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CALDERDALE METROPOLITAN BOROUGH COUNCIL

PLANNING COMMITTEE                                     

WARDS AFFECTED: MORE THAN THREE

Date of meeting:  30 May 2007

Chief Officer:  Development Control Manager

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



Mrs B Smith

Date:

1 September 2005


Development Control Manager

______________________________________________________________________________

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 30 May 2007

Time
     App No.               Location

   Proposal                        Ward
           Page No.

& No.


      
	
	
	
	
	
	

	15.00
	03/02318/RES
	Royd Quarry 

Brookfoot Lane

Southowram

Halifax

West Yorkshire
	Residential development of 24 dwellings - revised scheme including mains drainage (Reserved Matters pursuant to Outline Permission 98/00518)
	Brighouse


	7 - 12



	
	
	
	
	
	

	15.00
	07/00290/FUL
	Former Northowram Hospital

Northowram Green

Northowram

Halifax
	Alterations to footpath adjacent plots 81 & 82
	Northowram And Shelf


	13 - 17



	
	
	
	
	
	

	15.00
	07/00515/FUL
	25 Ryestone Drive

Ripponden

Sowerby Bridge

West Yorkshire

HX6 4JW
	Alterations to approved dwelling type 'M' - plot 33 to include basement level
	Ryburn


	18 - 24



	
	
	
	
	
	

	15.00
	07/00529/FUL
	Waste Land And Former Garage Site Adjacent

28 Chapel Lane

Salterhebble

Halifax
	Residential development of five dwellings and conversion of existing building into three apartments
	Skircoat


	25 - 33



	
	
	
	
	
	

	15.00
	07/00557/FUL
	Barn Opposite Scausby Hall

School Lane

Illingworth

Halifax
	Detached dwelling
	Illingworth And Mixenden


	34 - 40



	
	
	
	
	
	

	15.30
	07/00621/FUL
	Garden Of Westroyd

42 Victoria Road

Elland

HX5 0QA
	Proposed detached dwelling
	Elland


	41 - 47



	
	
	
	
	
	

	15.30
	07/00619/COU
	315 Huddersfield Road

Halifax

HX3 0PG
	Change of use from A1 retail to A3 cafe/coffee shop
	Skircoat


	48 - 53




	
	
	
	
	
	

	15.30
	07/00425/FUL
	Site Of Former Swan Bank Warehouse

Jubilee Street

Halifax

West Yorkshire

HX3 9HY
	Proposed external bin store, revised basement access and ventilation openings
	Town


	54 - 58



	
	
	
	
	
	

	15.30
	07/00437/FUL
	The Breakers Yard

Brackenbed Lane

Halifax

West Yorkshire


	Repositioning of residential development to form 8 three storey houses with garaging on approved application 06/00463/FUL
	Ovenden


	59 - 67



	
	
	
	
	
	

	16.00
	07/00468/FUL
	Garden Of

42 The Hough

Northowram

Halifax
	Detached house with integral and double garage
	Northowram And Shelf


	68 - 74



	
	
	
	
	
	

	16.00
	07/00563/CON
	69 Burnley Road

Todmorden

OL14 7BS
	Change of use from barbers to hot food takeaway
	Todmorden


	75 - 80

	
	
	
	
	
	

	16.00
	07/00407/RES
	Land Adj Fairways

Paddock Lane

Norton Tower

Halifax

West Yorkshire
	Proposed house and replacement garage to Fairways (Reserved Matters Pursuant to Outline Planning Permission 06/00033) (Amended Plans)
	Warley


	81 - 88



	
	
	
	
	
	

	18.00
	07/00188/OUT
	Land Off

Stubbing Holme Road

Hebden Bridge
	Residential development of three houses (Outline)
	Calder


	89 - 97



	
	
	
	
	
	

	18.00
	07/00716/FUL
	Meadow Crest

Sutherland Road

Lightcliffe

Halifax
	Proposed semi detached houses (Amended Plan)
	Hipperholme And Lightcliffe


	98 - 105



	
	
	
	
	
	

	18.00
	06/02513/FUL
	Land Rear Of Tentercroft

39 Savile Park Road

Halifax
	Construction of two detached dwellings
	Skircoat


	106 - 114




	
	
	
	
	
	

	18.30
	06/02481/CON
	Great Greave Barn

Greave Road

Soyland

Sowerby Bridge
	Conversion of barn to dwelling with loose boxes and garage
	Ryburn


	115 - 122



	
	
	
	
	
	

	18.30
	06/02482/LBC
	Great Greave Barn

Greave Road

Soyland

Sowerby Bridge

West Yorkshire
	Conversion of barn to dwelling and new loose box and garage (Listed Building Consent)
	Ryburn


	123 - 125



	
	
	
	
	
	



+      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:
03/02318/RES

Ward:
 Brighouse



  Area Team:
 Lower Calder


Proposal:

Residential development of 24 dwellings - revised scheme including mains drainage (Reserved Matters pursuant to Outline Permission 98/00518)

Location:

Royd Quarry   Brookfoot Lane  Southowram  Halifax  West Yorkshire

Applicant:

Landown Ltd

Recommendation:
Permit

Head of Engineering Services  Request:

$  

Parish Council Representations:


N/A

Representations:


 
      
Yes

Departure from Development Plan:

No
 
  
 
       


Consultations:

Engineering Services - Network Section 

Yorkshire Water Services Ltd 

Education Services 

West Yorkshire Police Access Liaison Officer

Recreation, Sport And Streetscene – Forestry Office

British Coal 

Environmental Health Services - Pollution Section 

Environment Agency  

Group Engineer (Environment) Projects Team 

Description of Site and Proposal

This is a former quarry site of approximately 0.9 hectares and is accessed off Brookfoot Lane.  To the west of the site there are existing residential properties and another site with the benefit of full planning permission for 12 dwellings.  Squire Hill Quarry lies to the south and to the north and east are greenbelt land and a heavily wooded steep valley side.

The proposal is for 4 detached and 20 town houses forms the reserved matters of outline permission 98/00518.

Relevant Planning History

Outline planning permission for residential development of the site was granted at Planning Committee in 2001 (Application No 98/00518).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber


	H1 – Distribution of additional housing



	PPS No
	3
Housing



	RCUDP Designation
	Primary Housing Area

Wildlife Corridor



	RCUDP Policies
	H2
Primary Housing Areas

H10
Density of Housing Developments

BE1
General Design Criteria

BE2 
Privacy, Daylighting and Amenity Space

BE4 
Safety and Security Considerations

BE5
Design and layout of Highways and 
Accesses

EP3
Noise Generating Development

CF1 
Co-ordination of schools and housing

EP10 
Development of sites with potential 
contamination

EP11
Development on Potentially Unstable 
Land

EP22
Sustainable Drainage Systems

NE15
Development in Wildlife Corridors

NE21
Trees and Development Sites

 T18
Maximum Parking Allowances


Publicity/ Representations:

The application has been advertised with site and press notices along with neighbour notification letters. 5 letters of representation have been received.

Summary of points raised: 

· Amount of houses seem inappropriate and intense for this semi-rural area

· Will necessitate the removal of protected trees – if this is necessary new planting should take place

· Access is dangerous and could cause congestion problems. However, realise that outline approval for the access has already been granted

· What arrangements are there for the sewage plant to be adequately serviced?

· Will affect wildlife

Assessment of Proposal

Principle of development

The site is designated as a Primary Housing Area in the Replacement Calderdale Unitary Development Plan. This is a reserved matters application requesting details to be approved on the outline planning permission granted in 2001 and therefore the principle for residential development has already been established on this site.

Density

The proposal is for 24 houses on a site area of 0.98 hectares, which equates to a density of 24 houses per hectare. Policy H10 of the RCUDP states that there should be a minimum density of 30 dwellings per hectare except where special circumstances justify a lower density. In this case it is considered that 24 is adequate because of the character of the surrounding area and the availability of local facilities and infrastructure.
Residential Amenity
Policy BE2 states that development should not significantly affect the privacy, daylighting or amenity space of existing and prospective residents.  Annex A sets out guidelines to help assess whether such impacts arise. There is adequate distance between the properties. Main to main windows have a distance of 25.4 metres (minimum distance requirements are 21 metres.) and main to side have a distance of 15.1 metres (minimum distance requirements are 12 metres). It is therefore considered that the proposal would not significantly affect the privacy, daylighting or private amenity space of either existing or proposed dwellings.

Materials, layout and design
The proposal is for 2 and 3 storey town houses and materials will be natural stone and natural blue slates with stone retaining walls. It is considered that the proposal respects the established character and appearance of the area and complies with Policy BE1.

Education
Children and Young People’s Services advise that the proposal will create a potential for 5 primary school places and 4 secondary school places.

There are currently surplus places in the area therefore no education related contribution is required in accordance with Policy CF1.

Highway Considerations

Access was considered at outline stage and conditions were attached to the approval which remain extant. 

Trees and Landscaping

The Head of Recreation, Sport and Streetscene raises no objection to the loss of the trees providing every effort is made to retain as many as possible incorporating them into the site development. This is covered by conditions on the outline permission.

Drainage Issues

There has been a long delay in the determination of this application owing in the main to outstanding drainage issues. This has been discussed at length with statutory consultees. 

The Head of Engineering Service now accepts the proposed drainage scheme in principle but full details would need to be provided prior to any works commencing. The Environment Agency also now has no objection to the proposed drainage scheme. The Red Beck at this location is a designated main river and as such any new outfall to the watercourse will require their prior formal consent under the terms of the Water Resources Act 1991.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to approve reserved matters 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.

Beverley Smith

Development Control Manager

Date: 17 April 2007 

Further Information

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

Janice Hobbins (Case Officer) on Tel No: 392257

or 

Roger Lee  (Senior Officer) on Tel No: 392241
Conditions 
1.
This permission shall relate to the application as amended by the revised plans received by the Local Planning Authority on 8 November 2004.

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 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.
4.
Before the development hereby permitted is first brought into use, the ridge (and hip) tiles shall be installed to match the roofing materials in colour and texture (unless otherwise agreed in writing by the Local Planning Authority) and shall be so retained thereafter.
5.
No dwellings shall be occupied until the garaging/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.
6.
Before the development is brought into use the access roads within the site shall be constructed (and shall be retained thereafter) in accordance with a specification to be submitted to and approved in writing by the Local Planning Authority.
7.
Notwithstanding the provisions of Part 4, Class A of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995, before construction works commence, details shall be submitted for the written approval of the Local Planning Authority in respect of the provision of a contractors compound and staff car parking area within the site.  Such details shall include the provision of protective fencing to the boundaries of the construction site.  The details so approved shall thereafter be implemented in advance of construction works commencing and shall be retained for the duration of construction works unless otherwise agreed in writing by the Local Planning Authority.
8.
The development shall not begin, other than that required for the formation of the site access, until vehicle cleaning equipment has been installed at the exit(s) from the site.  Such equipment shall be used so as to prevent the deposit of mud, building waste and other such materials onto the highway at any time during the duration of the development, from vehicles leaving the site.
9.
No tree on the site shall be topped, lopped, uprooted, felled, wilfully damaged or destroyed without the prior written approval of the Local Planning Authority. Any tree so damaged, felled or destroyed without such approval within 5 years of the completion of the development shall be replaced before the end of the following planting season with  (of a size and species and in a position to be approved in writing by the Local Planning Authority) which shall be so retained thereafter.
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:
07/00290/FUL

Ward:
 Northowram And Shelf



  Area Team:
 Lower Calder


Proposal:
Alterations to footpath adjacent plots 81 & 82
Location:
Former Northowram Hospital  Northowram Green  Northowram  Halifax  West Yorkshire
Applicant:
Persimmon Homes (WY)
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
West Yorkshire Police ALO 
Engineering Services - Network Section 
Description of Site and Proposal

The site is a new housing development situated at the former hospital, Northowram.

The proposal is a retrospective application for the removal of condition 18, of the planning application for the above development (02/00439) in which it is stipulated that the passage between plots 81 and 82 shall include vehicular access to be used in emergencies. The pathway has been constructed without such vehicular access.

Relevant Planning History

The original planning application was for 165 dwellings and was approved at Planning Committee and permitted in April 2003 (02/00439)

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1
Distribution of Additional Housing

	PPS No
	3
Housing



	RCUDP Designation
	Primary Housing Area



	RCUDP Policies
	BE4
Safety and Security Considerations

BE6
The provision of safe pedestrian 
environments


Publicity/ Representations:

The application has been publicised with neighbour notification letters. 2 letters of representation were received

Summary of points raised:

· Require assurances that no land will be lost to garden, damage to garden will be made good, barriers will be erected at both ends of the footpath.

· May be used as a rat-run/getaway for criminals

· Use of boundary materials are not what were promised by developer.

Assessment of Proposal

Highway Considerations
The access in question was shown on the approved plans as a path which could also serve as an emergency vehicular access (note that this means an access for use by all vehicles in an emergency and not just an access for emergency vehicles) but it has been built as a footpath only. Whilst acknowledging that such occurrences would be rare, guidance in Design Bulletin 32 states that emergency accesses should ideally be provided so that if part of an estate is blocked off (for example by a broken down vehicle or major road works) then a temporary alternative vehicular access would still be available. In this case, however, the Head of Engineering Services considers that it would be difficult to justify insisting on such an access on a development of this size. As such he has no objection to the removal of this condition.

Crime Prevention

Policy BE4 states that, in the interests of crime prevention particular attention should be paid, amongst other things, to the location of footpaths and advice provided by Police Architectural Liaison Officers. In this case the Police Architectural Liaison Officer has stated that the presence of a footpath here is a potential crime generator and should have been designed out altogether in the first place. However, West Yorkshire Police’s Architectural Liaison Section was consulted at the time and the issue was not raised as one of concern then. In terms of the current proposal, no specific objections have been raised regarding the narrowing of the passageway to pedestrian width. 

With regard to the point raised by objectors about bollards being installed to prevent use, for example, by motorbikes, the path will eventually be adopted as part of the overall estate road adoptions. The Head of Engineering Services has advised that the path will be adopted as part of the overall estate road adoptions and has confirmed that bollards will be put in as part of the adoption agreement.

Visual Amenity

An objector at 45 Rowan Way has expressed concerns regarding the timber fence which has been constructed in lieu of a 900mm stone wall with stone piers and timber fence infill, as shown on the original plan. However, in terms of the boundary treatment, while a stone wall would be considered acceptable, the existing timber fence is also an acceptable treatment. 

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.

Beverly Smith

Development Control Manager

 

Date: 30 April 2007 

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: 392266 or Roger Lee (Senior Officer) on Tel No: 392241
Conditions 
1.
This permission shall be implemented in full accordance with the conditions set out under planning permission reference number 02/00439, except in relation to condition 18 of that permission.
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:
07/00515/FUL

Ward:
 Ryburn



  Area Team:
 Lower Calder


Proposal:
Alterations to approved dwelling type 'M' - plot 33 to include basement level
Location:
25 Ryestone Drive  Ripponden  Sowerby Bridge  West Yorkshire  HX6 4JW
Applicant:
Charles Church Yorkshire
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


Yes Objections
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Ripponden Parish Council 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Description of Site and Proposal

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

The proposal is to change the details of the design of the dwelling on the plot located to the south west side of 16 and 18 Dyson Lane and the rear of the Dyson Lane playground. The scheme involves altering the approved levels at the rear of the dwelling to create a basement floor in the house and a flatter, more usable garden area.
Relevant Planning History

Outline planning permission 97/00392 and reserved matters approval 02/00801 relate to the development of 193 dwellings currently taking place on the site. A further reserved matters approval 03/01968 related to the Charles Church part of the development.
Key Policy Context:

	Regional Spatial Strategy                  

for Yorkshire and the Humber
	S4 – Urban and Rural Design



	PPS No.
	3 – Housing



	RCUDP Designation
	New Housing Site

Wildlife Corridor



	RCUDP Policies
	H2 – Primary Housing Areas

BE1 – General Design Criteria

BE2 – Privacy, Daylighting and Amenity Space

BE5 – Design of Highways and Accesses

T18 – Maximum Parking Allowances


Publicity/ Representations:

The application was advertised by site notice and neighbour notification and one letter of objection has been received from the occupier of one of the two dwellings to the east of the application site.

Summary of points raised:

· the ridge line appears to be 1.5m higher than previously approved

· the alterations would further reduce sunlight from the rear of 16 and 18 Dyson Lane

· the houses are already overshadowed and dwarfed by the new development

Parish Council Comments

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

“The Parish Council objects to this application on the grounds of over-intensive use of the site, the possible increase in height for the development (plans do not show the finished height).”

Assessment of Proposal

Principle
The principle of the development of a dwelling on this plot has been established by outline planning permission 97/00392 and reserved matters approvals 02/00801 03/01968. The current application relates solely to the design of the dwelling on the plot and the level of the back garden area.
Materials, Layout and Design

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

The proposed materials are natural stone and concrete tiles. The reserved matters approval requires the use of natural stone and artificial blue or stone slates and the use of those materials are proposed to be conditioned. Overall, the design and materials are considered to be acceptable with regard to Policies H2 and BE1.

Privacy and Daylight
The footprint of the proposed dwelling is virtually identical to that already approved, as are the space about dwellings implications as such the relationships with the next door property is considered acceptable with regard to Policy BE2.

The overall height of the building would be about 1.1m lower than the dwelling originally approved on this plot but would be 0.8m higher than an initial alteration to the house type approved as a minor amendment in 2005. On balance, and bearing in mind the original ridge height, it is considered that the impact of the proposed dwelling on the existing dwellings to the east of the site (and on the nearby new dwellings) would be acceptable. 

The original scheme involved building up the level of much of the back garden of the proposed dwelling. The current proposal allows much of the rear garden to be maintained at existing ground level and as such there would be no adverse impact on the existing dwellings.

Highway Considerations

There are no changes to the approved access or parking arrangements from the approved scheme. The dwelling incorporates an integral garage with a drive to the estate road to the north. No objections, therefore, with regard to Policies BE5 and T18.

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

Beverley Smith

Development Control Manager

Date: 27 April 2007 

Further Information

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

Paul Akroyd (Case Officer) on Tel No:  392229 

or 

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 amended plans A and B received by the Local Planning Authority on 1st May 2007.

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 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.
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 dwelling hereby permitted, details of the finishes and colour of all surfacing materials, including those to access driveways, forecourts, parking/turning areas etc. shall have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with those approved details and shall be so retained thereafter.
7.
The development shall not begin until details of the treatment of the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwelling and shall thereafter be retained.
8.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any order revoking and re-enacting that Order) no fences, gates, walls or other means of enclosure or any other structure shall be erected within the curtilage of any dwelling forward of any wall of that dwelling which fronts onto a highway without the prior written permission of the Local Planning Authority.
9.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the garage shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of a private dwelling house) which would preclude the use for the housing of a private motor vehicle.
10.
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.
11.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following the occupation of the dwelling  or the completion of the development, whichever is the sooner;  and shall be so retained thereafter, unless any trees or plants within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased. These shall be replaced in the next planting season with others of similar size and species, (unless otherwise agreed in writing by the Local Planning Authority) and these replacements shall be so retained thereafter.
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:
07/00529/FUL

Ward:
 Skircoat



  Area Team:
 Upper Calder


Proposal:
Residential development of five dwellings and conversion of existing building into three apartments
Location:
Waste Land And Former Garage Site Adjacent  28 Chapel Lane  Salterhebble  Halifax  West Yorkshire
Applicant:
Mr M Forsyth
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


Yes Objections
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Network Rail 
Group Engineer (Environment) Projects Team 
West Yorkshire Police Access Liaison Officer
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Description of Site and Proposal  

The site is an area of 0.127ha and is an elongated triangular site abutting the railway to the west and Chapel Lane to the east. Derelict lock-up garages currently occupy the site and there is a 2-storey building formerly used as engineering workshops on the southern boundary. The site lies below the railway land and two modern detached dwellings, no’s 8 and 10 Chapel Lane, but sits slightly above a row of two storey-terraced properties. Existing access to the site is onto Chapel Lane at its northern end.

The proposal is for the construction of five dwellings - three town houses and a pair of semi detached - and the conversion of the engineering workshops to three apartments.

Relevant Planning History

Planning permission (06/02437) was refused on 13 February 2007 on the grounds that the proposed dwelling at plot 2 would be detrimental to the residential amenities of the occupiers of 10 Chapel Lane, contrary to Policy H2 and BE2 of the Replacement Calderdale Unitary Development Plan. 
Prior to that planning permission (04/01202) was granted on the 30 November 2004 for the construction of four dwellings and conversion of engineering works to form two apartments, following an earlier withdrawal of a similar scheme in May 2004 (04/00688). 

Key Policy Context:

	PPS No
	3
Housing



	Replacement UDP Designation
	 Primary Housing Area



	Replacement UDP Policies
	H2
Primary Housing Area

H10
Density of Housing Developments

BE1 
General Design Criteria

BE2
Privacy, Day lighting and Amenity Space

BE3 
Landscaping

BE5 
The Design and Layout of Highways and 
Accesses

NE21 
Trees and Development Sites

EP10 
Development of sites with potential 
contamination

EP14 
Protection of Ground Water

T18 
Maximum Parking Allowances


Publicity/ Representations:

The application has been publicised by site notices and neighbour notification letters.  Three representations have been received.

Summary of points raised

· Dwellings 3,4,5 will have overbearing effect on neighbouring properties 15-21 Chapel Lane

· Entrance and exit to site will have overbearing effect if boundary heights are not restricted of properties 1 and 2

· Macadem surface leading to these properties are not in keeping with the character of the area (cobbles)

· Concrete tile is not appropriate within a conservation area

· Concerns with regards to site lines from the proposed dwellings.

· Existing traffic from Falcon Public House causes a problem to residents. 2 or more accidents have occurred over the last 2 years on this road. Application will increase traffic to this trouble area. 

Assessment of Proposal

Principle

The site is located within a Primary Housing Area as defined within the Replacement Unitary Development Plan (2006), and as such the main policy consideration is policy H2.  The policy supports proposals for new housing provided that the land is previously developed and 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. 

PPS3 encourages the more efficient use of land by maximising the use of previously developed land.  The site itself has numerous garages on the site, hard standing access and turning area, a two storey building and vegetation. The scheme maximises use of the site and the reuse of this previously developed site is considered to meet the general aims of PPS3.   The majority of the site is previously developed and therefore is considered to comply with the requirements of Policy H2 and PPS3.

Density

PPS3 seeks to ensure the most efficient use of land by maximising the re-use of previously developed land and the conversion and re-use of existing buildings. Local Planning Authorities should therefore avoid developments that make inefficient use of land, i.e. developments less than 30 dwellings per hectare, advice which is repeated in policy H10 of the RCUDP. The site is approximately 0.127 hectares in size and the proposal equates to a density of 62 dwellings per hectare.  The density accounts for the proposed conversion within the site and the dwellings adjacent to the site are terraced properties with similar density levels and it is considered that in this case the density proposed is acceptable in this location. 

Materials, Layout and Design

Policy BE1 seeks development that contributes positively to the local environment through high quality design, respecting the established character of the area in particular scale, design, materials, appropriate landscaping, 

The dwellings in close proximity of the proposed development comprise of both terraced and detached dwellings. The materials of existing dwellings comprise of a mixture of building materials, including natural stone and artificial stone and blue slate for the roofing materials. 

In relation to the proposed conversion, the appearance and characteristic of the building is to be retained. No alterations are proposed on the rear elevation and four roof lights are proposed on the side elevation adjoining the existing dwellings of Chapel Lane. On the north east elevation, existing openings are re-used, a single storey building is demolished to create four parking spaces, domestic garden area and a new pedestrian access to the building.  On the front elevation of the building, the proposal seeks to increase the size of the current semi-circular window and create a garage.   The proposed conversion is considered to be sympathetic to the character of the existing building and therefore is acceptable. 

The proposed new builds comprise of 2 storey dwellings with accommodation in the roofspace through the provision of roof lights.  The dwellings comprise of a pair of semi-detached dwellings and three adjoining townhouses.   The design is simple and incorporates julliet style balconies with a stepped appearance, linking the dwellings from the residential properties below the site to the dwellings on Chapel Lane.  In relation to the terraced two storey dwellings below, the site layout ensures open space and car parking are provided for the curtilages in-between the proposed dwellings, which retain an open appearance for the dwellings below.  

The applicant proposes dark grey concrete roof tiles to mimic natural blue slates and artificial stone for the external walls. An artificial slate would be more appropriate and in character with the area and a condition is proposed to ensure appropriate materials are used. In relation to the proposed road surface material, the site at present is tarmac and therefore the continuation of this surface material is considered to be acceptable.  With regard to the concern about roofing material the site is outside the Skircoat Green and Huddersfield Road East Conservation Area.

Residential Amenity

Policy BE2 seeks to ensure that proposals respect the privacy and day lighting of occupants of adjoining properties.  The development meets the requirements of this policy and as such should not adversely affect the level of light received by, or unacceptably overlook, any of the surrounding properties. 

The internal relationships of the proposed development (dwellings and apartments) are considered to comply with the requirements of Policy BE2. 

In relation to the east elevation of the dwellings, the proposed dwellings comprise of blank elevations which are sited approximately 11.5m at the closest quarters with in a 45 degree intersection of the terraced properties at Chapel Lane.  The openings of the existing terraced properties comprise of main habitable windows, the dwellings have been positioned so no habitable windows overlook these properties.  In relation to Policy BE2, the proposal falls short of policy by 0.5m, however, infill developments are considered to be an exception to the standards.  The layout of the site seeks to ensure the amenities of the existing dwellings are not harmed as a result of this development. The applicant seeks to retain the existing trees within the embankment in close proximity to plot 3, which will retain the visual amenity of the site in relation to the end terrace.  Concern has been raised with the proposed dwellings overbearing the existing dwellings, in-between the proposed dwellings lies 21m of garden space and parking and manoeuvring space which seeks to ensure the dwellings below the application site are not significantly harmed in relation to privacy and day lighting. 
Since the previous application (06/02437), Plots 1 and Plots 2 have been re-sited to overcome the previous policy shortfall in relation to 10 Chapel Lane. Planning approval has previously been granted for 8.4m high dwellings on this site, which are the same as the proposed dwellings and are to be on the same floor levels. Plot 2 contains a blank elevation adjacent to 10 Chapel Lane and is positioned outside the 45 degree intersection of the main openings of the existing dwelling, therefore the proposal is not considered to significantly affect the amenities of the proposed and existing dwellings. 
Due to the topography of the land, the existing dwellings of 8 and 10 Chapel Lane are at a higher level than the proposed dwellings. A 1.2m fence currently exists in-between the existing dwellings (8 and 10 Chapel Lane) and the application site, which prevents overlooking on the ground floor window of the existing property of 8 Chapel Lane (main window), located approximately 12m away from the proposed dwelling at an obscure angle. Annex A of Policy BE2 provides details in relation to angles of overlooking, the annex explains that the primary sector of overlooking is defined by drawing a 45 degree angle from both sides of the window, demonstrating the plane of overlooking of the bedroom window of the new dwelling at Plot 2 is below the garden level of the objectors property on Chapel Lane. It is accepted that overlooking from a rooflight is unlikely to be a realistic problem.  Given that the proposed plot 2 is at a lower level than the existing dwelling and no overlooking would occur (Overlooking is to look over, seeing from a higher position), it is considered that the proposed dwelling on Plot 2 does not result in loss of privacy and daylight.

Highway Considerations
Policy BE5 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 T18 seeks to ensure that adequate provision of off-street car parking to serve the development.

The Head of Engineering Services acknowledges that approval has already been granted for a development of four houses and two apartments (04/01202). The current proposal for five houses and three apartments would only be slightly more traffic intensive than this. As such he has no objection, subject to conditions regarding visibility splays, garage and parking facilities, surface water not to drain on highway and a specific garage door type to apartment one. 

Land Contamination

Policy EP9 and EP10 seeks to investigate possible land contamination and the need for remediation prior to development commencing. The Head of Environmental Health considers the contaminated land phase 1 report to be acceptable. 

Environmental Issues

Policy EP4 seeks to ensure the protection of noise sensitive developments which are proposed adjacent to noise disturbance from existing development.  

The Head of Environmental Health raises no objection to the application subject to conditions. The proposed site location is situated very close to the adjacent railway and residents may be affected by noise, therefore the standard of window glazing for the development is to be conditioned. 

Crime Prevention

Policy BE4 seeks to ensure the design and layout of new developments addresses safety and security of people and property, and reduces the opportunities for crime.

The West Yorkshire Police Architectural Liaison Officer has requested a condition to ensure that an external lighting scheme is submitted prior to development commencing. Additional requests have been made to ensure the development is constructed to ‘Secured by Design’ standards.

Trees and Landscaping

Policy NE21 seeks to retain trees, which are worthy of protection, and protects the trees to be retained. Replacement tree planting, appropriate layout of development and distance between proposed excavations needs to be taken into consideration. Policy BE3 requires, where appropriate, high quality hard and soft landscaping schemes to be submitted with the application.  

The proposals show some areas of planting surrounding the boundary of the site and in-between the proposed dwellings and a landscaping condition is considered to be necessary to secure this.  There are two significant trees on the Chapel Lane frontage which are protected by a Tree Preservation Order. These are proposed to be retained along with other existing trees, and therefore a condition is recommended to ensure protective fencing is erected around the crown spread of the trees.  
Drainage

Policy EP14 ensures ground and surface water are protected. Applicants need to demonstrate that adequate foul and surface water drainage infrastructure is available to serve the proposed development and that ground and surface water is not adversely affected.
The Head of Engineering Services has recommended conditions to ensure details are submitted for foul and surface water drainage.

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.

Beverley Smith

Development Control Manager

Date: 1 May 2007 

Further Information

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

Deborah 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.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no windows or other openings shall be formed in the side elevations of the dwellings without the prior written permission of the Local Planning Authority.
3.
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.
4.
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.
5.
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.
6.
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.
7.
The development shall not begin nor shall any construction materials, plant or machinery be brought onto the site until a chestnut paling fence of a minimum 1 metre height or such other fencing as may otherwise be agreed in writing by the Local Planning Authority, has been erected in a continuous length at least 1 metre beyond the outer edge of the crown spread of the trees. This fencing shall be retained until the completion of the development and no materials, plant or equipment shall be stored, no bonfires shall be lit nor any building or excavation works of any kind shall take place within the protective fencing.
8.
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.
9.
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.
10.
The development shall not begin until details of measures to ensure that the noise level due to railway noise within any dwelling with the windows closed shall not exceed 35 dB LAeq (1 hour) from 0700 hours to 2300 hours and 30 dB LAeq (1 hour) from 2300 hours to 0700 hours have been submitted to and approved in writing by the Local Planning Authority.  These measures shall thereafter be implemented in accordance with the details so approved prior to the first occupation of each dwelling and shall be retained thereafter.
11.
None of the dwellings 1 to 5 shall be occupied until a visibility splay of 2m x 14m has been provided to the north of the access serving these dwellings, and as such (notwithstanding the submitted details) the proposed 1.8m high timber fence shown on drawing 1277/01 shall be set back behind this visibility splay but apart from this retained on the alignment as shown on the drawing. The land within the visibility splay and in front of the 1.8m high fence shall be reduced to the level of the adjacent access/highway as appropriate and hard paved, and it shall be retained as such thereafter
12.
No dwellings shall be occupied until the garage and 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.
13.
Before the development hereby permitted is first brought into use, the access and parking areas shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
14.
The garage door of the double garage serving Flat 1 shall be of a type which does not project forward of the face of the garage during its operation and  shall be retained as such thereafter.
15.
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.
16.
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
17.
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.
18.
All operations including the use of cranes or other mechanical plant working adjacent to Network Rail's property, must at all times be carried out in a 'fail safe' manner such that in the event of mishandling, collapse or failure, no materials or plant are capable of falling within 3.0m of the nearest rail of the adjacent railway line, or where the railway line is electrified, within 3.0m of overhead electrical equipment or supports.
19.
This permission shall relate to the application as amended by the Plan B and Plan F/G received by the Local Planning Authority on 11.04.07 and 02.05.07.

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:
07/00557/FUL

Ward:
 Illingworth And Mixenden



  Area Team:
 Upper Calder


Proposal:
Detached dwelling
Location:
Barn Opposite Scausby Hall  School Lane  Illingworth  Halifax  West Yorkshire
Applicant:
Mr R Gemmell
Recommendation:
Refuse
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


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

The site is located to the east side of School Lane in a semi-rural area of Illingworth.  It is opposite a cluster of listed residential buildings and is a rectangular shape site measuring approximately 0.0276ha.  There is currently a derelict barn on the site which it is proposed to demolish.  

The proposal is for the construction of a detached dwelling on the site of the barn and includes parking and amenity space within the curtilage.

The application is brought before the Planning Committee at the request of Councillor Geoff Wallace.

Relevant Planning History

An application for the barn’s conversion into a residential dwelling was refused on in March 2005 on the grounds of the proposal being contrary to Green Belt policy (PPG2 and policy N105 of the 1997 Calderdale UDP) and substantial reconstruction works were necessary for its conversion, thereby not complying with policy N13 of the 1997 plan.  Furthermore, the design of the conversion was considered to be incongruous with existing buildings in the area and contrary to policies N2 and N31 of the 1997 Plan (04/02501).

The site has since been removed from the Green Belt during the process of adoption of the 2006 Replacement Calderdale Unitary Development Plan and is now allocated as part of a Primary Housing Area.  This only includes the application site and not the wider area of agricultural land to the east of School Lane which has remained in the Green Belt.

	Key Policy Context:


	

	Regional Spatial Strategy for Yorkshire and the Humber


	H2 
Sequential approach to the allocation of 
housing land

S3 
Urban and rural renaissance

S4 
Urban and rural design

N2 
Historic and cultural resources



	PPS 


	3 
Housing



	CRUDP Designation


	Primary Housing Area



	CRUDP Policies 


	H2 
Primary Housing Areas 

H9 
Non-Allocated Sites

BE1 
General Design Criteria

BE2 
Privacy, Day lighting and Amenity Space

BE5 
The Design and Layout of Highways and 
Accesses

BE15 
Setting of a Listed Building

T18 
Maximum Parking Allowances


Publicity/ Representations:

Site and press notices have been posted and notification letters sent to near neighbours.  4 letters of representation have been received, including 3 letters of support .

Summary of Points Raised

· Potential damage to adjacent property’s boundary wall

· Potential impact of construction traffic on the road surface and nuisance to neighbours during works

· Concern about the capacity of the existing drainage for surface water

· Preference is that the barn is demolished and no building is constructed on the site

· The proposal would be an improvement on the current building and support is given providing it is built in keeping with surrounding properties

· The existing building is occupied by youths engaged in drinking and other anti-social activities

Councillor Comments

· Before the adoption of the RCUDP this application site was a brownfield site wholly contained within the Green Belt.  Since the adoption the curtilage and the site are now legitimately part of the Primary Housing Area which encompasses a huge part of the area thereabout.

· The site is enveloped within a hamlet of dwellings of various types and ages of construction and this hamlet, which was formerly in the Green Belt, is also now fully included within the boundaries of the Primary Housing Area.

· There is substantive support for this proposal embedded within the policies of the current UDP.

Assessment of Proposal

Principle of Development

The site is located within a Primary Housing Area and as such the main policy consideration in terms of principle of development is policy 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, and wherever possible is enhanced. The definition of previously-developed land can be found in Annex B of PPS3.  Proposals for new housing on vacant land not previously developed will be assessed against the relevant UDP policies.

In this case, the existing building and use of the land was formerly agricultural, with the building being a semi-derelict barn.  Annex B of PPS3 defines previously-developed land as “that which is or was occupied by a permanent structure, including the curtilage of the developed land and any associated fixed surface infrastructure”.  However, the definition excludes land that is or has been occupied by agricultural or forestry buildings.  Therefore, as this site is occupied by an agricultural barn, this land would not be classed as previously developed.

In this case the application would then be assessed against RCUDP policy H9 which assesses applications for housing on non-allocated sites.  The proposal does comply with the criteria listed at points i) to vi) in policy H9, these being that the site is conveniently located for public transport and local services, the existing infrastructure can cater for the development, there are no physical and environmental constraints on the site, no unacceptable environmental, amenity, traffic, safety or other problems are created, the development would enhance the setting of the adjacent listed buildings and it complies with the requirements of other relevant policies.   However, policy H9 also clearly states that proposals for residential development on unallocated greenfield land will not be permitted.  As the definition of brownfield land excludes that occupied by agricultural buildings, the land is classed as greenfield.  Therefore, the application is clearly contrary to both PPS3 advice and policy H9 and as such is not acceptable in principle.

Residential Amenity

Policy BE2 seeks to ensure that new residential development respects the privacy and light of adjoining buildings, and that private amenity space is provided around it and protected around existing properties.

The proposed dwelling is a two storey detached property offering 3 bedroom accommodation.  The proposed dwelling is sited such that it faces south with main and secondary windows to this elevation.  The nearest property in this direction is Cherry Tree Farm at a distance in excess of 35m which will be unaffected by the proposal.  To the north, the nearest property is at a distance in excess of 100m.  The main issue of impact on residential amenity lies with the existing residential properties to the west, across School Lane.  However, the new dwelling has been designed and sited such that there are no habitable room windows on the west elevation, with this being a minimum of 10m from the secondary windows of the bungalow at Mistal Cottage (with a high fence and hedging between) and further from those at Scausby Hall Barn which is set back from School Lane and has a parking courtyard to its east boundary.  BE2 policy guidance found in Annex A states a distance of 9m must be achieved between secondary room windows and side aspect.  In this case therefore, the proposal does comply with this guidance.  The eastern elevation of the new dwelling contains further main and secondary windows which look out over agricultural Green Belt land.

The proposed dwelling is constructed to the east of the existing dwellings at Scausby, and its design, siting and massing is not considered to have any significant impact on the daylighting available to the existing dwellings.  

Residential amenity space is provided around the proposed new dwelling, including facilities for parking of vehicles.

In this case therefore, the proposal is considered acceptable in terms of policy BE2.
Materials, Layout and Design
Policy BE1 states that development should contribute positively to the local environment through high quality design.  Development should respect or enhance the established character and appearance of existing buildings and the surroundings.  Natural and built features, landmarks or views that contribute to the amenity of the area should be retained or enhanced and development should be visually attractive and create or retain a sense of local identity.  Development should not intrude on key views or vistas and should not significantly affect the privacy, daylighting and amenity of residents and other occupants.  

The site also lies adjacent to a group of Grade II listed buildings at Scausby Hall dating from 1749 with this small cluster also having group value.  The non-listed buildings are renovated to a high standard using natural materials and design in keeping with the immediate area.   Policy BE15 seeks to protect the setting of listed buildings through siting, scale, design and nature of new development.   
The proposed new dwelling is a two storey traditionally designed building of balanced appearance constructed out of reclaimed natural stone with a natural stone slate roof.  Stone surrounds are provided to windows and doors and there is a front porch and rear gable feature.  The dwelling measures 9.75m x 9.2m (including rear gable and porch) and has a pitched roof to a height of 5.1m to eaves and 2.3m to the ridge.  The design, scale and materials are reflective of those in the immediate area and the new building would make a significant improvement to the current appearance of the site, thereby adding to the local identity and enhancing the setting of the listed buildings.

Boundary treatment is specified as dry stone walling, traditional in this semi-rural area, which will further improve the appearance of the site and its surroundings.

This proposal is considered to contribute positively to the area with the design and materials reflective of the existing surroundings.  In terms of policies BE1 and BE15 the proposal is considered acceptable.

Highway Considerations

Policy BE5 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 T18 seeks to ensure that adequate provision of off-street car parking to serve the development is provided.

Access to the site is gained off School Lane, and parking for two vehicles is provided within the curtilage.  The Head of Engineering Services has no objection subject to a condition requiring the parking area to be provided prior to first occupation of the dwelling.  This proposal is in compliance with policies BE5 and T18.

Drainage

The Head of Engineering Services as recommended conditions regarding the surface water and foul drainage systems.  In addition, the applicant has confirmed an intention to install a comprehensive surface water drainage system on the site to ensure that all the surface water is discharged into the adjacent field to the east which is also within the applicant’s ownership.

Other Issues  

With regard to the concern regarding damage to property, the applicant has confirmed that the southern boundary wall is in his ownership.  It is not proposed to alter this wall other than removing a small section in the south west corner to improve the vehicular access.  Should the remaining wall be affected by the development, it will be reinstated.  With reference to disturbance by construction traffic, it is the applicant’s intention to direct construction traffic to access the site from the north, thereby reducing disturbance to the existing residents.  In addition, the applicant advises that he also intends to repair sections of the road.

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 H9 of the Replacement Calderdale Unitary Development Plan as set out in the ‘Key Policy Context’ section above or national planning policy advice and no special circumstances have been demonstrated to justify an exception being made.

Beverley Smith

Development Control Manager

Date:  25 April 2007
Further Information

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

Beatrice Haigh (Case Officer) on 01422 392201 or Roger Lee (Senior Officer) on 01422 392241
Reasons 
1.
The proposed site forms part of a wider area of greenfield land having regard to the definitions set out in Planning Policy Statement 3 (Housing). The PPS places a strong emphasis on new housing taking place on previously developed sites and there is a presumption that such sites should be developed before greenfield sites. Furthermore, the proposal is contrary to policy H9 of the Replacement Calderdale Unitary Development Plan which states that proposals for residential development on unallocated greenfield land will not be permitted. As such the Local Planning Authority considers that the proposed development fails to meet the criteria for development set out in policies H2 and H9 of the Replacement Calderdale Unitary Development Plan and would conflict with the aims and objectives of PPS3.
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:
07/00621/FUL

Ward:
 Elland



  Area Team:
 Lower Calder


Proposal:
Proposed detached dwelling
Location:
Garden Of Westroyd  42 Victoria Road  Elland  West Yorkshire  HX5 0QA
Applicant:
Mr B Ettenfield
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


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

The application site is located in the rear garden of 42 Victoria Road.  Housing in the immediate surroundings is mixed, ranging from small semi-detached to 1960’s Local Authority terraced properties.

The proposal is to construct a medium sized dormer bungalow with rooms in the roof space.  The scheme incorporates an integral garage and sun lounge / conservatory to the rear.

Relevant Planning History

06/02213/FUL – two storey dwelling refused at Committee due to being out of character with the area and overbearing on surrounding properties.

05/02170/OUT – Outline approved at Committee for detached house to the rear.

0602258/HSE – Householder application for extension to the rear of 42 Victoria Road approved January 2007.

The current application was originally submitted as a Reserved Matters, however the siting had been altered and has therefore become a Full Plans application.  The proposed rear boundary to the proposal site has also changed when the land was originally sold.  The garden to the rear will now be approximately 7m less than the originally approved scheme at Outline stage (05/02170).

	Key Policy Context:



	PPS No.

UDP Designation:


	3 Housing

Primary Housing Area



	UDP Policies:


	H2 – Primary Housing Area 

BE1 - General Design Criteria

BE2 – Privacy, Daylighting and Amenity Space

BE8 – Access for All

BE5 – Design and Layout of Highways and Accesses

EP14 – Protection of Groundwater


Publicity/ Representations
The application has been advertised with a site notice and neighbour notification.  Three objections were received from Local Residents.

Summary of points raised

Where appropriate these comments have been taken into account during the assessment of the application.  An amended and more appropriate scheme has now been received.

· Proposed building too large for the site with a lack of amenity space

· Proposal will compromise parking for nearby residents on Victoria Avenue

· Elevation up to one metre from garden fence at border of 9 Victoria Crescent and proposed dry stone boundary wall will block view from conservatory

· Plans still appear to show a two storey house, blocking the view from next door

· Access via Victoria Avenue very restricted

· Proposal far too close to bedroom window on side elevation of 44 Victoria Road

Assessment of Proposal

Principle

The application proposes the construction of a single detached dwelling house, within an area that is designated as a Primary Housing Area, and therefore the proposal is considered to be supported in principle by policy H2 of the adopted Replacement Calderdale Unitary Development Plan (RUDP). This policy establishes that proposals for housing developments on previously developed land within these areas allocated as Primary Housing Areas would be permitted providing that there is no unacceptable environmental, amenity, traffic or other problems are created and the overall quality of the housing area is not harmed.

Taking into account previous applications it was evident that the construction of a medium sized dormer bungalow rather than a large two storey high dwelling would be more appropriate in an area of mixed housing. There is no established streetscene in the area and so the inclusion of a further dwelling would have minimal impacts upon neighbouring properties.  As such the proposal is acceptable and consistent with Policy H2 of the RUDP.

The proposal conforms to National Policy PPS3 in maximising the re-use of previously developed land.  The development must also be assessed against a number of other RUDP Policies before deciding if it is an acceptable proposal.

Residential Amenity

Policy BE2 of the RUDP states that proposals should not significantly affect the privacy, daylighting and private amenity space of adjacent residents and should provide the same for the prospective residents.

On conducting an initial site visit it was clear that the main affects of the development are on 42 and 44 Victoria Road.  The modestly sized bungalow at 44 Victoria Road is adjacent to the proposed site location.  This has however been taken into account by the applicant with the provision of screen fencing and planting on the east, west and south boundaries of the plot.  Concern has been raised A recent householder application for an extension to the rear of 42 Victoria Road (06/02258) was amended to ensure that a new door and window will be far lower than the screening between the property and proposed site.  The distance between the secondary aspect windows is far higher than the minimum standards set in the RUDP, over 26 metres.  The screening allows minimal impact from the sun lounge.  The scheme has been amended, removing all dormer windows to the rear and one to the front, to ensure that the building is more in keeping with surrounding properties and to significantly minimise overlooking onto 42 Victoria Road.  This allows the proposal to conform to Policy BE2 and H2 of the UDP.

With regard to the houses on Victoria Crescent, the side wall of the proposed house would be a minimum distance of 13m from the rear of No 9 (the nearest house on this side). There is also an existing screen of conifer trees on this boundary.  The reduction in the size of the dwelling ensures a significant reduction in the late afternoon/evening overshadowing of the garden.  The development would comply with the Policy BE2 guidelines set out in Annex A of the RUDP.

Overall therefore, the proposed dwelling conforms to Policy BE2 and H2 of the UDP.
Materials, Layout and Design

Policy BE1 of the RUDP states that development proposals should contribute positively to the existing environment and respect or enhance the established character of existing buildings and their surroundings in terms of layout, scale, height, density, form, massing, siting, design, materials, boundary treatment, and landscaping.

As stated the area consists of houses of different size, design, external appearance, and age.  The height of the proposed building to the eves is 2.9 metres to the eaves and 6.8 metres to the ridge.  The length is 15.6 metres and the width at 9-10 metres.  In comparison under application 06/02213 it was proposed to build a two storey dwelling at 5.5 metres to eaves and 9.5 metres to the ridge.  The length and width was the same.  The sun lounge to the rear of the current proposal sits at 3.3 metres in width and 5.6 metres in length.  The height however remains as per previous application.  It had been originally proposed to construct it at 4.5 metres in length and 5.5 metres in width.

The reduction in height and the removal of five dormer windows will allow the proposal to significantly reduce the overbearing and over development affects of the previous refusal.  Once constructed the building will still respect 42 Victoria Avenue in scale and height.  Although many surrounding properties are smaller, the height of all the semi-detached properties will be higher than that proposed by the Applicant and therefore appropriate for the area.

The applicant has proposed to use natural stone walling with stone heads and cills.  Blue Slates and light oak framed UPVC windows have also been proposed.  Such chosen materials will enhance the established character of existing buildings and their surroundings.
Highway Considerations

Policy BE5 of the RUDP seeks to ensure the safe and free-flow of traffic in the interests of highway safety.  Other aspects of the Policy must also be looked at when assessing the suitability of existing and proposed access to a development site.

After initial consultation with Engineering Services concerns were raised over the length of the drive.  The plans showed that it was 4.8m wide and that cars parked in front of the drive would protrude it the carriageway of Victoria Avenue.  As such the Applicant was informed and an amended plan was re-submitted.   This now shows a correct to scale drawing of the driveway which meets the required 6 metres in length.  The submitted plans show a maximum height for the front wall of 900mm and visibility splays of 2.4 metres x 2.4 metres, and conditions are proposed to ensure compliance with Policy BE5 of the UDP.

As stated, in the previous Outline approval (05/02170) Engineering Services confirmed that the part of Victoria Avenue used to access the proposal site has been adopted by the Local Authority and therefore has no access restriction for vehicular use by the public.

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

Beverley Smith

Development Control Manager 

Date: 4th May 2007

Further Information

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

Sam Dewar

(Case Officer)  on Tel No:  39 2229

or

Roger Lee 

(Senior Officer)  on Tel No:  39 2241
Conditions 
1.
This permission shall relate to the application as amended by the revised plans marked 'A' and 'B' received by the Local Planning Authority on 03/05/07.

2.
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.
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 natural blue slates or artificial slates (sympathetic with 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.
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 or rear elevations without the prior written permission of the Local Planning Authority.
6.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any order revoking and re-enacting that order) no development falling within Classes A, B , C or E of Part 1 of Schedule 2 of the said order shall be carried out without the prior written permission of the Local Planning Authority.
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.
The dwelling shall not be occupied until sightlines of 2.4 metres x 2.4 metres have been provided in both directions at the centre point of the access road at its junction with the existing highway and these shall be kept free of any obstruction to visibility exceeding 0.9m in height thereafter.
9.
The development shall not begin until details of the treatment of the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwellings and shall thereafter be retained.
10.
Before the development hereby permitted is first brought into use, the ridge (and hip) tiles shall be installed to match the roofing materials in colour and texture (unless otherwise agreed in writing by the Local Planning Authority) and shall be so retained thereafter.
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:
07/00619/COU

Ward:
 Skircoat



  Area Team:
 Upper Calder


Proposal:
Change of use from A1 retail to A3 cafe/coffee shop
Location:
315 Huddersfield Road  Halifax  West Yorkshire  HX3 0PG  
Applicant:
Mr W Leadbeater
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Access Liaison Officer 
Group Engineer (Environment) Projects Team 
Description of Site and Proposal

The site is on the corner of Huddersfield Road and Westbourne Grove and is currently used as a retail shop. The site fronts onto the very busy A629 (Huddersfield Road), and to the west is Calderdale Royal Hospital. Along Huddersfield Road to the north and south is a mix of residential and other retail and associated uses. There are further residential dwellings to the east of the site.

The proposal is for a change of use from a shop to café/coffee shop.
Relevant Planning History

None
Key Policy Context:
	PPG No
	PPG15 – Planning and the Historic Environment



	RCUDP Designation
	Primary Housing Area

Conservation Area

Wildlife Corridor



	RCUDP Policies
	H2 – Primary Housing Areas

BE18 – Development in Conservation Areas

EP14 – Protection of Groundwater


Publicity/ Representations:

This application has been publicised with press and site notices, together with neighbour notification letters. 3 letters of objection have been received plus a petition with 84 signatures.

Summary of points raised:
· Parking facilities are limited and are already stretched to accommodate needs of existing businesses in close proximity to the proposal. The change of use to café would greatly exacerbate the problem

· Vehicles already park illegally to use the sandwich shop at 305 Huddersfield Road and the Westbourne side streets are designated as Residents Parking Only

· Large commercial vehicles at the site will also cause traffic problems

· Concern that any condition to tie the café to the flat above will be breached

· The application has vastly increased opening hours from the initial enquiry letter

· Increased traffic raises road safety issues
Assessment of Proposal

Principle of development 

The site is designated as Primary Housing Area in the Replacement Calderdale Unitary Development Plan. Policy H2 states that proposals for other uses in Primary Housing Areas will be assessed against relevant UDP policies so in effect the policy is neutral on the issue of an A3 use. 

As the building is already a non-residential use and in a frontage with other non-residential uses it is not considered to have a detrimental effect on the Primary Housing Area and in principle is acceptable.

The site is located within Huddersfield Road East Conservation Area and Policy BE18 states that the character or appearance of Conservation Areas will be preserved or enhanced and that development will only be permitted where the design and siting of proposals respects the setting and features of the area, and important views within the area are preserved or enhanced.

Notwithstanding the above, PPG15 states that Conservation Areas should ensure the preservation and enhancement of quality of townscape in its broadest sense as well as the protection of individual buildings. They should preserve or enhance all the aspects of character or appearance that define an area's special interest.

The only external alteration to the proposal is a small extraction vent 0.1m in diameter on the southern elevation. It is not considered to have a detrimental impact on the conservation area and is acceptable in relation to PPG15 and policy BE18.

Environmental Issues

The Head of Environmental Health notes that the proposed development site is situated adjacent to residential dwellings and fronts onto a busy road. There is concern regarding the potential of odour disturbance to third party premises in the vicinity and as such conditions are recommended.

Drainage

Policy EP14 states that development will not be permitted if the drainage from it poses an unacceptable risk to the quality or use of surface or groundwater resources. Adequate foul and surface water drainage infrastructure needs to be available to serve the proposed development and ensure that ground and surface water is not adversely affected.

The Head of Engineering Services has no objection to the proposal but recommends that a scheme to intercept grease in the drainage from serving, food preparation and dish-washing areas be included as a condition.

Highway Considerations
The Head of Engineering Services notes that the site is situated adjacent to the very busy A629 and at present has a retail use. Both the A629 and Westbourne Grove are subject to a Traffic Order restricting on street waiting in the vicinity of the site. The change of highway activity that may occur with the proposal is minimal and as such, the Head of Engineering Services has no objection to the proposal. However, some of the waiting restrictions are removed in the evening and as such, evening opening would not be appropriate, as it could disturb nearby residents with inappropriate parking and noise.

Therefore, it is recommended that a condition restricting the hours of opening to 6pm be included to prevent unacceptable amenity problems and ensure compliance with policy H2.
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.

Beverley Smith

Development Control Manager

Date: 2 May 2007 

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.
Notwithstanding the Town and Country Planning (Use Classes) Order 2005, the land and/or building shall be used only for a coffee shop and for no other purpose (including any other purpose falling within Classes A3, A4 or A5 of the said order) without the written permission of the Local Planning Authority.
3.
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, 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.
4.
The use of the premises shall be restricted to the hours from 08:00 to 16:00 Mondays to Saturdays and shall not be used at any time on Sundays and Bank or Statutory Holidays.
5.
Before development begins, details of method of storage and access for collection of wastes from the premises shall be submitted to and approved in writing by the Local Planning Authority.  The approved measures shall be implemented in full before the use commences and shall be so retained thereafter.
6.
The development hereby permitted shall only be occupied or used in connection with and ancillary to the occupation of the existing premises or use and shall at no time be severed and occupied as a separate independent unit.
7.
Before commencement of any works on site, details of a scheme to intercept grease in the drainage serving the food preparation and dish-washing areas shall be submitted to and approved in writing by the Local Planning Authority. The scheme should include proposals for regular emptying and disposal of the grease by a registered contractor to a licensed waste facility. The scheme approved should 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:
15.30 - 03
Application No:
07/00425/FUL

Ward:
 Town



  Area Team:
 Lower Calder


Proposal:
Proposed external bin store, revised basement access and ventilation openings
Location:
Site Of Former Swan Bank Warehouse  Jubilee Street  Halifax  West Yorkshire  HX3 9HY
Applicant:
Halifax Property Restoration Ltd
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
No
Departure from Development Plan:

No
 
  
 
       


Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Recreation, Sport And Streetscene – Forestry Officer 
Description of Site and Proposal

The application relates to a block of flats erected on a former industrial and garage site located at the junction of Jubilee Street and Trooper Lane. 

The application is for amended design details including a revised bin store, basement access arrangements and ventilation openings following the granting of planning permission in 2003 and reserved matters approval in 2004. The revised bin store arrangements have led to a re-arrangement of the visitor parking spaces adjacent to the access. 

Relevant Planning History

Planning permission was granted for 16 aged persons flats in 1991 and for 24 flats in 1997. The current scheme for 24 flats was approved in outline in 2003 (application  no 03/01465) and reserved matters were approved at Planning Committee in June 2004 (application no 03/02313). The scheme has been completed and some of the units are now occupied.

Key Policy Context:

	Regional Spatial Strategy                  

for Yorkshire and the Humber
	S4  
Urban and Rural Design

T3 
 Personal Transport



	PPS 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

BE5 
Design of Highways and Accesses

T18
Maximum Parking Allowances


Publicity/ Representations:

The application has been publicised with site notices and neighbour notification letters, and no representations have been received. This application was though originally generated because of neighbour concerns that the building had not been constructed in accordance with the approved plans.
Assessment of Proposal

Principle

The principle of residential development of this site has already been established by the outline planning permission 03/01465 and reserved matters approval 03/02313.
Highway Considerations
The off-street parking proposals have had to be amended because of Environmental Health concerns about the location of the bin stores in the original scheme. The revised scheme provides 31 parking spaces compared with 32 in the original scheme and the cycle parking facilities have been omitted. 

In the original scheme the bin store was located within the basement parking area and 4 spaces were located adjacent to the access from Jubilee Street. In the revised scheme the bin store has been relocated to the south of the access (losing two spaces) and the basement parking area has been re-arranged to accommodate further space. In addition, the 2 spaces to the north of the access have been re-orientated to gain access from the street rather than the access into the basement. Concern has been expressed about the possible loss of on-street parking spaces as a result of this re-orientation.

The Head of Engineering Services comments that it is likely that only one usable parking space could be formed on the site of spaces 3 and 4 reducing the number of spaces to 30. Whilst there is some concern about the further reduction in the number of spaces it is noted that there is a valid reason for the proposed alteration. Nevertheless, whilst the provision is below the maximum 1.5 spaces per unit set out in RUDP Policy T18, there would still be 1 space per unit and 6 spaces for visitors in the revised scheme and on that basis it is not considered that there are sustainable grounds for refusing the application subject to a condition requiring the provision of cycle parking facilities.

Materials and Design

There are no changes to the approved scheme other than the additional basement vents on the Jubilee Street/Trooper Lane elevations. These are concealed behind the boundary wall and do not affect the appearance of the building. The submitted elevations also clarify the window arrangements form the original scheme. There are no issues of concern with regard to RUDP Policy BE1.
Privacy and Daylight

There are no issues raised by the amended design relation to RUDP Policy BE2.

CONCLUSION

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

Beverley Smith

Development Control Manager

Date: 30 April 2007 

Further Information

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

Paul Akroyd (Case Officer) on Tel No: 392229 

or 

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 amended plan A received by the Local Planning Authority on 31st March 2007.

3.
The site layout, internal design and building specification of the development shall be such that the Rating Noise Level in accordance with BS4142, 1997 within the apartments with the windows closed shall not exceed 35 dB from 0700 hours to 2300 hours or 30 dB from 2300 hours to 0700 hours. The measures to achieve these requirements shall be installed before any dwelling is occupied and shall be so retained thereafter.
4.
No gates shall be erected across the vehicular access.
5.
Notwithstanding the submitted details this permission shall not relate to the revised layout of spaces 3 & 4 as shown on drawing number 1057-05-02C. The parking layout in this area shall be provided in accordance with details to be submitted to and approved in writing by the Local Planning Authority prior to the development being occupied and shall thereafter be retained.
6.
Within two months of the date of permission cycle parking facilities shall be provided within the site in accordance with details (type and location) which shall have previously been submitted to and approved in writing by the Local Planning Authority. The cycle parking facilities so provided shall be retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.30 - 04
Application No:
07/00437/FUL

Ward:
 Ovenden



  Area Team:
 Upper Calder


Proposal:
Repositioning of residential development to form 8 three storey houses with garaging on approved application 06/00463/FUL
Location:
The Breakers Yard  Brackenbed Lane  Halifax  West Yorkshire  
Applicant:
Batty Developments & Calderbrook Estates Ltd
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


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

The site is located on the western side of Brackenbed Lane, approximately 50 metres southeast of the junction with Hebble Lane, in a predominantly residential area and measures approximately 0.23ha.  The site was a former scrap yard and is now vacant.  The site contains a bank of trees on its eastern boundary between the area for development and Hebble Brook.

The proposal is a full application for the construction of eight dwellings on the site - a terraced row of six to the southern side and one pair of semi-detached dwellings to the northern side with access off Brackenbed Lane.  This application has repositioned the siting of the approved dwellings listed below under planning history.

Relevant Planning History

Outline approval was granted in February 2004 for a residential development on the site (03/02262).  A full application for 8 residential dwellings was approved at Planning Committee on in July 2006 (06/00463).

	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/PPS No


	3
Housing



	RCUDP Designation 


	Primary Housing Area

Wildlife Corridor



	RCUDP Policies 


	H2 
Primary Housing Areas 

H9
Non-allocated sites

H10 
Density of Housing Development

BE1 
General Design Criteria

BE2 
Privacy, Daylighting and Amenity Space

BE5 
Design and Layout of Highways and 
Accesses

NE15 
Development in Wildlife Corridors

NE21
Trees and Development Sites

EP9 
Development of Contaminated Sites

EP15 
Development alongside Waterways

EP20
Protection from Flood Risk

T18 
Maximum Parking Allowances


Publicity/ Representations:

The application has been publicised with neighbour notification letters. No representations have been received.

Assessment of Proposal

Principle of Development

The site is located within a Primary Housing Area as defined within the Replacement Calderdale Unitary Development Plan, and as such the main policy consideration is policy 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, and wherever possible is enhanced. The principle of development has already been established under the previous planning permission and is acceptable subject to assessment of relevant issues under policy H2 and also Policy H9, which sets out the criteria that development on non-allocated sites should be assessed against.  It is also considered that the redevelopment of this site for residential purposes would be a visual improvement on the existing appearance of the site and would enhance the area.

PPS3 states that the Government’s key housing policy goal is to ensure that everyone has the opportunity of living in a decent home, which they can afford, in a community where they want to live. To achieve this, the Government is seeking to achieve a wide choice of high quality homes, both affordable and market housing, to create sustainable, inclusive, mixed communities in all areas, both urban and rural.  In support of its objective of creating mixed and sustainable communities, the Government’s policy is to ensure that housing is developed in suitable locations which offer a range of community facilities and with good access to jobs, key services and infrastructure. This should be achieved by making effective use of land, with the priority for development being on previously developed land.    This proposal falls within the category of previously developed land.

Density of Development

Policy H10 along with PPS3 requires a density of at least 30 dwellings per hectare unless special circumstances justify a lower density.  8 dwellings on a site of  0.23ha equates to 35 dwellings per hectare, which is acceptable having regard to policy H10 and PPS3 advice.

Residential Amenity

RCUDP Policy BE2 seeks to ensure that new residential development respects the privacy and light of adjoining buildings, and that private amenity space is provided around it and protected around existing properties.

The proposed row of six terraced dwellings is at the southern end of the site, with the blank gable of plot 1 at a distance of approximately 18m from the side gable of 1 Hebble Gardens, across Brackenbed Lane, to the west.  The existing dwellings on Hebble Gardens are angled such that there will be no issue of overlooking either to or from the habitable room windows of the proposed dwellings.  The side gable of plot 7, to the north of the site, is at a distance of approximately 25m from the main windows of 5 Hebble Gardens.  The three storey terraced dwellings will be finished at a higher ridge level than those on Hebble Gardens, but are at sufficient distance not to have a significantly detrimental effect on the residential amenity of the existing properties.  Brackenbed Lane falls steeply from south to north, and the existing properties in this area are constructed at varying levels.

The properties on Hebble Dean to the northeast are at a distance in excess of 25m from the side gables of plots 6 & 8, across the river (Hebble Brook) and with a bank of trees between.   The construction of the proposed dwellings is not considered to significantly affect the amount of light currently enjoyed by the properties on Hebble Dean, due to the distances involved, the topography of the site, and the existing tree cover between the site and the existing dwellings. 

To the north, the side gable of 44 Brackenbed Lane is at an approximate distance of 16m from the secondary aspect of the proposed dwellings on plots 7 & 8.  The gardens to plots 7 & 8 extend northwards with the boundary fence alongside the existing garage to no 44 and extending around the east side of this property.  

In this case, the proposal is not considered to significantly affect the privacy and daylighting of occupants of the existing adjacent dwellings and it complies with policy BE2.

Materials, Layout and Design

Policy BE1 states that development should contribute positively to the local environment through high quality design.  Development should respect or enhance the established character and appearance of existing buildings and the surroundings.  

The building design and materials in this application are identical to that already approved under the previous permission from 2006.  The proposed dwellings are three storey properties with integral garages.  The row of 6 terraced dwellings staggers its ridge height down from west to east to accommodate the slope of the land.  The design incorporates arched garage doorways, front gable features and rear ‘Juliet ‘balconies.  The design is similar to those constructed on the opposite side of the river at Hebble Dean and is acceptable in this location.  The proposed materials are artificial stone and artificial slate.  The properties in the immediate area are constructed out of a variety of materials, including natural stone, red brick and artificial materials.  The proposed materials are acceptable in this location.

In this case, the proposal respects the established character of the area and is acceptable in terms of scale, form, design and materials and complies with policy BE1.

Highway Considerations

Policy BE5 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 T18 seeks to ensure that adequate provision of off-street car parking to serve the development is provided.

Access is proposed off Brackenbed Lane and 2 car parking spaces are provided for each dwelling, together with a turning area within the site.  The Head of Engineering Services has raised no objection to the application subject to conditions.

Flood Risk

A Flood Risk Assessment has been submitted with the application.  The Environment Agency has no objection on flood risk grounds, subject to conditions.
Drainage

The Head of Engineering Services has recommended several conditions regarding the drainage of the site.  

Land Contamination

A Phase One Contaminated Land Report has been submitted with the application.  A condition is recommended regarding further investigation of contaminated land issues, as was included with the previous 2006 permission.

Trees and Landscaping

To the east boundary of the site lies a group of trees containing amenity value for the area and the residents of the properties on Hebble Dean.  Policy NE21 seeks to retain those trees which are healthy and offer a clear public amenity benefit.  These trees provide valuable visual screening between the site and the properties on Hebble Dean.  Therefore, a condition is recommended requiring the retained trees to be adequately protected during construction works.

Wildlife and Ecology

Within the identified Wildlife Corridors, policy NE15 seeks to ensure that development does not damage the physical continuity of the corridor, impair the functioning of the corridor by preventing movement of species, or harm the nature conservation value of the corridor.  The proposal is not considered to impact on the Wildlife Corridor and is acceptable.
CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant outline 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.

Beverley Smith

Development Control Manager

Date:  19.4.2007
Further Information

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

Beatrice Haigh (Case Officer) on 01422 392201 

or 

Roger Lee (Senior Officer) on 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.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the proposed facing and roofing materials have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
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.
Before the development hereby permitted is first brought into use, the ridge (and hip) tiles shall be installed to match the roofing materials in colour and texture (unless otherwise agreed in writing by the Local Planning Authority) and shall be so retained thereafter.
5.
Before the first occupation of the building all external timber boarding shall be treated with a dark coloured preservative or paint and shall be so retained thereafter.
6.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no windows or other openings shall be formed in the west elevation of the dwelling on plot 1 without the prior written permission of the Local Planning Authority.
7.
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.
8.
Other than at the approved point of access, no vehicular or pedestrian accesses shall be formed at any time onto Brackenbed Lane unless otherwise agreed in writing by the Local Planning Authority.
9.
Notwithstanding the details on the submitted plans, the junction arrangement of the proposed access road and Brackenbed Lane shall be provided before the development is brought into use in accordance with details to be submitted to and approved in writing by the Local Planning Authority.
10.
Prior to the first occupation of the dwellings, any redundant lengths of dropped kerbing along the site frontage shall be replaced with full height kerbs and the footway reinstated accordingly.
11.
Prior to the first occupation of the dwellings, visibility splays of 2.4m x 12m to the north west and 2.4m x site frontage to the south east shall have been provided, the land within the visibility splays being reduced to adjacent footway level and hard paved in accordance with a specification to be agreed in writing by the Local Planning Authority before the development begins.
12.
Unless otherwise agreed in writing by the Local Planning Authority, the access road shall be constructed in accordance with a specification to be submitted to and approved in writing by the Local Planning Authority.  All other areas to be used by vehicles shall be surfaced, sealed and drained so that water does not flow onto any highway.
13.
The use of the development hereby permitted shall not commence until the car parking facilities shown on the permitted plans have been provided, and shall thereafter be retained for that purpose for the occupiers of and visitors to the development.
14.
No development approved by this permission shall be commenced until the following have been completed in accordance with documents PPS23 (ODPM 2004), CLR11 (EA/DEFRA 2004) and EA Guidance on Requirements for Land Contamination Reports (2005):
(a)  The phase 2 intrusive investigation showed evidence of contamination across the site as such a quantitative controlled water risk assessment is required including leachate testing and surface water analysis. 
(b)  Should the risk assessment conclude that risks to controlled water receptors are unacceptable; then a Remediation Statement including remedial options appraisal (demonstrating how the risks to controlled waters will be made acceptable) must be approved in writing by the Local Planning Authority before any remedial works commence.
(c) On completion of the remedial works a Validation Report should be submitted to the  Local Planning Authority  (demonstrating that the remediation has achieved the previously agreed site-specific clean-up targets for the protection of controlled waters) must be approved in writing by the  Local Planning Authority before any development works commence.
(d) If any contamination is identified during the remedial works or development works that has not been considered in the Remediation Statement, then works must stop in the location of this unexpected contamination until remediation proposals for these materials are agreed in writing by the Local Planning Authority.
15.
The development shall not begin until a scheme for the provision and implementation of surface water run-off limitation has been submitted to and approved in writing by the Local Planning Authority.  The approved scheme shall be implemented in accordance with the approved programme and details and shall be so retained thereafter.
16.
The development shall not begin, until a scheme for the provision of surface water drainage works has been submitted to and approved in writing by the Local Planning Authority.  The drainage works shall be completed in accordance with the approved details and timetable agreed, and shall be so retained thereafter.
17.
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.
18.
The development shall proceed in accordance with the approved flood risk assessment from Silkstone Environmental, incorporating the accepted mitigation measures into the construction of the development.
19.
There must be no new buildings, structures (including gates, walls and fences) or raised ground levels within 6 metres of the top of any bank of watercourses, and/or 3 metres of any side of an existing culverted watercourse, inside or along the boundary of the site, unless otherwise agreed in writing by the Local Planning Authority.
20.
No trees on the site shall be lopped, topped, uprooted, felled, wilfully damaged or destroyed. Any tree so damaged, felled or destroyed without such approval within 5 years of the completion of the development shall be replaced before the end of the following planting season with trees (of a size and species, in a position to be approved in writing by the Local Planning Authority) which shall be so retained thereafter.
21.
No development approved by this permission shall be commenced until the method for piling foundations has been approved in writing by the Local Planning Authority.
22.
The development shall not begin nor shall any construction materials, plant or machinery be brought onto the site until a chestnut paling fence of a minimum 1 metre height or such other fencing as may otherwise be agreed in writing by the Local Planning Authority, has been erected in a continuous length at least 1 metre beyond the outer edge of the crown spread of the trees. This fencing shall be retained until the completion of the development and no materials, plant or equipment shall be stored, no bonfires shall be lit nor any building or excavation works of any kind shall take place within the protective fencing.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
16.00 - 01
Application No:
07/00468/FUL

Ward:
 Northowram And Shelf



  Area Team:
 Lower Calder


Proposal:
Detached house with integral and double garage
Location:
Garden Of  42 The Hough  Northowram  Halifax  West Yorkshire
Applicant:
Mr V Upite
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Group Engineer (Environment) Projects Team 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Yorkshire Water Services Ltd 
Description of Site and Proposal

The site is adjacent to an existing dwelling, 42 The Hough. The proposal is for a single dwelling, which would involve the demolition of the existing garage and re-siting it to the rear of the existing dwelling. The access to the property will by via the access to the existing dwelling.

The dwelling will be of a split-level design, two stories at the front facing the Hough and three stories to the rear to reflect the change in land levels.

Relevant Planning History

A previous application was submitted in 2005 for three detached dwellings, two in the rear garden and one at the front (No 05/02579) and was refused at Planning Committee on the grounds of being out of character with the area, obtrusive in the streetscene and overlooking habitable room windows of 42 The Hough. A subsequent appeal was dismissed on the grounds of the overbearing impact of the proposal, in particular in relation to the residents to the rear of the site at Marldon Road. 

There has been outline permission and a subsequent reserved matters approval for a single dwelling in the garden at the rear of 40 The Hough (06/02181).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1- Distribution of Additional Housing

H2- Sequential Approach to Housing Allocation



	PPS No
	3- Housing



	RCUDP Designation
	Primary Housing Area



	RCUDP Policies
	H2- Primary Housing Areas

H10- Density of Housing Developments

BE1- General Design Criteria

BE2- Privacy, Daylighting and Amenity Space

BE5- The Design, and Layout of Highways and Accesses

T18- Maximum Car Parking Allowances


Publicity/ Representations:

The application has been publicised with neighbour notification letters and two letters of objection have been received.

Summary of points raised:

· The surrounding area is dominated by small detached houses and a bungalow and the proposal would not reflect the existing design and appearance of the area.
· The proposed dwelling would overbear on existing properties.
· The proposal may comply with distances but there has been little account on the elevation that will overshadow surrounding houses and gardens.
· The proposal will lead to problems with drainage on the land.
· The proposal will cause further traffic on an already buys road.
· The proposal would lead to problems in regard of access provision for emergency vehicles.
Assessment of Proposal

Principle
The application proposes the construction of a detached dwelling in a Primary Housing Area and therefore the proposal needs to be assessed against policy H2 of the Replacement Calderdale Unitary Development Plan. This policy establishes that proposals for housing developments on previously developed land within Primary Housing Areas will be supported provided that there no unacceptable environmental, traffic, amenity or other such problems are created and that the overall quality of housing area is not harmed and where possible is enhanced.

Notwithstanding the support from the RCUDP, PPS3 along with the Regional Spatial Strategy are also material considerations in an application of this nature. PPS3 places a strong emphasis on new housing taking place on previously developed sites (i.e. brownfield land) as opposed to greenfield sites. The site is currently part of the residential cartilage of 42 The Hough and in part is occupied by an existing garage. Therefore the site is classed as brownfield under the definition within PPS3. The application is also favoured by policies H1 and H2 of the RSS, which also state that development should take place on previously developed land

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

Density of Development

The application site has an area of 0.053 hectares and proposes the construction of a single detached dwelling. This would work out at a density of 18 dwellings per hectare. PPS3 along with policy H10 of the Replacement Calderdale Unitary Development Plan states that a preferable density should be between 30 to 50 dwellings per hectare. Although the proposal is somewhat short of this, the surrounding character which is dominated by low density housing with spacious garden plots is seen to have considerable weighting and the proposed density is therefore, on this occasion considered to be acceptable.

Residential Amenity
Policy BE2 states that development proposals should not significantly affect the privacy, daylighting and private amenity space of adjacent residents or other occupants and should provide adequate privacy, daylighting and private amenity space for existing and prospective residents and other occupants.

The proposed dwelling would be 7 metres away from the “host” dwelling of 42 The Hough, and would contain side aspect windows, with the exception of an additional window to the kitchen which would be subsidiary to the main window on the front elevation. The window would face towards the front garden of 42 The Hough and would not be within the 45o angle of overlooking, with privacy to the garden provided by a proposed hedge on the boundary.  On this basis, the additional window is considered to be acceptable.

The proposed dwelling would also be 16 metres away from 44 The Hough. Whilst the proposal is for a side aspect elevation here, which is satisfactory in terms of minimum distances, there would be a balcony on the rear elevation which would look towards the garden area of No 44. The applicant proposes an obscure glazed screen to the balcony and this would help prevent, to a satisfactory degree, the garden and private amenity space of No 44 from being overlooked.

The front of the house would be 21 metres from the houses main aspect on the opposite side of The Hough.

There are no other third party dwellings that would be impacted, as due to the reduced scale of development and the siting of the dwelling, the proposal will not now lead to any privacy issues for the residents of Marldon Road.

Therefore, the proposal is acceptable in terms of policy BE2.

Design and Materials

Policy BE1 states that development proposals should make a positive contribution to the quality of the existing environment or, at the very least maintain that quality by means of high standards of design and where feasible development should respect or enhance the established character and appearance of the existing buildings and the surroundings in terms of layout, scale, height, density, form, massing, siting and materials.

The area surrounding the site has a varied character of housing designs consisting of substantial split level dwellings and two storey dwellings. The design of most of the dwellings within this locality has been determined by the sloping land levels. The design of the proposed dwelling is in keeping with the character of the area, and the siting is in keeping with the existing building line along this section of the Hough. 

The applicant proposes materials to match the surrounding properties and would be natural stone for the walls and tiles for the roof.  42 The Hough has slates and due to this it is considered that natural or artificial slates would be more appropriate in this location, and a condition is included to this effect..

The proposal is considered to be acceptable in terms of policy BE1 of the Replacement Calderdale Unitary Development Plan.

Highway Considerations
Policy BE5 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 proposed dwelling would use the existing access from the The Hough for No 42 and will have an integral garage, along with re-siting of the existing garage for the use of 42 The Hough.

The Head of Engineering Services is satisfied with the proposal from a highways perspective subject to conditions.

Therefore the proposal meets the requirements of policy BE5 and also the car parking requirements of policy T18.

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.

Beverley Smith

Development Control Manager

Date: 27 April 2007 

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: 392266 

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 external facing material which shall be of regularly coursed natural stone or pitched-faced artificial stone (sympathetic in colour, coursing and texture with the local natural stone used in the immediate vicinity) have been submitted to and approved in writing by the Local Planning Authority. Furthermore, the pointing shall be flush with the facing of the stone or slightly recessed.  Before the development hereby permitted is first brought into use, the facings of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
2.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the roofing materials which shall be of natural stone slates, natural blue slates or artificial slates (sympathetic with local natural stone slates or blue slates) have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
The dwelling shall not be occupied until the vehicular access drive and garage has been constructed and completed in accordance with the permitted plans and this access shall be retained thereafter.
4.
The sycamore situated in the northern corner of the site shall be retained and shall be adequately protected during the development of the site in accordance with details to be submitted to and approved in writing by the Local Planning Authority.
5.
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.
6.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no further windows or other openings shall be formed in the side elevations of the dwelling without the prior written permission of the Local Planning Authority.
7.
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.
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 the dwelling and shall thereafter be retained.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
16.00 - 02
Application No:
07/00563/CON

Ward:
 Todmorden



  Area Team:
 Upper Calder


Proposal:
Change of use from barbers to hot food takeaway
Location:
69 Burnley Road  Todmorden  OL14 7BS    
Applicant:
Mr A P Brown
Recommendation:
Refuse
Head of Engineering Services  Request:

 + 
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Group Engineer (Environment) Projects Team 
Environmental Health Services - Pollution Section 
Engineering Services - Network Section 
Access Liaison Officer 
Todmorden Town Council 
Environmental Health Services - Pollution Section 
Description of Site and Proposal

The site is a mid-terraced property on Burnley Road in a row of mixed business and residential uses, adjacent to Todmorden Community College to the southeast. Opposite the site, to the northeast, is an existing row of shops and businesses.

The application seeks permission for a change of use from A1 barber’s shop to A5 hot food takeaway.
Councillor Jennings has requested that the application be determined at planning committee.

Relevant Planning History

Planning permission was refused under delegated powers in December 2006 for a change of use from shop to hot food takeaway (No 06/02052).
Key Policy Context:
	PPS No
	PPS6 – Town Centres and Retail Developments



	RCUDP Designation
	Town Centre

Wildlife Corridor



	RCUDP Policies
	S9 – Non-Retail Uses in Smaller and Local Centres

S15 – Hot Food Takeaways

NE15 – Development in Wildlife Corridors

EP14 – Protection of Groundwater


Publicity/ Representations:

This site has been publicised with a site notice and neighbour notification letters.  No representations have been received.

Councillor Comments
· Deliveries will be at the rear of the shop and there is parking available at the Community College.

· If the category for the business did not need to change, the parking issue would not arise

· Several different types of businesses could be in this shop which would need parking but would not need a change of use.”

Parish/Town Council Comments

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

“Todmorden Town Council - recommend approval”

Assessment of Proposal

Principle of development 

Policy S15 states that proposals for hot food takeaways will be permitted where no unacceptable environmental, safety or other problems are created and the proposed development would not increase the level of disturbance or nuisance to that unduly detrimental to enjoyment of residential amenities. The proposals should make adequate and satisfactory arrangements for the discharge of cooking fumes and smells and comply with other relevant RCUDP policies.

Notwithstanding the above, PPS6 states that local planning authorities should consider the impact of the proposal on the vitality and viability of existing centres within the catchment area of the proposed development.
The proposal is within the existing Town Centre area as defined in the Replacement Calderdale Unitary Development Plan and in accordance with PPS6, Town Centres are expected to provide a range of facilities and services. As well as this, policy S9 states that in parades of shops where there are no defined shopping frontages, proposals for non-shopping uses will be permitted provided that the number of non-A1 uses within the parade does not exceed 35% of the total number of units. Other uses in the parades of shops include hairdressers, children’s clothes shop and general store, which are all A1 uses. As such, the number of non-A1 uses would not exceed 35% and the proposal for a hot food takeaway is acceptable in principle in relation to S9 and PPS6. 

Environmental Issues

The Head of Environmental Health notes that the proposed development site is situated in a parade of shops with residential accommodation above. There is concern regarding the potential of odour disturbance to third party premises in the vicinity and as such conditions are recommended.

Drainage

Policy EP14 states that development will not be permitted if the drainage from it poses an unacceptable risk to the quality or use of surface or groundwater resources. Adequate foul and surface water drainage infrastructure needs to be available to serve the proposed development and ensure that ground and surface water is not adversely affected.

The Head of Engineering Services has no objection to the proposal but recommends that a scheme to intercept grease in the drainage from serving, food preparation and dish washing areas should be conditioned.

Highway Considerations
The Head of Engineering Services has concerns regarding the proposal due to the potential parking problems it will produce in relation to the large volume of traffic using Burnley Road.

Notwithstanding the presence of waiting restrictions, the proposal would be likely to result in potentially hazardous short-term customer and delivery vehicle parking on A646 Burnley Road (a principal road carrying a large volume of traffic) close to a bend and a road junction. Because on-street parking already takes place on the opposite side of Burnley Road this would result in an unacceptable reduction in the available road width, thereby resulting in significant interruptions to the free flow of traffic and hence increasing the potential for conflicts and hazardous vehicular manoeuvres to the detriment of highway safety and the free flow of traffic on Burnley Road. 

As such, the proposal is unacceptable as it would be contrary to RCUDP Policy S15.

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 policy S15 of the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and no special circumstances have been demonstrated to justify an exception being made.

Beverley Smith

Development Control Manager

Date: 2 May 2007 

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
Reasons 
1.
Notwithstanding the presence of waiting restrictions, the proposal would be likely to result in potentially hazardous short term customer and delivery vehicle parking on A646 Burnley Road (a principal road carrying a large volume of traffic) close to a bend and a road junction. Because on-street parking already takes place on the opposite side of Burnley Road this would result in an unacceptable reduction in the available road width, thereby resulting in significant interruptions to the free flow of traffic and hence increasing the potential for conflicts and hazardous vehicular manoeuvres to the detriment of highway safety and the free flow of traffic on Burnley Road.  As such the proposal would be contrary to Policy S15 of the Replacement Calderdale Unitary Development Plan.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
16.00 - 03
Application No:
07/00407/RES

Ward:
 Warley



  Area Team:
 Upper Calder


Proposal:
Proposed house and replacement garage to Fairways (Reserved Matters Pursuant to Outline Planning Permission 06/00033) (Amended Plans)
Location:
Land Adj Fairways  Paddock Lane  Norton Tower  Halifax  West Yorkshire
Applicant:
Concepts Design & Build
Recommendation:
Approve
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Description of Site and Proposal


The site is located between Paddock Lane and Highroad Well Lane in a residential area of Norton Tower.  The site is currently used as garden and garaging to Fairways, an existing residential dwelling.

The proposal seeks approval for reserved matters pursuant to the outline permission for the construction of one dwelling house, these being design, external appearance and landscaping.  The application includes the provision of a replacement garage for the property at Fairways.

Relevant Planning History

Outline permission was granted by Planning Committee in March 2006 for a detached dwelling and replacement garage under planning reference 06/00033.   Siting and access were approved at that time.   A further planning application was refused by the Committee in February 2007 for one detached dwelling, this being a full application due to the siting of the dwelling differing from that approved at the previous outline stage (06/02264).  The refusal was on the grounds that the size, design and limited outdoor amenity space of the proposal failed to respect the established character of the area, as such it was considered contrary to policies H2 and BE1.  Furthermore, the proposed dwelling would overlook and be overlooked by the dwellings on Highroad Well Lane, and was contrary to policy BE2.

	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



	PPS 


	3
Housing



	RCUDP Designation


	Primary Housing Area



	RCUDP Policies 


	H2
Primary Housing Areas 

BE1
General Design Criteria

BE2
Privacy, Day lighting and Amenity Space

BE5
The Design and Layout of Highways 
and 
Accesses

T18
Maximum Parking Allowances


Publicity/ Representations:

Site notices have been posted and notification letters sent to near neighbours.  Five letters of objection have been received.

Summary of Points Raised

· Concern regarding the height of the dwelling in relation to the adjacent properties

· Overbearing and loss of privacy issues

· There are sufficient houses already in Calderdale

· The proposal will not enhance the area and is overdevelopment

· Loss of sunlight to Rose Tree Cottage

· Noise and disturbance issues

· Construction works may cause damage to existing foundations

· The proposed materials are not in keeping with the area, these being artificial stone or artificial blue slate
Assessment of Proposal

Principle of Development
The site is located within a Primary Housing Area as defined within the Replacement Calderdale Unitary Development Plan and as such the main policy consideration is policy H2.  The policy supports proposals for new housing 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. The principle of the proposal has already been established with the approval of the outline application in 2006.  

PPS3 states that the Government’s policy is to ensure that housing is developed in suitable locations which offer a range of community facilities and with good access to jobs, key services and infrastructure. This should be achieved by making effective use of land, with the priority for development being on previously developed land.    This proposal falls within the category of previously developed land, as identified in Annex B of PPS3.

Residential Amenity

Policy BE2 seeks to ensure that new residential development respects the privacy and light of adjoining buildings, and that private amenity space is provided around it and protected around existing properties.

The proposed dwelling will be located between Fairways to the west and Rose Tree Cottage to the east on the site of an existing garage which is to be demolished. The siting of the proposed dwelling has already been approved at outline stage and places it at a distance of 21m to the north of the existing dwellings on Highroad Well Lane, thereby complying with the distance guidelines in policy BE2.  The dining room patio doors to the south elevation of the proposed dwelling will open into the rear garden area with the high boundary wall along Highroad Well Lane effectively screening any views from/to ground floor level across the road to the main aspects of the existing dwellings.  Secondary windows are proposed to first floor level, with the distance again complying with the 18m policy guidance contained within policy BE2.  To the west, Fairways is set up above the site with its eastern elevation containing one doorway.  The conservatory to Fairways is located to the western end of its south elevation, and will not be affected by the proposal.   To the east, the additional living accommodation to Rose Cottage (annotated on the plan as ‘Garage’) is directly adjacent to the blank east elevation of the proposed dwelling.  There are no windows in this existing west elevation with there being no issues of overlooking between the properties.  Rose Tree Cottage also has a second window to a lounge on its western elevation at a distance of 11m to the site boundary.  The proposed dwelling will not impact on the daylight to this window.  To the north, the view is open across Paddock Lane to the golf course.

The proposed dwelling is two storey and, as such, is not considered to create an overbearing effect on any of the adjacent dwellings, located as it is between existing buildings, in a residential area of predominantly two-storey dwellings and set down below the ground level of Fairways.  It may be conditioned that the finished ground and floor levels are to be approved.  The amended plan has reduced the height of the proposed dwelling to take it into line with the ridge height of Fairways, and despite being of a steeper pitch, is considered acceptable in the streetscene, bearing in mind the appearance of the dwelling to the west of Fairways at Ivy House, 1a Paddock Lane.

Private amenity space is included within the site, with a 1.8m screen fence to the site boundary between the proposed dwelling and Rose Tree Cottage.

The proposed replacement garage is situated to the west of Fairways at a distance of approximately 22m from the existing properties on Highroad Well Lane.  To the west of the proposed garage, the neighbouring property (Ivy House) is set up above the site, and has side windows in its eastern elevation.  There will be no issues regarding overshadowing with relation to this replacement garage.

In this case therefore, the proposal is not considered to significantly affect the privacy and daylighting of the adjacent dwellings, is in compliance with RCUDP policy BE2 and is acceptable.

Materials, Layout and Design

Policy BE1 states that development should contribute positively to the local environment through high quality design.  Development should respect or enhance the established character and appearance of existing buildings and the surroundings.  Natural and built features, landmarks or views that contribute to the amenity of the area should be retained or enhanced and development should be visually attractive and create or retain a sense of local identity.  Development should not intrude on key views or vistas and should not significantly affect the privacy, daylighting and amenity of residents and other occupants.  

The proposed dwelling is of two-storey construction with a front bay window and dormer feature.  The proposal allows for living accommodation in the roofspace including provision of rooflights. The design is of no particular architectural merit, but will fit in with the area where the existing buildings are of standard plain construction, mainly two-storey semis and detached dwellings.  Concern has been raised regarding the height of the proposed dwelling.  The amended plan has reduced the ridge height to be in line with that of Fairways.  Paddock Lane slopes from west down to east, with the existing houses staggered in height accordingly.  The proposed materials are to be artificial stone with artificial blue slate roof.  The dwellings in the immediate area are constructed out of a variety of materials, including natural stone and stone with pebble dash and render finish.  Both Fairways and Ivy House have artificial roofing tiles.  In this respect, it is considered that a good artificial stone and artificial blue slate would be appropriate and acceptable in this area.  Samples of the facing and roofing materials may be conditioned to be approved.  

The proposed garage is of standard design, accommodating two vehicles, and constructed with a pitched roof.  The garage is to be constructed out of artificial stone with a stone slate roof and timber doors.  The design and materials are acceptable in this location.

In this case, the proposal respects the established character of its surroundings and is acceptable in terms of policy BE1.

Highway Considerations

Policy BE5 of the RCUDP 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 T18 seeks to ensure that adequate provision of off-street car parking to serve the development is provided.

Access into the site off Paddock Lane has already been approved at outline stage.  The Head of Engineering Services has been consulted and has raised no objections subject to conditions requiring the replacement facilities for Fairways being provided prior to development of the dwelling, and the garaging/parking for the dwelling being provided prior to first occupation.

Drainage

The Head of Engineering Services has recommended conditions be attached requiring details of foul and surface water drainage to be submitted for written approval.  

CONCLUSION

The proposal is considered acceptable subject to the conditions specified below. The recommendation to approve reserved matters 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.

Beverley Smith

Head of Planning and Regeneration

Date:  30 April 2007
Further Information

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

Beatrice Haigh (Case Officer) on 01422 392201 

or 

Roger Lee (Senior Officer) on 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.
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.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the roofing materials which shall be of natural stone slates, natural blue slates or artificial slates (sympathetic with local natural stone slates or blue slates) have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
4.
Notwithstanding any details shown on the permitted plans, the heads, cills and jambs of windows and doors shall be constructed using the same stone as that approved for the facings of the development hereby permitted, unless otherwise agreed in writing by the Local Planning Authority and shall be so retained thereafter.
5.
Before the development hereby permitted is first brought into use, the ridge (and hip) tiles shall be installed to match the roofing materials in colour and texture (unless otherwise agreed in writing by the Local Planning Authority) and shall be so retained thereafter.
6.
Before the first occupation of the building all external timber boarding shall be treated with a dark coloured preservative or paint and shall be so retained thereafter.
7.
Prior to the first occupation of the dwelling hereby permitted, details of the finishes and colour of all surfacing materials, including those to access driveways, forecourts, parking/turning areas etc. shall have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with those approved details and shall be so retained thereafter.
8.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no windows or other openings shall be formed in the side elevations of the dwelling without the prior written permission of the Local Planning Authority.
9.
The development shall not begin until details of the treatment of the north boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwelling and shall thereafter be retained.
10.
The existing wall along the southern boundary boundary of the site shall be retained without alteration.
11.
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.
12.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any order revoking and re-enacting that order) no development falling within Classes A, B, C, D or E of Part I of Schedule 2 of the said order shall be carried out without the prior written permission of the Local Planning Authority.
13.
The development of the dwelling hereby permitted shall not begin until the garage and parking spaces for the use of the occupiers of Fairways (the existing dwelling) have been provided, drained, surfaced and sealed.  The parking facilities shall be retained thereafter for that purpose for the occupiers of and visitors to Fairways.
14.
This permission shall relate to the application as amended by the plans marked A received by the Local Planning Authority on 24 April 2007.

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:
07/00188/OUT

Ward:
 Calder



  Area Team:
 Upper Calder


Proposal:
Residential development of three houses (Outline)
Location:
Land Off  Stubbing Holme Road  Hebden Bridge  West Yorkshire  
Applicant:
Mr D Worsfold
Recommendation:
Permit (Outline)
Head of Engineering Services  Request:

$  
Parish Council Representations:


Yes Objections
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Environmental Health Services - Pollution Section 
Environment Agency 
Hebden Royd Town Council 
British Waterways 
Engineering Services - Network Section 
Description of Site and Proposal

The application site is an irregularly shaped plot of land of approximately 0.17 hectares located at the extreme western end of Stubbing Holme Road in an area of largely residential development to the west of Hebden Bridge. The site is currently disused and overgrown although up until around 1980 there were industrial buildings on the site.

The proposal seeks outline planning permission for a residential development of three dwellings.  Details of the proposed access have been submitted for consideration as part of the application via an existing gate located within the north eastern corner of the site.  Indicative details of layout and scale have also been provided to demonstrate how the dwelling could be accommodated on the site and the relationship between the proposal and adjacent dwellings, but are not for formal consideration at this stage and would form part of the reserved matters if outline permission is given.  

Relevant Planning History

An outline application for residential development with the access again the only matter for consideration was refused in September 2004 based on traffic implications and the greenfield status of site.  A subsequent appeal was dismissed but only on traffic grounds with the Inspector assessing the site as previously developed (Application No 04/01580).

Prior to this an outline application for 6 town houses was refused in July 2003 based on traffic implications, the greenfield status of the site and the impact on trees (Application No 03/00978).

In the late 1980’s three separate applications for residential development of the site were refused.  Outline applications in 1986 and 1987 (Nos 86/02665 & 87/01803) were rejected with the latter then dismissed at appeal. A full application in 1989 for 3 detached houses and a new road was refused and dismissed at appeal (89/02628).

Key Policy Context:
	PPS No
	3
Housing



	RCUDP Designation
	Primary Housing Area 

Wildlife Corridor 



	RCUDP Policies
	H2
Primary Housing Areas 

H9
Non-Allocated Sites 

H10
Density of Housing Developments 

BE1
General Design Criteria 

BE2
Privacy, Daylighting and Amenity Space 

BE5
The Design and Layout of Highways and Accesses 

BE15
Setting of a Listed Building

T18
Maximum Parking Allowances 

NE15
Development in Wildlife Corridors 


Publicity/ Representations:

The application has been publicised with press and site notices, together with neighbour notification letters.  31 letters of representation have been received.

Summary of points raised:



· Stubbing Holme Road is already a heavily used residential road that shares its narrow width with commercial traffic for the Wireform factory.

· The access from Stubbing Holme Road onto the A646 is inadequate and frequently blocked.

· The road cannot cope with any additional traffic that would increase their speed to reach the new houses.

· Lots of pedestrians use the road as a quieter route into Hebden Bridge, although the pavements are very narrow and inadequate.

· The site includes several trees and grassland which supports wildlife between the river and the canal.

· If the area flooded a developed area would absorb less water that the present grassland that would act as a sink.

· Visually the site is an attractive area adjacent to the canal and Lock House, and several footpaths.

· The site should be considered greenfield.

· The site is potentially contaminated due to its former use as a dye works.

· Medical and educational facilities cannot cope with any more houses.

· Three houses on the site would be a reasonable number, providing there weren’t three cars per dwelling.

Town Council Comments

Hebden Royd Town Council recommend refusal of the application, raising the following comments:

“Concern for the safety of pedestrians and vehicle users on this already congested narrow access road, flood risk and design of buildings (3 storey) in the vicinity of two listed buildings.”

Assessment of Proposal

Principle of development

PPS3 seeks to promote the effective and efficient use of land, but places an emphasis on previously developed land being re-used first for housing before greenfield sites.

The last two applications were refused due to the assessment of the site as greenfield.  Although it was never disputed that buildings had once stood on the site, the issue was to what extent had the remains of the building blended back into the landscape.  The last appeal inspector stated that during his site visit he noted “that the site has a substantial area of rough grassland with a number of trees and bushes on the southern part of the site.  However also on this southern part are the remains of several prominent masonry feature (sic), and there are walls on parts of the site boundary and the remains of building foundations on the grassed area”.  His overall impression of the site was that its former developed status was still very evident and the remains of structures had not blended into the landscape to the extent that the site could be considered to have reverted to greenfield status.  However, he also remarked that in time the site may do so, but at the time (May 2006) the site fell within the category of brownfield land.

Policy H2 of the RCUDP states that within Primary Housing Areas housing 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, and wherever possible, is enhanced.  Given that the appeal Inspector believed the land to be previously developed, it is considered that in principle the proposal accords with Policy H2 subject to consideration of other relevant matters, which are assessed below.

Policy H9 provides further and a more detailed list of criteria against which to assess brownfield sites.  These are also addressed in more detail in the following sections of this report.

Density 

Whilst reserved for future consideration, should three dwellings be constructed on the site as shown on the indicative plans, this would result in a density of 18 dwellings per hectare.  Policy H10 requires a density of at least 30 dwellings per hectare unless special circumstances justify a lower density.  The circumstances here include the character of the surrounding area, which is relevant due to the relationship between the site and nearby listed buildings, and the physical limitations connected to flood risk, which prevents the northern half of the site from being developed, and vehicle trip generation.  The low density is therefore considered to be acceptable.

Residential Amenity

Policy BE2 requires development proposals to not significantly affect the privacy, daylighting and private amenity space of adjacent residents or other occupants.  New development should provide adequate privacy, daylighting and private amenity space for existing and prospective residents and other occupants.

The application is in outline form only and no details of the siting and design of the proposed dwellings have been submitted for consideration. The site is overlooked by the front elevations of the properties fronting onto Trinity Street, these elevations being approximately 9 metres from the eastern boundary of the application site, and 27m from the side of the proposed dwelling as shown.  The rear of the Lock House also overlooks the site, but the indicative position of the dwellings is not with the primary sector of any of the windows.

It is considered that the site is of an adequate size whereby a suitable scheme could be accommodated without having a detrimental impact on the residential amenities of the occupiers of either the existing or proposed dwellings.

Materials, Conservation and Design
Policy BE1 of the RCUDP 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.  

Details of materials are not for approval at this stage, but it is considered appropriate to condition this at this stage, as natural stone and blue slate, which would be in keeping with the terraced properties nearby. 

The design of the dwellings are also not for approval now, however, the indicative layout shows three detached dwellings positioned towards the southern part of the site with the embankment up to the canal as the rear gardens.  

The site is located between two Grade II listed buildings.  The Lock House to the east and Stubbing Square to the west, with listed lock gates on the canal to the south.  In relation to the setting of listed buildings Policy BE15 states that development will not be permitted, where through its siting, scale, design or nature, it would harm the setting of a Listed Building.

The cross section drawing shows the proposed ridge of the dwellings at 114.086m AOD.  As a comparison the ridge height of the Lock House is 113.30m AOD.  However the dwelling would be set back from the canal side and therefore the Lock House, making the small difference between the heights less noticeable.  Due to the slope of the site the dwellings would be two storey to the southern side facing the canal and three storey to the northern side facing the river. 

Visually in this instance the development relates more to the canal and Lock House than it does to Stubbing Square.  In principle, in relation to the setting of the listed buildings, new development has never been considered unacceptable, and no objection is raised on this basis with this scheme. 

Highway Considerations

Policy BE5 requires the design and layout of highways and accesses to ensure the safe and free flow of traffic, allow access by public transport where appropriate, provide convenient pedestrian routes/connectivity within the site and with its surroundings, while Policy T18 requires a maximum of two off street parking spaces to be provided in connection with a new dwelling.

As stated above previous applications for the development of this site have been refused on highway safety grounds. The most recent application was the subject of an appeal that was dismissed in 2006 following consideration at a hearing. The objectors to the current application (which include the Town Council) are particularly concerned about the deficiencies of the existing highway access, and it is recognised that the access is in many respects substandard. The Head of Engineering Services was consulted on the current application and made the following comments:

“The appeal application was for an unspecified number of residential development however, at the appeal in order to guide the Inspector an indicative number of 6 dwellings was used and this was backed up in the appellants Highway Statement with trip flow figures of traffic generation from a proposal of 6 units. Based on this the Inspector made his decision that a development could be created on the site but that the figures for 6 dwellings proved that there would be a significant increase in traffic that would be unacceptable. In assessing the present application the last judgement is the previous appeal and the views of the Inspector. He could have allowed the appeal subject to only one dwelling in not doing so he feels that there is scope for more than one and that the Local Authority should first assess any other number. Had the Inspector felt that that no extra development should be allowed he would stated that no additional traffic should be encouraged rather than as he did in saying that there should be no significant increase in traffic. For the purposes of traffic assessment at public appeals reference is made to the Institute of Highways and Transportation, as they are the governing body of the highway consultants. The Institute standard is that above 5% extra traffic in sensitive areas is significant. On this basis it would be difficult to substantiate an appeal on highway grounds for this application, which would be less that 5%.”

Having regard to the deficiencies of the access to the site, and the history of applications being refused, the merits of the application are finely balanced. However, in view of the comments of the Head of Engineering Services, it is considered that this application does not present a significant conflict with policy BE5 of the RUDP.

There is sufficient space within the site to provide parking in accordance in accordance with planning policy.

Trees and Landscaping 

Policy NE21 requires the layout to prevent the development being subject to an unacceptable degree of shade cast from the retained trees, the distances between the development and existing trees should be sufficient to ensure the continued health of the trees.

Adjacent to the site boundaries are a number of mature trees that add to the visual character of the area, none are covered by tree preservation orders.  The majority of the trees are outside the application site, but there are a number within the site which would require surveying, to assess their health and whether they can be retained as part of the landscaping details, as part of a conditioned tree survey.

Land Contamination

Due to the industrial past associated with the site a Phase One report was completed.  In accordance with the requirements of Policy EP10 it requires further investigation, a recommendation that the Head of Environmental Health has supported, which is proposed to be conditioned.

Flood Risk

The site is located between the Rochdale Canal and River Calder, and is within a flood risk area.  However, the Environment Agency has assessed the proposal and its accompanying flood risk assessment and raised no objection to the proposal subject to conditions.

Wildlife and Ecology

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 conservation value of the corridor.

The site currently contains blackthorn scrub which is a Calderdale Priority Habitat.  Although the site would be developed for three dwellings it does not propose developing the whole site and a large area towards the northern boundary would be free from development or driveway.  This area could utilised for mitigation to be agreed for the loss of the scrub and a condition to secure these details is included.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant outline 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.

Beverley Smith

Development Control Manager

Date: 5 April 2007 

Further Information

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

Julie White (Case Officer) on Tel No: 392224 

or 

Roger Lee (Senior Officer) on Tel No: 392241
Conditions 
1.
The development shall not begin until full details of the following matters as defined in the General Development Procedure Order 1995 (as amended) have been submitted to and approved in writing by the Local Planning Authority :    
(i)      appearance;
(ii)      landscaping;
(iii)     layout;
(iv)    scale, within the upper and lower limit for the height, width and length of each
         building stated in the application for planning permission in accordance with
         article 3(4) of the General Development Procedure Order 1995 (as amended)
The development shall thereafter be implemented in accordance with the details so approved and so retained thereafter.
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 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.
4.
The development shall only be carried out in accordance with the approved Flood Risk Assessment by Bullen Consultants ref. 102B398-01/001/B dated March 2004 and shall incorporate all the proposed mitigation measures into the development prior to occupation of the dwellings.
5.
Unless otherwise agreed in writing there shall be no buildings, structures (including gates, fences and walls other than existing) or raising of ground levels below the 103.53mAOD contour.
6.
Finished floor levels shall be set no lower than 103.83mAOD.
7.
There shall be no new buildings, structures (including gates, walls and fences) or raised ground levels within (a) 6 metres of the top of any bank of watercourses, and/or (b) 3 metres of any side of an existing culverted watercourse inside or along the boundary of the site unless otherwise agreed in writing by the Local Planning Authority.
8.
Before the site is cleared a scheme shall be submitted to secure mitigation for the loss of the blackthorn scrub which is present on the site.  The agreed details shall be implemented prior to the occupation of the development and shall be so retained thereafter.
9.
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.
10.
The development shall not begin until details of the service vehicle turning space including pedestrian route within the site have been submitted to and approved in writing by the Local Planning Authority. The turning space so approved shall then be provided before the development is brought into use and shall be retained at all times thereafter.
11.
The development shall not begin until details of a minimum of two off-street parking spaces per dwelling have been submitted to and approved in writing by the Local Planning Authority. The parking so approved shall then be provided before the first occupation of the dwelling and retained thereafter.
12.
The development shall not begin until the construction specification details of the service vehicle turning space and parking areas have been submitted to and approved in writing by the Local Planning Authority and shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway prior to the dwellings hereby permitted are first brought into use. The service area, drives and parking spaces shall be retained thereafter for that purpose for the occupiers of and visitors to the development.
13.
The details referred to in Condition 1 above shall include an accurate site survey showing all existing trees and hedges, indicating the positions, crown spreads and approximate height of all trees within and adjacent to the site. Each tree on the site shall be shown numbered. Trees and hedges to be retained and those proposed to be removed shall be clearly marked accordingly. The survey plan shall also show the siting of the proposed dwellings, hard-surfaced areas and the position and depth of all existing and proposed sewers, drains and services.
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:
07/00716/FUL

Ward:
 Hipperholme And Lightcliffe



  Area Team:
 Lower Calder


Proposal:
Proposed semi detached houses (Amended Plan)
Location:
Meadow Crest  Sutherland Road  Lightcliffe  Halifax  West Yorkshire
HX3 8SE
Applicant:
Mr & Mrs Strangeway
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


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

The site is within an established primary housing area, the plot backs onto Lightcliffe Stray. Properties adjacent to the site are predominantly large detached dwellings, the adjacent dwellings are circa 1930 although thee have been a number of more recently constructed properties opposite. A large detached dormer bungalow was present on the site, but that has since been demolished. This application is a revised scheme to 06/01861/FUL, which was granted approval for a large detached house. 

The applicant is wishing to construct a pair of semi-detached houses with detached garages, over 3 floors, the design is based on the envelope of the previously approved detached dwelling.   

Ward Councillors have requested for this application to be seen at Committee.

Relevant Planning History

06/01861/FUL Proposed detached house (including demolition of existing dwelling)

06/00365/HSE Extensions and alterations to existing bungalow including balconies to West & south elevations- Permitted- but never carried out
	Key Policy Context:

Regional Spatial Strategy for         S3 Urban and Rural Renaissance
Yorkshire and the Humber:            S4 Urban and Rural Design

                                                           H1 Distribution of additional housing

 PPG/PPS No :                                   3 Housing

	UDP Designation:


	Primary Housing Area



	UDP Policies:


	H2 Primary Housing Areas

BE1 General Design Criteria

BE2 Privacy, Day-ligting and Amenity

BE5 The Design and Layout of Highways and Accesses

T18 Maximum Parking Allowances

NE21 Trees and Development Sites. 


Publicity/ Representations
The application has been advertised with a site notice and neighbour notification.  Seven representations have been received one of which is a copy.

Summary of points raised
· Additional traffic congestion.

· The tree is not shown on the plan is this to be cut down?

· The building line appears to be closer to the road than other properties.

· The site is not large enough for two 4- bedroom houses.

· The property would result in high- density housing.

· The developer following this application will want to divide the properties again into 4 apartments.

· Cramming the proposal into a plot designed for a bungalow has an overbearing effect on neighbouring properties, with subsequent loss of privacy and erosion of character and nature of area. 

· The plans do not show the correct boundary – this is a wall not a fence belonging to Lynton. 

· The view of the stray will be obscured by this three-storey building. 

· The proposed application is a commercial venture

· There would be insufficient space for the owners of the proposed houses to have any space for a garden, thus detracting from the ambience of Sutherland Road.

· There are no semi-detached houses on Sutherland Road. 

Assessment of Proposal

Principle

The site is allocated as Primary Housing Area, Policy H2 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 is not harmed, and whenever possible is enhanced. The proposal is for a pair of semi-detached dwellings on the footprint of the old dwelling with materials proposed to match adjacent dwellings. Two detached garages one per dwelling, are proposed therefore there would be no loss of car parking provision. Given this it is felt the principle of the proposal is acceptable.   

Residential Amenity
In residential areas it is of critical importance to ensure that adequate space about buildings is achieved whilst recognising the need to make fullest use of housing land. The purpose of securing adequate space around dwellings is to prevent overlooking between new and existing dwellings, to ensure dwellings enjoy a reasonable level of light, and to allow for amenity spaces around dwellings for landscaping, gardens, play, sitting out and car-parking.

 Policy BE2 tackles this issue and states that proposals should not significantly affect privacy, day-lighting and private amenity space of adjacent residents. 

Northeast of the proposals are Treescape and Spinney Corner the nearest being 24m away. Given this there are no policy issues here.

To the southeast of the proposal is Friars Cragg. There is a distance of 9.2m between the proposed windows of the bathrooms, and basement gym/storage rooms (non habitable rooms) and their windows (Friars Cragg), this is an acceptable distance with regard to Annex A (Policy BE2) Privacy Day-lighting and Amenity Space. However in addition to this the agent has suggested that the proposed windows should be obscure glazed due to the nature of the rooms. 

To the northwest of the proposal is Lynton. There would be 12m away from the proposal. There are main aspect windows in the southeast elevation of Lynton that would face the proposed gym/storage windows in the basement, first floor bathroom, and attic bathroom windows, all proposed to be obscure glazed. This is considered to be an acceptable distance, disregarding the use of obscure glazing the distances from a side window to a main window is 12m thus in line with Annex A Policy BE2.      

The proposal will create a relatively small front garden, however the larger mature garden will be retained, divided into two with the existing screen hedge between the dwelling and the stray. Thus providing an adequate amenity space akin to a semi-detached dwelling for the occupiers of the houses.   

The design of the proposed dwelling has been carefully orientated so that the effects on neighbours are kept to a minimum the garages have been dug into the site particularly to reduce the impact on Friars Cragg. The main lounge windows and balconied windows of the property are to face towards the Stray and make the best use of this pleasing view.

Materials, Layout and Design
Under policy BE1 development proposals should contribute positively to the local environment through high quality design, where feasible 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. Proposed developments should retain, enhance any natural and built features, and be visually attractive and create a sense of local identity. 

The elevation, which faces the main road has a large bedroom window serving bedroom four. The shape of this window is thought to be too large and looks peculiar against the other windows in the building. It is considered the shape of this window should be rectangular to match the remaining windows in the building, a revised scheme showing this window may be able to be conditioned.     

In terms of materials the proposed dwelling will reflect the detailing of the older adjacent properties, in particular a traditional gabled design and materials including natural coursed stone and rendering with natural or artificial blue slate roofing tiles. The scale and height of the property of 9.7m, is considered in line with properties to the North and the siting of this semi-detached dwelling is not very different to the recently approved detached dwelling.  

The properties surrounding the site are all large detached dwellings, the design of this semi-detached dwelling is such that it replicates the design of a large detached house, and in comparison to the recently approved new detached house there are very little difference and even the height of the semi-detached house remains the same, allowing it to fit into the existing street scene.  

Given the above the proposal conforms with policy BE1.  

Highway Considerations
Two new detached garages are proposed to the side of the property, for each dwelling, this should allow for 3 off street car parking spaces per dwelling, which is in excess of policy guidelines. No objections on highway grounds have been raised however it is requested that the garage and off street parking is provided before first occupation and that driveway is sealed and drained. 

Trees and Landscaping 

To the small front gardens, shrub planting and containers will be used to provide landscaping and the existing screen hedges and mature garden to the rear will be retained together with timber boarded screen fence between the dwelling and the stray. 

The two protected trees, which stand in the footpath to the northeast are to be retained, a condition will be imposed which protects the trees whilst the driveway works are being created.  

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.

Beverley Smith

Development Control Manager

Date: 1 May 2007 

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

Sarah Johnson (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 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 northwest or south west elevations of the approved dwellings without the prior written permission of the Local Planning Authority.
3.
The glazing in the southeast elevation and northwest 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 dwellings and shall be so retained thereafter.
4.
Excavations in respect of the new accesses and driveways; where such works are beneath the crown spread of the protected trees; shall be hand dug only (ie, no mechanical plant, tools or equipment shall be used in respect of such excavations).
5.
Surface water and foul drainage shall be separated on site and if consent to discharge surface water to a combined sewer is contained, foul and surface water shall be interconnected in a chamber at the site boundary before discharge to the receiving sewer (or drain in the case of indirect connection). These arrangements shall thereafter be retained.
6.
Prior to commencement of any works onsite full details of the foul and surface water drainage for the development (including existing systems to be re-used) shall be submitted to and approved in writing by the Local Planning Authority. Details submitted should include all appropriate consents and agreements plus plans, long sections, hydraulic calculations and percolation tests where appropriate. The details 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 dwellings shall be occupied until the garaging/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.
8.
Before the development hereby permitted is first brought into use, the accesses shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
9.
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.
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 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.
11.
The development shall not begin until details of the treatment of all of the boundaries of the site including between the two approved dwellings have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwellings; and shall thereafter be retained.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.00 - 03
Application No:
06/02513/FUL

Ward:
 Skircoat



  Area Team:
 Upper Calder


Proposal:
Construction of two detached dwellings
Location:
Land Rear Of Tentercroft  39 Savile Park Road  Halifax  West Yorkshire  
Applicant:
Mr K Roberts
Recommendation:
Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


N/A
Representations:


 
      
Yes
Departure from Development Plan:

No
 
  
 
       


Consultations:
Group Engineer (Environment) Projects Team 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Recreation, Sport And Streetscene – Forestry Officer

Description of Site and Proposal

The site is located in the rear garden of Tentercroft at Savile Park Road in an established residential area to the south of Savile Park Road, and east of Savile Royd. The site area measures approximately 0.15 hectares.  The land is currently domestic garden containing lawns and trees and is set down below Savile Royd.

The proposal is for two detached dwellings and associated access road and parking/turning areas with access gained off Savile Royd, by the removal of a domestic garage in the south eastern corner of Savile Royd.  A new garage is to be provided to 20 Savile Royd to replace the one being removed on the access.   

Relevant Planning History

An application for outline planning permission for a residential development was refused in July 2005 due to lack of information in respect of flood risk (05/00647).  A further outline application for residential development was approved in September 2005 (05/01459) with access being approved at that stage and gained via the existing access to the host dwelling, 39 Savile Park Road.

	Key Policy Context:

	Regional Spatial Strategy for Yorkshire and the Humber


	H2
Sequential approach to the allocation 
of housing land

S3 
Urban and rural renaissance

S4 
Urban and rural design



	PPS No


	3
Housing



	RCUDP Designation


	Primary Housing Area



	RCUDP Policies 


	H2
Primary Housing Areas 

BE1 
General Design Criteria

BE2 
Privacy, Day lighting and Amenity 
Space

BE5 
The Design and Layout of Highways 
and Accesses

T18 
Maximum Parking Allowances

NE21 
Trees and Development Sites

EP9 
Development of Contaminated Sites


Publicity/ Representations:

Site notices have been posted and notification letters sent to near neighbours.  17 letters of objection have been received plus an objection from Cllr Wainwright who has requested the application be determined by Planning Committee.  One letter of support has been received.

Summary of Points Raised:

Objection
· Savile Royd as an access was discussed in the previous applications and described by the Head of Engineering Services as “often obstructed by on-street parking and the visibility to Savile Park Road/Rothwell Road is also restrictive”

· Parking and increased traffic issues on Savile Royd and surrounding streets

· Highway safety issues for vehicles and pedestrians, including children playing and walking to school

· Savile Royd is designated as a “Safer Route to School”

· Access for the site is at a blind corner of the road

· Savile Royd is inadequate in terms of width to provide safe sufficient access, including emergency services and waste disposal vans, and there are no pavements along sections of the road

· Additional traffic created by the proposal has been deflected away from the applicant’s property onto Savile Royd

· There is insufficient detail submitted in the plans regarding the access point onto Savile Royd

· Access from Savile Royd to Savile Park Road is restricted in terms of visibility

· Calderdale has already exceeded its housing provision target with this development therefore not needed

· The proposal will have a long term detrimental effect on the residents

· Loss of privacy

· The site notice did not give sufficient detail about the application

· The development poses a threat to protected trees

· The site is steep with dangers to the structural integrity of the banking

· Loss of visual screen

· Risk of damage to retaining walls and drainage 

· The proposed properties are not in keeping with the area

· The proposal will increase noise and pollution in the area

· Further development may be applied for on this site

· The proposal is for personal profit

Support

· The proposal will regenerate Savile Royd

· The access arrangements will improve the visual amenity of the area, replacing a domestic double garage

· Land is to be provided for the occupants of 20 Savile Royd for parking purposes, thereby reducing parking on the road.

Councillor Comments

· Exit from the site is inadequate

Assessment of Proposal

Principle of Development

The site is located within a Primary Housing Area in the Replacement Calderdale Unitary Development Plan and as such the main policy consideration is policy H2.  The policy supports proposals for new housing 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. The principle of the proposal has already been established on this site by the approval of outline permission for two dwellings as detailed above.

A key objective of PPS3 is to create mixed and sustainable communities, and to ensure that housing is developed in suitable locations which offer a range of community facilities and with good access to jobs, key services and infrastructure. This should be achieved by making effective use of land, with the priority for development being on previously developed land.    This proposal falls within the category of previously developed land as a garden area to an existing dwelling.

Residential Amenity

Policy BE2 seeks to ensure that new residential development respects the privacy and light of adjoining buildings, and that private amenity space is provided around it and protected around existing properties.

The proposed dwellings, accessed off Saville Royd, are to be constructed to the south of the host dwelling at Tentercroft.  The rear elevations of the proposed dwellings contain main lounge windows at ground floor and secondary windows at first floor at a distance of 23m from the main rear elevation of Tentercroft.  This distance complies with policy guidelines for distances between main elevations.  The properties will face south onto the private driveway towards the protected trees with Central Park beyond and below the site.  The side elevations of the properties contain no habitable room windows.  

There is sufficient space within the site to provide for private amenity areas to the proposed dwellings, with the ground floor lounge opening via French doors into a 5.5m length rear garden, whilst retaining a 17.5m length garden to Tentercroft.  The properties are of standard two storey construction, with no issues of overbearing or reduction in light to neighbouring property.  It is not anticipated that an existing ash tree will create any significant issues of shade cast on the adjacent proposed dwelling.

In this case, the proposal is considered acceptable in terms of policy BE2.

Materials, Layout and Design

Policy BE1 states that development should contribute positively to the local environment through high quality design.  Development should respect or enhance the established character and appearance of existing buildings and the surroundings.  

The proposed dwellings are of two storey construction and identical design.  They feature a front gable, hipped pitched roof, external chimney and integral garage with canopy over.  Window and doors are to have stone surrounds and the frames will be set in reveals.  The proposed materials are natural stone for the walls with either natural or artificial slate roofing The properties in the immediate area vary in type, size and materials from traditional period stone dwellings to pre-war stone and render semi-detached dwellings.  Whilst the proposed dwelling design features a hipped pitched roof and the surrounding properties have traditional ridged pitched roofs, the proposed dwellings will largely be screened from view due to the topography of the site, Tentercroft to the north, the access banking to the west, and trees along the boundaries to the east and south and will therefore not feature prominently in the streetscene. The proposed dwellings are considered to be acceptable in terms of RCUDP policy BE1.

Highway Considerations

Policy BE5 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 T18 seeks to ensure that adequate provision of off-street car parking to serve the development is provided.

This application differs from the previous outline approval in that the access is now to be gained off Savile Royd via a private driveway down into the site.  This will necessitate the removal of the current garage to 20 Savile Royd, but provides for a replacement within the application site.  Comments received from the occupants of 20 Savile Royd confirm that this is to be the case.  Full details of the replacement garage may be conditioned to be approved, however it’s siting adjacent to the western boundary is considered acceptable.    

The Head of Engineering Services has commented that this new access into the site is no worse than the previous access to the west of the host dwelling, Tentercroft, and could have some benefits in being more direct to a public highway.  Many of the objections refer to the on-street parking and congestion problems, however the site was inspected by Engineering Services in the evening and it is considered that there is sufficient capacity on Savile Royd to accommodate the traffic from two dwellings.  There is adequate parking and turning within the site.  The Head of Engineering Services has no objection subject to the parking/garaging facilities being made available prior to first occupation of the dwellings and relocating a street lighting column.

In this case therefore, the proposal is considered to comply with policies BE5 and T18.
Flood Risk

The site lies within a low flood risk area.  Following submission of the Flood Risk Assessment for the previous outline approval detailed in Relevant Planning History above, the Environment Agency has no objection.

Drainage
The application indicates mains drainage will be utilised.  The Head of Engineering Services has recommended conditions requiring surface water and foul drainage systems to be submitted for approval.

Land Contamination
Policy EP9 requires investigation of the site prior to development to assess the possibility of contamination and the need for remediation.  A phase 1 report has been submitted and found to be satisfactory by the Head of Environmental Heath.
Trees and Landscaping
Policy NE21 is concerned with trees located on or adjacent to development sites.  Several unprotected trees have already been cleared from the site.  There are protected trees outside the southern boundary to this site.  The Head of Recreation, Sport and Streetscene has commented that the siting of the proposed dwellings appears to be of sufficient distance away from any trees.  The protected trees outside the boundary are situated on a lower level and it would appear these trees will be unaffected by the development, including the proposed access driveway.  There is a large mature ash tree within the adjacent grounds (Higgins Close) to the south east corner of the site and whilst not protected by a Tree Preservation Order itself, may be considered to offer amenity value.  It is possible that the root area could be under threat from any major excavations that are required for the turning head.  Therefore, the Head of Recreation, Sport and Streetscene has recommended conditions protecting this tree from the impact of development by way of protective fencing and hand dug excavations. 

CONCLUSION
The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant outline 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.

Beverley Smith

Development Control Manager

Date:  3 May 2007
Further Information

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

Beatrice Haigh (Case Officer) on 01422 392201 

or 

Roger Lee (Senior Officer) on 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.
This permission shall relate to the application as amended by the plans marked B received on 7 February 2007 and the plans marked D, E & F received on 18 April 2007.
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 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.
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.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no windows or other openings shall be formed in the side elevations of the dwellings without the prior written permission of the Local Planning Authority.
7.
The development shall not begin until details of the treatment of the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwellings and shall thereafter be retained.
8.
No dwellings shall be occupied until the access, garaging, off street parking and turning facilities shown on the permitted plans for that dwelling have been constructed, surfaced and sealed and made available for the occupiers of that dwelling. These facilities shall thereafter be retained.
9.
Prior to commencement of any works, the lighting column as situated in the access junction to Savile Royd shall be moved to a position that shall first have been agreed in writing by the Local Planning Authority.
10.
Prior to commencement of any works on site full details of the foul and surface water drainage for the development (including existing systems to be re-used) shall be submitted to and approved in writing by the Local Planning Authority. The details so approved shall be implemented prior to the first operation of the development and retained thereafter.
11.
The development shall not begin nor shall any construction materials, plant or machinery be brought onto the site until a chestnut paling fence of a minimum 1 metre height or such other fencing as may otherwise be agreed in writing by the Local Planning Authority, has been erected in a continuous length at least 1 metre beyond the outer edge of the crown spread of the ash tree to the adjacent south east corner of the site. This fencing shall be retained until the completion of the development and no materials, plant or equipment shall be stored, no bonfires shall be lit nor any building or excavation works of any kind shall take place within the protective fencing.
12.
Excavations in respect of the development where such works are within 5 metres of the trunk of the ash tree to the south eastern corner of the site shall be hand dug only (ie, no mechanical plant, tools or equipment shall be used in respect of such excavations).
13.
Unless otherwise agreed in writing by the Local Planning Authority, the development shall not begin until a scheme of landscaping the site, which shall include details of all existing trees and hedges on the land, details of any to be retained and a replacement planting scheme, has been submitted to and approved in writing by the Local Planning Authority.
14.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following the occupation of the 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.
15.
Notwithstanding any details on the submitted plans, full details of the the replacement garage for the occupants of 20 Savile Royd, to include size and materials, shall be submitted to and approved in writing by the Local Planning Authority prior to development commencing.  The replacement garage shall be constructed in accordance with the details so approved and 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:
18.30 - 01
Application No:
06/02481/CON

Ward:
 Ryburn



  Area Team:
 Lower Calder


Proposal:
Conversion of barn to dwelling with loose boxes and garage
Location:
Great Greave Barn  Greave Road  Soyland  Sowerby Bridge  West Yorkshire
HX6 4NU
Applicant:
Mr R Booth
Recommendation:
Mindul To Permit
Head of Engineering Services  Request:

$  
Parish Council Representations:


Yes Objections
Representations:


 
    
Yes

Departure from Development Plan:

No
 
  
 
       


Consultations:
Recreation Sport & Streetscene - Countryside Section 
Ripponden Parish Council 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Building Consultancy 
Environment and Regeneration Group 
Ripponden Parish Council 
Group Engineer (Environment) Projects Team 
Environment Agency  
Description of Site and Proposal

The proposal relates to a detached barn, adjacent to, but now in different ownership from, the original farmhouse which is a grade II* listed building. The barn is listed in it’s own right as a grade II building. However, the barn is currently disused and is in a poor state of repair. Indeed, the barn is included on the Council’s ‘Buildings at Risk’ register due to its poor structural condition.

The proposal is to convert the barn into a residential dwelling. The works involved would entail extensive re-building to stabilise the walls. The proposals also include a proposed new garage building, a detached loose-box adjacent to the barn and the formation of a new access to serve the converted building.

The application is referred to Committee at the request of Councillor Thornber. 

Relevant Planning History

No history, other than the accompanying listed building application – 06/02482

	Key Policy Context:

Regional Spatial Strategy for         S4 Urban and Rural Design
Yorkshire and the Humber:            P2 Green Belts

                                                          N2 Historic and cultural resources
PPG/PPS No :                                  2 Green Belts

                                                       

	UDP Designation:


	Green Belt

	UDP Policies:


	H9 
Non-Allocated Sites
BE1 
General Design Criteria

BE2 
Privacy, Daylighting and Amenity Space

BE5 
The Design and Layout of Highways and Accesses

BE14 
Alteration and Extension of Listed Buildings

BE15 
Setting of a Listed Building

BE16 
Change of Use of a Listed Building

BE26 
Archaeological Recording

T10 
Safeguarding Public Rights of Way

T 18 
Maximum Parking Allowances
NE4 
Conversion or Change of Use of Buildings in the 
Green Belt

NE 21 Trees and Development Sites

EP13
Development Involving Non-Mains Drainage

EP14 
Protection of Groundwater


Publicity/ Representations

The application has been advertised with a site notice and neighbour notification letters. 7 letters of objection have been received and 1 letter of support. 

Summary of points raised
Objections:
· Building is not redundant and should be used for original purpose.

· Excessive glazing would change the character and would harm setting of Great Greave

· Proposed chimney is out of character.

· Excavations may affect neighbour’s building 

· Construction vehicles will damage the access track and field walls

· Disruption and mud from construction vehicles

· Access will interfere with trees and electric/telephone cables

· The barn is a bat roost

· The garage and loose boxes are proposed within the Green Belt

· Loss of privacy

· Concern over siting of septic tank

· No mains water is available

· Drainage problems

· Impact on public footpaths

Support:

· Agricultural nature/look to be maintained

· No extensions or inappropriate openings or materials are proposed

· Garage & loose box well sited and not intrusive.

· Would improve the area and preserve a lovely building.

Councillor Comments

· Loose boxes and garage would have an adverse effect on the architecture and historic character of the listed building

· Over-intensive use

· Not in keeping with surroundings

Parish Council Comments

Ripponden Parish Council raise objections on the grounds that the loose boxes and garage would have an adverse effect on the architectural and historic character of this listed building and over-intensive use of the site.

Assessment of Proposal

Principle

The site lies within the Green Belt where Policy NE4 allows the conversion of existing buildings, subject to a range of criteria being satisfactorily met. These include requirements for the form, bulk and design of the building to be in keeping with it’s surroundings, for the building to be of permanent and substantial construction so as to be capable of conversion without major reconstruction, for the conversion not to have a materially greater impact on the openness of the Green Belt than the existing use, that the proposal should not give rise to traffic, amenity, servicing or pollution problems, that adequate water supplies/drainage exist and that it would not harm other important interests such as the setting of a listed building, nature conservation interests and so on.

In this case, the building is clearly in keeping with it’s surroundings, being a traditional stone barn next to a listed farmhouse. It is of substantial construction, but it’s condition is such that significant amounts of rebuilding would be needed in order to stabilise the structure and allow for the conversion. Given that the building is listed in it’s own right, and is identified as a building at risk, it is considered that the degree of rebuilding identified is acceptable in order to restore the building and provide a future for it. The proposals show the building being provided with a limited residential curtilage and this is considered to be a reasonable minimum, and as such, would not have a material impact on the openness of the Green Belt. The construction of a domestic garage would have some impact, but it is well sited in relation to the other buildings in the group and further outbuildings could be controlled by the removal of permitted development rights by condition of planning permission. The development also relies upon a new section of access track across the corner of the adjacent field, but there is clearly little option other than doing this to provide a separate access. The limited harm to the Green Belt is considered to be off-set by securing the restoration of this listed building.

The proposed loose box is of a typical timber-built structure of an appropriate size and scale. Small scale loose boxes are considered to be appropriate within the Green Belt, subject to acceptable design and siting. In this case, the design is acceptable, and the siting is close to the other buildings in the group so as to minimise the impact on the Green Belt.

The other issues raised by Policy NE4 are considered in more detail below.

Residential Amenity

The occupiers of the adjacent farmhouse have raised a concern about loss of privacy. The proposal would result in habitable room windows being formed in the east and south elevations of the barn, both of which would give angled views towards Great Greave. The internal conservatory would also have views across the forecourt of Great Greave. However, given the angles involved, the window to window views would be restricted such that no significant privacy issues would arise and the proposal would comply with the guidelines set out in Annex A of the RCUDP.

The loose boxes are proposed to be sited approximately 40m away from Great Greave and would be screened from that property by the barn itself. The prevailing wind direction would also assist in minimising risks of smells, subject to an appropriate scheme for the storage and disposal of animal wastes being agreed. This would be the subject of a condition.

Materials, Layout and Design & Conservation Issues

These are considered in more detail in the accompanying application for Listed Building Consent. However, in summary it is considered that the proposals as amended are sympathetic to the character of the building and show that as much as possible of the original fabric of the building would be retained. 

The proposed garage is of appropriate scale and appearance, being proposed in natural stone and stone slate. The loose-box building is similarly considered to be of an appropriate design and sited such that it would not harm the setting of either the listed barn or the adjacent farmhouse.

Highway Considerations

Access to the site is via a track leading from Ash Hall Lane. The track is also the route of a Definitive Footpath. The Head of Engineering Services (HES) raises no objection to the proposal. In response to concerns about the impact on users of the footpath, the HES has commented that although some degree of intensification of vehicular movements would arise, it would not be significant enough to justify a refusal on highway safety grounds. There is another Definitive Footpath that would be crossed by the proposed access road into the yard of the converted barn, but the impact would be very minor and the HES considers that this would not be detrimental to users of the footpath.

Trees and Landscaping 

There is a line of trees bounding the access track leading to the site, and it would be necessary to remove some of these in order to form the new access into the yard for the converted barn. However, the loss of some of the trees, which are not considered to be of significant public amenity value, would not materially harm the visual amenity of the area. There would therefore, be no conflict with Policy NE21.

Drainage & Water Supply

The dwelling is proposed to be served by a septic tank. The Environment Agency has raised no objection to this, although conditions would be required to ensure an appropriate drainage design is provided. Water supply is to be provided via a connection from the mains supply.

Wildlife and Ecology

Several objectors have referred to the presence of bats at the barn. As such, it is considered that a bat survey would need to be undertaken before any works to the barn commence, and appropriate measures taken to protect the bats if they are confirmed to be roosting in the barn. A condition is proposed accordingly.

Other issues
The impact of construction traffic would be an unfortunate necessity, but would be of short-term duration and would not be a matter that could justify refusal. Any damage resulting from construction vehicles would be a private issue between the parties involved.

It should also be noted that the recommendation to be mindful to grant planning permission is due to the requirement for the accompanying application for Listed Building Consent to be referred to the Government Office before a final decision on that application can be made. It will be necessary to delay the final decision for the planning application until the outcome of that referral is known.

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

Beverley Smith

Development Control Manager

Date: 1 May 2007 

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

Peter Melhuish (Case Officer) on Tel No: 392265 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 plans marked C and D received by the Local Planning Authority on 30/03/07.

3.
The development shall not begin until samples of the facing material for the wall repairs to the barn, and for the garage, which shall be of natural stone to match the existing building in colour, texture, coursing and method of pointing, have been submitted to and approved in writing by the Local Planning Authority. 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.
The development shall not begin until samples of the roofing material for the re-roofing of the barn, and for the garage roof, which shall be of natural stone slate 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.
The development hereby permitted shall not begin until details of the materials, treatment 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 door frames shall then be installed in accordance with the approved details and so retained thereafter.
6.
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.
7.
Before the loose-box building is first brought into use, all external timber boarding shall be treated with a dark coloured preservative or paint and shall be so retained thereafter.
8.
The rooflights shall be of a 'conservation-type' design such that the windows are set flush with the plane of the roof.
9.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the garages shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of a private dwelling house) which would preclude the use for the housing of private motor vehicles.
10.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any order revoking and re-enacting that order) no development falling within Classes A - H inclusive of Part 1 of Schedule 2 of the said order shall be carried out without the prior written permission of the Local Planning Authority.
11.
The development shall not commence until details of the access drive, including gradient and verge treatments (including any retaining walls), have been submitted to and approved in writing by the Local Planning Authority. The access drive shall then be constructed in accordance with he details so approved prior to the first occupation of the building.
12.
No demolition or development to commence before the applicant has secured the implementation of a scheme to make provision for archaeological and architectural recording consistent with the proposed development, and details of that scheme have been submitted to and approved by the Local Planning Authority.
13.
Unless otherwise agreed in writing by the Local Planning Authority the development shall not begin until a bat survey has been carried out by a properly qualified expert in accordance with a scheme of investigation which first shall have been submitted to and approved in writing by the Local Planning Authority. Thereafter the development shall be carried out in full accordance with any recommendations contained in the surveys.
14.
The dwelling shall not be occupied until a mains water connection has been provided, and this shall be retained thereafter.
15.
The development shall not begin until details of the calculations of septic tank capacity and filter size, proposed method of disposal of final effluent and siting of the septic tank have been submitted to and approved in writing by the Local Planning Authority.  The septic tank shall meet the standard specified in BS6297:1983 "Design and Installation of Small Sewage Treatment Works and Cesspools".  The details so approved shall then be implemented before the first occupation of any part of the development and shall be retained thereafter.
16.
The development shall not begin until details of a scheme for 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.
17.
Before development in respect of the loose-boxes begins, details of the method of storage and access for collection of wastes from the premises shall be submitted to and approved in writing by the Local Planning Authority.  The approved measures shall be implemented in full before the loose boxes are brought into use and shall be so retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE
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  Area Team:
 Lower Calder


Proposal:
Conversion of barn to dwelling and new loose box and garage (Listed Building Consent)
Location:
Great Greave Barn  Greave Road  Soyland  Sowerby Bridge  West Yorkshire
HX6 4NU
Applicant:
Mr R Booth
Recommendation:
Mindful To Grant Listed Building Consent
Head of Engineering Services  Request:

  
Parish Council Representations:


N/A
Representations:
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Departure from Development Plan:
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Consultations:
Ripponden Parish Council 
Building Consultancy 
West Yorkshire Archaeology Service 
Environment and Regeneration Group 
Ripponden Parish Council 
English Heritage 
Society for Protection Ancient Buildings 
Council for British Archaeology 
Environment and Regeneration Group 
Environment Agency  
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 plans marked C and D received by the Local Planning Authority on 30/03/07.

3.
The development shall not begin until samples of the facing material for the wall repairs to the barn, which shall be of natural stone to match the existing building in colour, texture, coursing and method of pointing, have been submitted to and approved in writing by the Local Planning Authority. 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.
The development shall not begin until samples of the roofing material for the re-roofing of the barn which shall be of natural stone slate 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.
The development hereby permitted shall not begin until details of the materials, treatment 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 door frames shall then be installed in accordance with the approved details and so retained thereafter.

6.
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.

7.
The rooflights shall be of a 'conservation-type' design such that the windows are set flush with the plane of the roof.

8.
No demolition or development to commence before the applicant has secured the implementation of a scheme to make provision for archaeological and architectural recording consistent with the proposed development, and details of that scheme have been submitted to and approved by the Local Planning Authority.

9.
Unless otherwise agreed in writing by the Local Planning Authority the development shall not begin until a bat survey has been carried out by a properly qualified expert in accordance with a scheme of investigation which first shall have been submitted to and approved in writing by the Local Planning Authority. Thereafter the development shall be carried out in full accordance with any recommendations contained in the surveys.
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