to the character or appearance of a conservation area, then there should be a general presumption in favour of its retention.”

The dwelling is two storey in height and is the most northerly building on the west side of Windle Royd Lane, set back from the road and it follows a curved informal building line.  It is built out of traditional materials and in a traditional style, but is not of any significant architectural merit in its own right.  Having said that the character of the Warley Conservation Area is formed in individual buildings, their grouping and also their relationship with the surrounding rural landscape.  In that context the building makes a positive contribution to the character and appearance of the Conservation Area.

Whilst taking account of that contribution it is also considered that a sympathetic re-development of the site could realistically preserve the character or appearance of the Conservation Area, however, the detailed scheme that forms part of the parallel planning application does not fall into that category.  Furthermore, no investigation has been made of the possibility of a beneficial use of the building, rather demolition has simply been taken as the starting point.

On this basis, the proposal is considered to be in conflict with policy BE20 and also PPG15.

CONCLUSION

The proposal is not considered to be acceptable. The recommendation to refuse conservation area consent has been made because the development is not in accordance with policy BE21 of the Calderdale Unitary Development Plan and is in conflict with the advice in PPG15 (Planning and the Historic Environment).

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 25 September 2006
Further Information

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

Roger Lee
 (Senior Officer) on Tel No:  392241
 Reasons 
1.
In the absence of an acceptable scheme for the re-development of the site, the demolition of the buildings would result in an unsightly, undeveloped site which would fail to preserve or enhance the character and appearance of the Warley Conservation Area in which the site is located and, as such, would be contrary to Policies BE20 and BE21 of the Replacement Calderdale Unitary Development Plan.
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