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CALDERDALE METROPOLITAN BOROUGH COUNCIL

PLANNING COMMITTEE                                     

WARDS AFFECTED: MORE THAN THREE

Date of meeting:  16 May 2006

Chief Officer:  Head of Planning and Regeneration

1.        SUBJECT OF REPORT

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

(i)
Executive Summary

(ii)
Individual Applications

2.        INTRODUCTION

2.1
The attached report contains two sections.  The first section (yellow sheets) contains a summarised list of all applications to be considered at the Committee (including a recommended decisions) 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.  Where an asterisk is applied to a condition number this indicates that the inclusion of the condition brings the proposal within Council policy.

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

the Head of Regeneration and Planning may be appropriate then consideration of the application will be deferred. The Head of Planning & Regeneration will provide a further written report to a future meeting of the Committee setting out the suggested reasons for refusal or permission together with comments from the relevant officers. 

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

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

3.         IMPLICATIONS ARISING FROM REPORT

3.1       Planning Policy

These are set out separately in each individual application report.

3.2      Sustainability

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

3.3      Equal Opportunities

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

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

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

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

3.4     Finance

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

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

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

Reference:   6/00/00/CM



Duncan Hartley

Date:

1 September 2005


Head of Regeneration and Planning

______________________________________________________________________________

FOR FURTHER INFORMATION ON THIS REPORT CONTACT:

Mrs B J Smith



TELEPHONE :- HX 357257   Ext.  2216

Development Control Manager (Planning Services)

DOCUMENTS USED IN THE PREPARATION OF THIS REPORT:

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

2.
Office of the Deputy Prime Minister

3.
Calderdale UDP (including any associated preparatory documents)

4.
Related appeal and court decisions

5.
Related planning applications

6.
Relevant guideline/good practice documents

DOCUMENTS ARE AVAILABLE FOR INSPECTION AT:

Planning Services, Northgate House, Halifax   HX1 1UN.

NON EXEMPT DOCUMENTS ARE AVAILABLE FOR INSPECTION AT:

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

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

Extension No. 2237 to make arrangements for inspection.

List  of  Applications at Committee 16 May 2006

Time
     App No.               Location

   Proposal                        Ward
           Page No.

& No.


      
	
	
	
	
	
	

	15.00
	05/02266/CON
	Croft House

4 New Road

Hebden Bridge

West Yorkshire

HX7 8AD
	Conversion of part first floor, second and loft area to 3 no. self contained flats including external works and inset roof terrace
	Calder


	7 - 14



	
	
	
	
	
	

	15.00
	04/01530/OUT
	Land At Cherry Tree Farm

Brighouse & Denholmegate Road

Shelf

Halifax
	Detached dwelling with new access (Outline)
	Northowram And Shelf


	15 - 20



	
	
	
	
	
	

	15.00
	05/02506/FUL
	Site Of Spring Mill

Ramsden Wood Road

Walsden

Todmorden

West Yorkshire
	Construction of 32 residential dwellings which includes 19 detached, 12 townhouses & one apartment
	Todmorden


	21 - 32



	
	
	
	
	
	

	15.00
	06/00458/REM
	The Richard Oastler

Bethel Street

Brighouse

West Yorkshire

HD6 1JN
	Variation of condition two of permission 98/00622/CON and condition two of permission 05/02177/REM to allow for hours of operation in accordance with Licensing Authority
	Brighouse


	33 - 37



	
	
	
	
	
	

	15.00
	06/00392/COU
	2 Halifax Road

Shelf

Halifax

West Yorkshire

HX3 7NT
	Change of use from litho printers to fish and chips shop (A5)
	Northowram And Shelf


	38 - 43



	
	
	
	
	
	

	15.30
	06/00397/FUL
	Land Adj

66 Pinnar Lane

Southowram

Halifax
	Proposed detached house
	Town


	44 - 50



	
	
	
	
	
	


	15.30
	05/02529/FUL
	Land At Vine Industrial Estate

Elland Road

Brookfoot

Brighouse
	Proposed unit & yard for the use of vehicle repairs, 24 hour vehicle recovery & vehicle pound
	Brighouse


	51 - 56



	
	
	
	
	
	

	15.30
	06/00313/FUL
	Land Adj

2 Harvelin Park

Todmorden
	Detached dwelling with integral granny annex
	Calder


	57 - 63



	
	
	
	
	
	

	15.30
	06/00132/COU
	19 Boothtown Road

Boothtown

Halifax

HX3 6EU
	Conversion to three bedsits (upper floors) with minor external alterations
	Town


	64 - 69



	
	
	
	
	
	

	16.00
	06/20030/TPO
	Albert Mills 

Gratrix Lane

Sowerby Bridge

West Yorkshire

HX6 2PT
	Remove five trees, two stems and replace with fortyeight trees (Tree Preservation Order)
	Sowerby Bridge


	70 - 74



	
	
	
	
	
	

	16.00
	06/20053/TPO
	Pennine Lodge 

Burnley Road

Todmorden

OL14 5LB
	Removal of 18 trees and pruning of 12 trees (Tree Preservation Order).
	Todmorden


	75 - 80



	
	
	
	
	
	

	18.00
	06/00366/FUL
	Site Of East And West Hadlow

Albert Promenade

Halifax

West Yorkshire
	Demolition of existing dwelling and construction of twenty-one apartments
	Skircoat


	81 - 92



	
	
	
	
	
	

	18.00
	06/00367/CAC
	Site Of East And West Hadlow

Albert Promenade

Halifax

West Yorkshire


	Demolition of existing dwelling and construction of twenty-one apartments (Conservation Area Consent)
	Skircoat


	93 - 97



	
	
	
	
	
	

	18.00
	05/02567/FUL
	Site Harehill Works

Windsor Road

Todmorden

OL14 5JY
	Construction of 17 residential units
	Todmorden


	98 - 108



	
	
	
	
	
	


	18.30
	06/00319/FUL
	2 Westercroft Lane

Northowram

Halifax

West Yorkshire

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


	109 - 116



	
	
	
	
	
	

	18.30
	05/02097/FUL
	Thorn Bank

New Road

Luddenden

Halifax
	Conversion of the coach house and the construction of three dwelling houses
	Luddendenfoot


	117 - 125



	18.30
	06/00079/CON
	North Midgelden Barn

Bacup Road

Todmorden
	Conversion of redundant barn to form dwelling.
	Todmorden


	126 - 134



	18.30
	06/00081/LBC
	North Midgelden Barn

Bacup Road

Todmorden
	Conversion of barn to form dwelling. (Listed Building Consent)
	Todmorden


	135 - 139



	
	
	
	
	
	

	19.00
	06/00433/FUL
	Former Commercial Garage

Oldham Road

Ripponden

Sowerby Bridge
	Substitution of house types to plots 1-33 and 56-63 (Pursuant to Planning Application No 04/01778/FUL)
	Ryburn


	140 - 147



	
	
	
	
	
	

	19.00
	06/00179/FUL
	Caldene Business Park

Burnley Road

Mytholmroyd

Hebden Bridge
	Proposed industrial unit B amended scheme.
	Luddendenfoot


	148 - 155



	
	
	
	
	
	

	19.00
	06/00265/FUL
	Trimmingham Garage 

Burnley Road

Halifax

West Yorkshire

HX2 7JG
	Two new semi detached houses with four car parking spaces.
	Warley


	156 - 163



	
	
	
	
	
	



+      Head of Engineering Services recommends Refusal

$      Head of Engineering Services requests that conditions be applied

___________________________________________________________________________














SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 01

Application No:
05/02266/CON

Ward:
 Calder



  Area Team:
 Upper Calder


Proposal:

Conversion of part first floor, second and loft area to 3 no. self contained flats including external works and inset roof terrace

Location:

Croft House  4 New Road  Hebden Bridge  West Yorkshire  HX7 8AD

Applicant:

Sunny Office Ltd

C/o Studio BAAD  Linden Mill  Linden Road  HEBDEN BRIDGE

HX7 7DN

Recommendation:
Permit

Policy Implication:
 



 


Head of Engineering Services Request:

  

Departure:





No

Parish Council Representations:


Yes Objections

Representations:
 
  
 
       
Yes

Consultations:

Engineering Services - Network Section 

Group Engineer (Environment) Projects Team 

Environmental Health Services - Pollution Section 

Hebden Royd Town Council 

Environment Agency 

Description of Site and Proposal

The site is located on the northern side of New Road, opposite the Marina and Visitor Centre, on the main route through Hebden Bridge town centre, and lies within the Conservation Area.  The property is Croft House, 4 New Road, which occupies a corner position on New Road/Albert Street, and is a substantial three storey stone building at the end of a terrace.  Its current use is as part of Moyle’s Hotel, with the ground floor in restaurant use, and the first and second floors used for staff accommodation.

The application seeks approval for the conversion of part of the first floor, the second floor and loft area to 3 no self-contained flats including external works and inset roof terrace.  It should be noted that part of a previous approval detailed below (02/00492) is intended to be implemented along with this current scheme, i.e. 3 flats from 02/00492 together with the current application for 3 flats, giving a total of 6 flats.

Relevant Planning History

Approval was granted in May 2002 for the conversion of former offices to form 6 self-contained flats under planning reference 02/00492.  This permission has not been implemented but remains valid. Approval was subsequently granted on in June 2004 for the change of use of the existing offices to for part of the hotel use(ref 04/00796).  

A current application for a new disabled access and escape terrace with ambulant disabled steps, stair lift and canopy (05/01837) which extends along the full length of the property known as Moyle’s, 4-10 New Road, was deferred for a refusal report at Planning Committee on 25 April 2006.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	N2 
Historic and cultural resources

S3
Urban and rural renaissance

S4
Urban and rural design

H2 
Sequential approach to the allocation of 
housing land



	PPG No
	3
Housing

15
Planning and the Historic Environment

25 
Development and Flood Risk



	UDP Designation
	Town Centre

Conservation Area

Wildlife Corridor



	UDP Policies
	H1 
Layout and design

N2 
Compatibility with area’s character

N4 
Design, layout and use of materials

N6 
Privacy and daylight

N37 
Conservation Areas
N39
Effects of development in Conservation 
Areas

N78
Development near watercourses and 
floodplains
N93
Resistance to noise sensitive uses near 
noise sources

T23
Provision of parking in town centres




Publicity/ Representations:

Site and press notices were posted and notification letters sent to near neighbours.  One objection has been received.

Summary of points raised:

· Objection to the external appearance of the building in the Conservation Area, in particular the proposed roof terrace which spoils the attractive and prominent frontage of the property

· The alteration to a door of the long thin staircase window to the rear will spoil the external appearance and destroy a feature of the house.

· The opaque section of the fence would detract from the external appearance.

Town Council Comments

Hebden Royd Town Council comment as follows:

 “Objection – inappropriate development in a Conservation Area.  The long window in the rear elevation is an important feature and the proposed roof terrace destroys the continuity of the roofscape of this prominent building.  The balcony and awning must not be considered as part of this application.”
Assessment of Proposal

Principle of development 

Policy H1 of the UDP supports proposals for residential development, including changes of use, provided that harm is not caused to the environment, residential amenity of the area, highway safety or any other interests of acknowledged importance, and where the proposal is consistent with other relevant UDP policies.  This building already has an existing approval for conversion into 6 flats with the principle of the proposal already therefore established.

Residential Amenity

Policy N6 of the UDP seeks to ensure that new development respects the privacy and daylighting of occupants of adjoining buildings.  In this case, it is considered that the proposal will not cause any overlooking problems of nearby properties, complies with policy N6 and is therefore acceptable.

Policy N93 is concerned with noise pollution, in particular the introduction of noise sensitive uses next to existing noise sources, which in this case relates to flats in close proximity to the hotel use.  With reference to the residential amenity of the prospective occupants of the flats, the Head of Environmental Health has commented that occupiers would be subjected to sound transference from the restaurant. In order to overcome this concern a condition is recommended for the submission and approval of a scheme for the adaptation of the building so as to provide adequate resistance to the transmission of airborne and impact sound between the flats and the adjoining building.  The Head of Environmental Health also recommends that the scheme should include measures to control noise between the individual flats, but this is an issue that is covered under Building Regulations approval and is therefore not necessary.

Additionally, there are several premises in the vicinity which may give rise to noise disturbance to the occupiers of the proposed flats.  To the south of the development is the main trunk road, New Road, through Hebden Bridge.  To the north on Albert Street is a public house. 

Customers leaving the premises may create noise disturbance during sensitive hours.  In order to protect the occupiers of the proposed flats it is recommended that a condition be attached requiring acoustic double glazing. 

Materials, Design and Conservation Issues

Policy N2 of the UDP seeks to ensure that development proposals respect the established character of their surroundings in terms of scale, form and materials.  Policy N4 seeks good design, layout and appropriate use of materials in all development.  This site is also within Hebden Bridge Conservation Area, and as such, policies N37 and N39 apply which seek to preserve or enhance the character and appearance of Conservation Areas.

It is proposed to implement part of the previous permission (02/00492) utilising the ground floor and part of the first floor.  The current application refers to the remaining part of the first floor, the second floor, loft area and the inset roof terrace.

There are no new openings proposed in the elevations apart from a new door to the north elevation located underneath the existing long window which will have its lower cill raised to accommodate the doorway.  It is proposed to install new stone jambs to match existing and a timber door.  Notwithstanding the concerns expressed in the objections it is not considered that a reduction in this window length and insertion of the door would detract from the character or appearance of the building, although it is also worth noting that this new doorway gained approval under the previous permission 02/00492.

It is proposed to install 4 rooflights in the northern gable roof, 2 on each plane of the pitched roof.  These are to be conservation type velux rooflights.

The main alteration to the external appearance of the property is the proposed installation of an inset roof terrace to the south facing roof which faces towards the main road and the marina.  It is proposed to inset the terrace in the roof between the two window gable features to this south elevation, siting it above the smaller of the arched windows at the upper floor level.  It is proposed to clad the floor and the rear of the inset terrace with stained recycled timber, a sample of which has been submitted, with a dark stain finish.  A 1.1m steel balustrade painted dark grey to match the colour of the roof is to be installed to the front of the terrace.  Double glazed units with low reflective treatments are to be installed to the sides of the terrace.   The Conservation Section has been consulted regarding the use of these materials and are satisfied that the proposal would not harm the appearance and character of the Conservation Area.

In respect of the proposed roof terrace, it could be argued that it would interrupt an otherwise ‘clean’ expanse of roof in a very prominent location, which is a point the objector has raised, with the possibility of creating a precedent for further development of this nature within the town.  However, other similar roof terraces of a similar design have been approved elsewhere within the town and within the Conservation Area, some of which are in prominent locations, most notably at Melbourne Mill on Brunswick Street where a series of terraces has been inset along the roof to the front of the premises, facing over Market Street.  

It is proposed to construct a new natural stone wall to the boundary of the north and east elevations with Albert Street, around the rear yard area.  This wall would be 0.3m high with galvanised steel railings on top to reach a total height of 1m. A condition is included for boundary treatment details to be submitted, with a black finish considered to be appropriate for the railings. 

The proposal is considered to respect the established character of the area and is acceptable in terms of UDP policies N2 and N4 regarding scale, form, design and materials.  It is also considered to preserve the character and appearance of the Conservation Area, and acceptable in terms of UDP policies N37 and N39.

Highway Considerations

The site lies within the town centre of Hebden Bridge.  As such, UDP policy T23 applies, which does not require the provision of car parking within development. The Head of Engineering Services has no objection to the application.
Flood Risk

The site lies within the high risk flood zone of Hebden Bridge as identified by the Environment Agency.  The Agency initially objected to the proposal, however following negotiations and the submission of amended plans to remove any proposed conversion on the ground floor, the Agency withdraw its objection. 

Other issues
The plans indicate that wheelie bins are to be used for the development.  The Head of Environmental Health has advised that the compaction vehicles which collect and remove domestic waste will not be able to empty from these bins and the Cleansing Service would like to see standard refuse bins used instead.  A condition is recommended requiring the details of the method of storage and access for the collection of waste to be submitted for approval prior to commencement of the development.

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 10 April 2006

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 A, B & C received by the Local Planning Authority on 22 February 06 and 30 March 06.

3.
Notwithstanding any details shown on the permitted plans, the heads, cills and jambs of windows and doors shall be constructed using natural stone to match the facings of the existing building, unless otherwise agreed in writing by the Local Planning Authority and shall be so retained thereafter.
4.
The rooflights hereby permitted shall be low profile, "conservation type" rooflights, details of which shall be submitted to and approved in writing by the Local Planning Authority before the development begins.  The rooflights shall be installed in accordance with the approved details before any of the flats are occupied and shall be so retained thereafter.
5.
Notwithstanding any details on the submitted plans and unless otherwise agreed in writing by the Local Planning Authority, the floor and rear elevation of the inset roof terrace hereby permitted shall be clad in timber which has been treated with a dark preservative in accordance with the sample submitted on 30 March 2006 and shall be so retained thereafter.
6.
Notwithstanding any details on the submitted plans, and unless otherwise agreed in writing by the Local Planning Authority, the balustrading to the front of the inset roof terrace and the fencing to the Albert Street yard area shall be finished in a dark neutral colour, details of which shall be submitted to and approved in writing by the Local Planning Authority before the development begins.  The balustrading and fencing shall be finished in accordance with the details so approved before any flats are occupied and retained as such thereafter.
7.
The development shall not begin until a scheme for the adaptation of the building so as to provide adequate resistance to the transmission of airborne and impact sound between the flats and the adjoining hotel, has been submitted to and approved in writing by the Local Planning Authority. The scheme so approved shall then be implemented prior to the first occupation of any of the flats and shall be retained thereafter.
8.
No development shall commence until a scheme for double glazing in the dwelling has been submitted to and approved in writing by the Local Planning Authority.  This scheme shall provide for acoustic double-glazing and ventilation which shall be fitted to all elevations such that the LA10 (18 hour) within the flats with the windows closed shall not exceed 30 dB. The scheme so approved shall thereafter be implemented prior to the first occupation of each dwelling and shall be so retained thereafter.
9.
Before the development begins details of the method of storage and access for the 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.
10.
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.
11.
Notwithstanding the submitted details, the development shall not begin until details of the treatment and colour finish 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 any flat and shall thereafter be retained.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 02
Application No:
04/01530/OUT

Ward:
 Northowram And Shelf



  Area Team:
 Lower Calder


Proposal:
Detached dwelling with new access (Outline)
Location:
Land At Cherry Tree Farm  Brighouse & Denholmegate Road  Shelf  Halifax  West Yorkshire
Applicant:
Messrs Thompson
C/o Atkins Priestley Ltd  5 Grove Crescent  Luddendenfoot  HALIFAX
HX2 6NP
Recommendation:
Permit (Outline)
Policy Implication:
 



 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Environment Agency  
This application was deferred at Planning Committee on 2 August 2005 for issues relating to land ownership to be clarified. This issue has now been resolved.

Description of Site and Proposal

The site is located off Brighouse and Denholmegate Road, to the north-west of the Stone Chair roundabout in Shelf. The site is currently occupied by a triple stone built garage. 

The proposal is an outline application for one dwelling, with siting and access to be considered at this stage.

Relevant Planning History

An application in 2004 for two dwellings was refused on the grounds of being contrary to Policies H1, H4 and N6 (Application No 04/00563).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1
Distribution of additional housing

H2 
Allocation of housing land

H4 
Housing size, type and affordability



	PPG No
	3
Housing



	UDP Designation
	Primary Housing Area



	UDP Policies
	H1
Layout and design

H4
Primary Housing Areas

N2
Compatibility with area’s character

N6
Privacy and daylight

T3
Design of highways and accesses

T19
Car parking guidelines




Publicity/ Representations:

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

Summary of points raised:

· Land ownership concerns

· Over-development of site

· Windows will overlook third party land

· Parking and access concerns

Assessment of Proposal

Principle of development

The proposal is located within a Primary Housing Area and is therefore assessed under Policy H4, where support is given to proposals for new housing providing that no unacceptable environmental, amenity, traffic or other problems are created and the quality of the existing housing area is not harmed.

The site is defined as brownfield land as it falls within the domestic curtilage of the applicant’s dwelling.

Layout and Design

The proposal will pre-dominantly occupy the existing footprint of the garage block.     

The footprint of the proposed dwelling occupies a large part of the site, leaving only a small area of land, mainly to the south and west of the proposal, as amenity space. The amenity space is limited due to space required for vehicular access to adjacent dwellings – namely the rear of the applicant’s dwelling. This is a marginal issue with the application, but having regard to similarly tightly drawn curtilages found with existing dwellings in the immediate area, this is not a concern so overwhelming as to justify a refusal.

The design and materials are to be assessed as reserved matters.

Access and Parking

A new access will be provided adjacent to the existing onto Brighouse and Denholmegate Road.  Tandem parking for 2 vehicles off-road is provided in the northern corner of the site. The Head of Engineering Services raises no objection subject to a surfacing condition.

The access and parking accords with Policies T3 and T19.

Privacy and Daylight

Policy N6 of the UDP seeks to ensure amongst other things that private amenity space is provided with new dwellings and protected around existing buildings. 

Following amendments and clarification of the submitted proposals, a distance of 9m is achieved from the proposed dwelling to the gable end of Cherry Tree Cottage. As there are habitable room windows in the Cottage, provided that no habitable windows are formed in the proposed facing elevation the siting would satisfy policy N6 guidelines. There are though no restrictions in terms of distances relating to the other elevations and therefore it is considered that a dwelling could be sited in this location which provides an adequate level of amenity to potential occupiers.

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.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 13 April 2006

Further Information

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

Mike Harris (Case Officer) on Tel No:  392233

or

Roger Lee (Senior Officer) on Tel No:  392241
Conditions 
1.
The development shall not begin until full details of the following matters have been submitted to and approved in writing by the Local Planning Authority :
(i)
the design of the building(s),
(ii)
the external appearance of the building(s),
(iii)      the landscaping and boundary treatment.
The development shall thereafter be implemented in accordance with the details so approved and so retained thereafter.
2.
This permission shall relate to the application as amended by the revised plan marked B received by the Local Planning Authority on 14 December 2005.

3.
Before the development hereby permitted is first brought into use, the access, parking and turning areas shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
4.
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 to 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.
5.
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.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 03
Application No:
05/02506/FUL

Ward:
 Todmorden



  Area Team:
 Upper Calder


Proposal:
Construction of 32 residential dwellings which includes 19 detached, 12 townhouses & one apartment
Location:
Site Of Spring Mill  Ramsden Wood Road  Walsden  Todmorden  West Yorkshire
OL14 7UD
Applicant:
Elite Homes North West Ltd
Redwood House  Woodlands Park  Ashton Road  NEWTON-LE-WILLOWS
WA12 0HT
Recommendation:
Mindful To Permit Subject To Legal Agreement
Policy Implication:
 



 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


Yes Objections
Representations:
 
  
 
       
Yes
Consultations:
Environmental Health Services - Pollution Section 
Engineering Services - Network Section 
West Yorkshire Police ALO 
Group Engineer (Environment) Projects Team 
Environment Agency 
Education Services 
Housing Services 
Recreation, Sport And Streetscene – Forestry Officer

West Yorkshire Passenger Transport Exec 
Yorkshire Water Services Ltd 
Recreation Sport & Streetscene - Countryside Section 
Recreation Sport & Street Scene - Development Unit 
Todmorden Town Council 
This application was initially considered at Planning Committee on 29 March when Members deferred a decision to enable negotiations over affordable housing to be conducted with the applicant.  Further comments on this issue are included in the report under the sub-heading of ‘Affordable Housing’.
Description of Site and Proposal

The site has an area of approximately 1.6 hectares and was in industrial use until 2001 when fabric printing operations ceased.  The site was made up of a number of buildings ranging from an early 19th century mill building to modern industrial sheds.  Most of these buildings have now been demolished although the older buildings towards the front of the site are still in situ. 

The proposal is for the construction of 32 dwellings, including a mix of detached, semi-detached and terraced town houses.  The application also includes improvements and upgrading of Ramsden Wood Road in order to bring it up to adoptable standards.  The application is accompanied by a design statement and an assessment of the costs associated with bringing the site forward for residential development having regard to the issue of affordable housing provision.

Relevant Planning History

An outline application for residential development (No 02/00653), with all matters reserved for future consideration, was considered by Members of the Planning Committee on 24 September 2002.  Members were mindful to grant outline permission subject to a legal agreement being entered into in relation to the provision of affordable housing.  That agreement has since been signed and the outline permission issued.

A full application for 24 dwellings (No 03/01735) was refused at Planning Committee on 16 December 2003 on the grounds that the proposal failed to include provision for affordable housing and the level of density represented an inefficient use of the land.

A reserved matters application (no 04/0457) was submitted in November 2004, but was withdrawn.

An application for the construction of 32 dwellings (05/00104) and a linked application for 5 dwellings (no 05/00320), which cumulatively would have resulted in 36 dwellings in total, was considered at Planning Committee on 6 December 2005. Members decided to defer a decision on both applications in order for further information to be submitted in relation to the costs associated with the development of 36 dwellings having regard to the intention not to provide affordable housing, and for further consultation to include local residents with regard to alterations to the junction of Ramsden Wood Road and Rochdale Road.  These applications have recently been withdrawn.

All of these applications were submitted by Skipton Properties who have now sold the site to another developer.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	S4
Urban and rural design

H1
Distribution of additional housing

H2
Sequential approach to the allocation of 
housing land



	PPG No
	3
Housing

	UDP Designation
	Primary Employment Area

Wildlife Corridor

	UDP Policies
	E10 
Loss of employment land and buildings

H1
Layout and design

H14
Affordable housing

N2
Compatibility with area’s character

N4
Design, layout and use of materials

N5 
Design, layout and crime prevention

N6 
Privacy and daylight

N59
Wildlife corridors

N60
Protection of wildlife habitats

N68 
Guidelines for protection and planting of 
trees

N95
Contaminated Land

CF18
Education, infrastructure provision for new 
housing development

T3
Design of highways and accesses

T19
Car parking guidelines


Publicity/ Representations:

The application has been publicised with site and press notices as well as neighbour notification letters.  7 letters of representation have been received, of which 3 are outright objections to the development, 1 is in support and the other 3 raise a number of issues, but are not in objection.

Since the application was considered at the 29 March meeting, one resident has written a further letter to express concerns that an insistence on affordable housing would prejudice the viability of the development and therefore put at risk the public benefit of upgrading Ramsden Wood Road to an acceptable standard.

For the record, the points made in the initial representations on the application were as follows:
Summary of points raised:

· Concern about road safety – Rochdale Road is a busy main road, Ramsden Wood Road is narrow and has a lot of roadside parking.  Extra traffic will worsen the situation
· There should be traffic calming measures on Ramsden Wood Road and a speed restriction to 20mph to slow down traffic
· All roads, walls and bridges need to be adopted
· What provision is to be made for bats

· There is no affordable housing

· The footpath outside the plots should be made up properly to avoid rubbish being dumped there

· Is it the dam at the bottom or top of the site that is to be filled?

· The road should be adopted before development begins, in consultation with residents

· Adoption of the sewer should include the common sewer, and again should include consultation with residents

· A short section of the unadopted part of Ramsden Wood Road, used as a footpath, should be dedicated as a public right of way

· Adequate provision of parking should be made for residents of the cottages opposite the Mill.

· Site is of natural beauty and within a Conservation Area and the dwellings would have a detrimental impact on visual amenity

· Possible contamination to the environment from the previous land use

· Can local schools cope with the extra demand?

Town Council Comments

The Parish and 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 comments as follows:

“Members recommend refusal due to the lack of affordable housing, lack of consultation with the residents, the need for more information on traffic movements in the area, and the concern that Ramsden Wood Road is too narrow and dangerous at the Rochdale Road junction to support any more traffic.”
Assessment of Proposal

Principle – Employment Issues

The site is located within a Primary Employment Area in the adopted Unitary Development Plan and that allocation is proposed to be retained in the draft replacement plan. The principle of re-developing the site for residential purposes was established at the time that the outline application was considered and there has been no change in circumstances since then to warrant a different view being taken.  The site is not considered to be realistically capable of supporting employment generating uses because of its poor access and the sloping and split level nature of the site itself, which makes it unattractive to the needs of modern business. 

The Economic Development Manager has previously advised that he has no objection to the loss of this site to housing.

There is no objection, therefore, to the loss of this site from employment use having regard to UDP Policy E10.

Principle – Housing Issues

With regard to the advice contained in PPG3 the site is clearly previously developed and therefore meets one of the main criteria of the PPG in that it is a brownfield site. PPG3 also promotes development in sustainable locations and whilst it could not be said that this site is in an ideal location having regard to proximity to local services and public transport infrastructure, it is not so far removed from these facilities as to be against the advice in the PPG and clearly this was not raised as an over-riding concern at the outline stage.

The other key issue is that of density of development.  PPG3 recommends that new development proposals should make an efficient use of land and that a minimum density of 30 dwellings per hectare should be achieved.  This development proposes 32 dwellings on an area of 1.6 hectares, which equates to a density of around 20 dwellings per hectare, which is below the level recommended.

However, there is a significant constraint on this site, and that is the suitability of the access to take a more intensive level of development. A condition of the outline planning permission required that the development should be for no more than 32 dwellings and this was motivated by the status of the access road and a comparison of the level of traffic that could be generated by a continued industrial use of the site.

In these circumstances, therefore, a lower level than 30 dwellings per hectare can be supported.  

Education

Based on the method recommended by the Audit Commission for calculating the number of school age children that would be yielded by the development, a development of the extent proposed would be likely to produce a demand for 7 primary school places and 5 secondary school places.

Schools and Children’s Services advise that the site is more than 3 miles from the nearest secondary school, Todmorden High, although there are surplus places at the school, as there are at primary school level.

Affordable Housing

The site is above the threshold for the provision of affordable housing, both in terms of site area and housing numbers.

The outline permission included a legal agreement relating to the provision of affordable housing although there was a clause inserted in that agreement to the effect that the requirement for this could be waived if the applicant was able to produce a financial appraisal which demonstrated that the development would not be viable if affordable housing was to be provided.  

This issue was initially tested when the full application was submitted in 2003, but there was insufficient evidence put forward then to justify waiving the affordable housing requirement. The subsequent applications after this did though provide adequate evidence through the means of a fully detailed financial appraisal to demonstrate that affordable housing could not be accommodated within the scheme due to the abnormal costs associated with its re-development.  The current application submitted by the new developer also includes a detailed financial appraisal, with similar conclusions.

The issue of abnormal costs is not a unique situation and there are examples of such cases being made for other developments in the borough, notably the re-development of a dismantling yard for housing at Gas Works Road in Sowerby Bridge, which was considered and approved by Members in July 2001.

The case made by the applicant is that the cost of developing the site is abnormally high because of factors such as the need to deal with the remediation of contamination, site clearance and crushing on site material, works to the watercourse running through the site, provision of retaining walls to achieve the layout and levels proposed, upgrading Ramsden Wood Road and provision of special foundations. Together these total in excess of £2.1m.

Some of the costs identified can be expected to occur with any re-development of an industrial site such as contamination, demolishing buildings, crushing materials.  However, the cost of upgrading Ramsden Wood Road accounts for almost half of the £2.1m figure and in weighing up all relevant issues, it is considered that the development presents an opportunity for a scheme of highway improvement along Ramsden Wood Road, to bring it up to adoptable standards.  There is a clear public and highway safety benefit from bringing the road up to such standards. Although this would ideally occur without the proposed development, the Council does not have the resources to include it in a programme of highway improvements.  

Members however raised concerns at the 29 March meeting on this issue.  In response to this it is firstly worth pointing out that the financial appraisal submitted by the developer has been looked at by the Council’s Head of Building Consultancy and the Head of Engineering Services and although it has not been possible to establish with absolute certainly that the costs of developing the site are so high that an affordable housing requirement would render it unviable, both have confirmed that the costs that have been provided are reasonable and can be considered to be accurate. 

The developer has though pointed out that the financial appraisal set aside a sum of £75,000 in expectation that a contribution towards education provision may be required.  Given that this is not needed – as there is surplus provision at both primary and secondary levels – the developer proposes to re-allocate this sum as a contribution towards affordable housing off site, and also to increase the contribution by a further £25,000 to a total figure of £100,000.  In response to this, the Head of Housing Services advises that due to the site location and nature of the development, any affordable housing requirement would have been sought off site anyway and he welcomes the contribution.  The contribution would be required to be formalised through a legal agreement.

Layout, Materials and Design
The proposal is for a mix of house types, including detached plots, semi-detached and terraced town houses.  The layout is to a large degree dictated by the shape and contours of the site and the buildings fit neatly into the existing landform.   With regard to design, eight different house types are proposed, ranging from 2, 2½ and 3 storey dwellings.  The 3 storey dwellings would be at the front of the site, in two separate groups of town houses and would be reflective of the building heights of the existing Mill buildings in this area.  The layout also includes a 1 bed storey apartment on the frontage.

The built development is concentrated predominantly around the footprint of the existing and demolished buildings on the site and the overall layout and mix of house types is considered to be satisfactory having regard to the requirements of policies N2 and N4.

Materials are proposed to be reconstituted stone with artificial slates and again this is satisfactory under the above policies.owHowev

Privacy and Daylight

Policy N6 seeks to ensure that new buildings respect the privacy and daylighting of occupants of adjoining buildings and that private amenity space is protected around existing buildings.

The nearest existing dwellings are at Top Street and Spring Bottom on the other side of Ramsden Wood Road at the bottom of the site.  The scheme has been amended to pull the nearest proposed dwellings further away from these existing houses so as to meet the minimum 21m that is required.

The layout of the new dwellings and their relationship to each other is such that the recommended minimum distance standards between windows as set out in policy N6 is satisfactorily met.  

Highway Considerations

Access to the site from Rochdale Road is along a narrow, winding 500 metre stretch of Ramsden Wood Road, which also has a narrow junction with the main Rochdale Road.  As stated, this is one of the main reasons why a much more intensive development could not be supported.  The Head of Engineering Services has no objection to the access proposals subject to conditions.

As already stated, the outline permission restricted the number of units to be built to a maximum of 32.  This was at the request of the Head of Engineering Services and was as a result of concerns about the ability of the road and the junction with Rochdale Road to take any greater intensity of traffic than that which existed at the time that the Mill was occupied.

With regard to parking, policy T19 seeks provision at a rate of 2 spaces per dwelling and each house type provides this.  The layout also includes provision for 3 spaces for use by existing residents living opposite the site at Top Street and Spring Bottom (this being provided in acknowledgement of residents historically using this area of the site for parking).

With regard to comments made in the representations, the unadopted part of Ramsden Wood Road would be brought up to adoptable standards and the Head of Engineering Services confirms that this will then be carried forward under a highway agreement with the developer. On the issue of traffic calming and restricted speed limits, he does not consider that this is necessary.

Trees

There are numerous trees both within and around the periphery of the site.  The previous applications included the removal of some trees, but this current application proposes the removal of all trees within the site as a result of the remediation that is required throughout the site. Whilst this is disappointing as some of the trees are attractive specimens, there is no significant loss of amenity caused as this is a heavily treed area and the overall public and visual amenity value would not be harmed when taking into account the woodland area to the east of the site and the retention of other trees on the site and to the north and west. 

The applicant intends to carry out replacement planting on the site as part of a comprehensive landscaping scheme and conditions are proposed to bring this forward. The Head of Recreation, Sport and Streetscene has raised no objection as long as suitable replacement planting is carried out.  

Wildlife
When the outline application was considered in 2002 the possible presence of bats on the site was noted and as a result a survey was carried out and a report submitted. The report concluded that some of the buildings are used by a small number of bats but it is unlikely that they are used for breeding.  A DEFRA licence would be required for the development to proceed, which cannot be issued until detailed planning approval has been granted. The proposed conditions for the outline application included a requirement for a further survey to be carried out in relation to the potential for bats being present in the vicinity of the culverted watercourse.  The detailed proposals now omit any proposed works to the culvert so that particular survey is no longer required.

Although some of the buildings have since been demolished it is understood from discussions with English Nature that this did not involve any of the buildings where there was evidence of bats.  A condition is included for further survey work to be carried out with potential mitigation measures to be included.  

Flood Risk and Drainage
The Environment Agency has raised an objection to the application, although this is owing to an absence of a technical assessment of dealing with flood risk.  The applicant is in discussion with the Agency over this matter and it is expected that the objection will be removed before the committee meeting. 

The sewer is to be adopted in agreement with Yorkshire Water, and this would extend to the private sewer as suggested in the representations.  

Contamination

As usual on any former industrial site, the Head of Environmental Health requires an assessment of possible contamination and the implementation of any identified remedial measures (as required by UDP Policy N95). 

Crime Prevention
The development will be carried out to Secured by Design standards and the West Yorkshire Police Architectural Liaison Officer is supportive of the proposal generally and a condition is included for details of a scheme of measure to be taken to address crime prevention to be submitted for approval.

Other Issues

Notwithstanding the comment made in the representations, the site is not within a conservation area nor is it within an area of natural beauty.

With regard to the suggestion by one resident that the footpath should be made up in order to prevent rubbish being dumped there, this is outside the scope of this planning application.

With regard to the comment about filling of the dam, the developers advise that one of the reservoirs was filled by a previous owner, but that they have no intention to fill any dams themselves.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below and a legal agreement being entered into in respect of a financial contribution towards affordable housing. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above, and there are no material considerations to outweigh the presumption in favour of such development.

Chief Officer:
      Duncan Hartley

                            Head of Planning and Regeneration

Date: 3 May 2006

Further Information

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

Roger Lee (Senior Officer) on Tel No: 392241 
Conditions 
1.
This permission shall relate to the application as amended by the revised plans marked B received by the Local Planning Authority on 15 March 2006.

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.
Prior to the first occupation of the dwellings hereby permitted, details of the finishes and colour of all surfacing materials, including those to access driveways, forecourts, parking/turning areas etc. shall have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with those approved details and shall be so retained thereafter.
7.
Notwithstanding the submitted details, 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.
Unless otherwise agreed in writing by the Local Planning Authority the development shall not begin until a scheme of landscaping the site 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 access road, including the upgrading of the existing unadopted section of Ramsden Wood Road, shall be constructed to a specification which shall be agreed in writing by the Local Planning Authority prior to the commencement of work and shall be carried out as agreed prior to the occupation of any dwelling and shall be so retained thereafter
11.
Before the development hereby permitted is first brought into use, the areas to be used by vehicles shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
12.
The development shall not begin until details of a flood risk and run-off assessment, taking account also of land adjacent to the site, has been submitted to and approved in writing by the Local Planning Authority. The details so approved shall be implemented in full in accordance with an agreed timescale and shall be so retained thereafter.
13.
Before the development begins the existing drains and watercourses shall be located and a scheme for the prevention of ingress of debris to all drainage infrastructure shall be submitted to and approved in writing by the Local Planning Authority.  The details so approved shall be implemented prior to the commencement of works and shall be retained throughout the construction period
14.
Prior to the development commencing a Phase II investigation relating to actaul/potential contamination shall be carried out and the results submitted to, and approved in writing by, the Local Planning Authority. 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.
15.
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.
16.
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.
17.
The development shall not begin until details of the proposed means of disposal of foul and surface water drainage, including details of any balancing and off site works, have been submitted to and approved in writing by the Local Planning Authority.  The scheme so approved shall thereafter be implemented prior to the first occupation of any part of the development and shall be so retained thereafter.
18.
Unless otherwise agreed in writing by the Local Planning Authority there shall be no piped discharge of surface water from the development prior to the completion of the approved surface water drainage works.
19.
Notwithstanding the submitted details, the development shall not begin until details of an area for the turning and manoeuvring of service vehicles within the site have been submitted to and approved in writing by the Local Planning Authority. The turning and manoeuvring area so approved shall then be provided, surfaced and sealed before the development is first brought into use and shall be retained thereafter.
20.
Before the development begins, a detailed layout showing a safe means of access to the site shall be submitted to and agreed in writing by the Local Planning Authority.  The details so approved shall be fully implemented before any of the dwellings are occupied and shall be so retained thereafter.
21.
Before the development begins a specification of measures to be taken to address crime prevention at the site shall be submitted to and approved in writing by the Local Planning Authority.  The details so approved shall be fully implemented before the development is occupied and shall be so retained thereafter.
22.
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.
23.
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.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 04
Application No:
06/00458/REM

Ward:
 Brighouse



  Area Team:
 Lower Calder


Proposal:
Variation of condition two of permission 98/00622/CON and condition two of permission 05/02177/REM to allow for hours of operation in accordance with Licensing Authority
Location:
The Richard Oastler  Bethel Street  Brighouse  West Yorkshire  HD6 1JN
Applicant:
J D Wetherspoon
c/o Hepher Dixon  Bridewell Gate  9 Bridewell Place  LONDON
EC4V 6 AW
Recommendation:
Permit
Policy Implication:
 



NP 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


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

The application relates to a building within Brighouse Town Centre, which was converted to a public house in 1998. A mixture of other commercial and leisure units surrounds the site.

The proposal is to vary the existing approved opening hours that were conditioned into the original permission. The new proposed opening hours are Sunday - Thursday 07.00 to 00.30, Friday - Saturday 07.00 to 01.00, and then “Special days” as stated by the applicant 09.00 to 02.00. The premises wishes to open at 07.00 to serve breakfast, but the hours for serving alcohol on the licence, come into effect at 09.00 each day

The “Special days” includes dates such as Christmas Eve and Boxing Day. Each of the times will require an extra hour of drinking up time. 

Relevant Planning History

Planning permission was granted at Planning Committee for the conversion of the building from a retail unit and vacant church to form a J.D Wetherspoon, ale, wine and food bar at the ground and part first floor in 1998 (No 98/00622). 

An application was submitted and approved in 2005 (No 05/02177) for the variation of condition 2 of the 1998 permission, relating to opening hours. The hours were the same as in this current application, but the hour drinking up time was not included last time, and the applicant also wishes to open up earlier at 7.00am. 

Key Policy Context:
	UDP Designation
	Town Centre

Wildlife Corridor



	UDP Policies
	N92
Development causing noise pollution




Publicity/ Representations:

The application has been publicised with site and press notices together with neighbour notification letters.

One letter of objection has been received.

Summary of points raised:

· The centre of Brighouse is already full of drunks, and is a no go area for law abiding citizens in the evening. 
· The fact that people could be drinking from 0700, and could be walking the streets drunk in the early morning, may put people off shopping in Brighouse.
Assessment of Proposal

Principle

The only relevant factor to consider is the effect that the new proposed opening hours would have on the overall amenity of the area. Policy N92 of the Calderdale Unitary Development Plan states that the council would not permit any development that would lead to an unacceptable level of noise pollution.

The existing operational hours are 09.00 hours to 00.30 hours the following day Sunday to Thursday, from 09.00 hours to 01.00 hours the following day from Friday to Saturday and from 0900 hours to 02.00 hours the following day on “Special days”

The area contains numerous dwellings, and therefore there is some scope for late night disturbance. The Head of Environmental Health has no objection to the application having regard to the town centre location and character and function of the area. He also indicates that there are various measures available under the licensing legislation to review the situation if problems occur.

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 7 April 2006

Further Information

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

Gina Buckle
(Case Officer) on Tel No:  392257

or

Roger Lee
 (Senior Officer) on Tel No:  392241
Conditions 
1.
The hours of operation shall be restricted to 07.00 hours to 00.30 the following day from Sunday to Thursday, from 0.700 hours to 01.00 the following day from Friday to Saturday and from 07.00 to 02.00 hours the following day on those ' special days' listed in the supporting letter from Hepher Dixon accompanying this application, and dated 1st March 2006. The hours of operation are also to be extended by a hour in each case to allow drinking up time.
2.
This permission shall be implemented in accordance with the conditions attached to planning permission 98/00622.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 05
Application No:
06/00392/COU

Ward:
 Northowram And Shelf



  Area Team:
 Lower Calder


Proposal:
Change of use from litho printers to fish and chips shop (A5)
Location:
2 Halifax Road  Shelf  Halifax  West Yorkshire  HX3 7NT
Applicant:
Mr G Iasonides
1 Newlands Crescent  Northowram  HALIFAX  HX3 7HU
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


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

The site is a single storey detached building situated between a detached residence and a public house on Halifax Road, Shelf. Both adjacent properties are set back from the highway to the rear of the application site.  The building was last used as a printers’ workshop.

This application seeks permission to change the use of the premises to a fish and chip shop.

Relevant Planning History

The building was used as a butchers’ shop until 1978 when planning permission was granted (ref: 78/02762) to change the use to a printers.  Planning permission was then granted in 1982 to extend the building to create a storeroom (ref: 82/02170).

Key Policy Context:
	Regional Spatial Strategy for Yorkshire and the Humber
	SOC3
Retail & Leisure Facilities

	UDP Designation
	Primary Housing Area



	UDP Policies (Adopted UDP)
	H4 
Primary Housing Areas

N91 
Air Pollution

N92 
Development causing noise pollution

N97 
Reduction of litter/fly tipping

S10 
Hot Food take-aways

T19 
Car parking guidelines


Publicity/ Representations:

The application has been advertised by means of a site notice and neighbour notification letters.  4letters of objection have been received along with a petition, organised by the applicants, of local residents who support the proposal. 

Summary of points raised:

· Potential for other types of take-away

· Detriment to residential amenity from extended opening hours

· No need for take-away facility – other take-away establishments in Shelf already

· Potential traffic/parking issues

· Litter

· Potential safety issues arising from increased traffic movement, including waste collection vehicles

· Anti-social behaviour

· Ventilation/Air pollution issues

Assessment of Proposal

Principle of Development

The site is located within a Primary Housing Area within which Policy H4 supports proposals for local community and shopping uses that are ancillary to and support the residential area, provided that there is a need and that any proposal is compliant with other relevant Unitary Development Policies.

In addition Policy S10 supports proposals for hot food takeaways within town centres, other defined shopping areas and/or other locations provided no unacceptable environmental, traffic, amenity or other problems are created.

The proposal is considered to fall into both the above policy categorisations subject to meeting the requirements of other relevant policies, addressed in the following sub-sections, in that the proposal will serve the immediate community and is located within the community. 

Highway Considerations

The proposal indicates that the property has the use of two existing off street parking spaces.  Under the requirements of Policy T19 of the adopted UDP the proposed use does not meet the suggested levels identified within the parking guidelines. However, the Head of Engineering Services does not object to the proposal as the “marginal increase in theoretical demand is considered acceptable given the site’s location”. 

A number of local residents have raised concerns over potential traffic/parking problems that may arise as a result of the proposal. These include the potential use of the neighbouring public house car park, parking on the highway, possible obstruction of a cycle lane and potential safety issues from customer vehicles and trade vehicle manoeuvring.  There is no intention on the applicant’s part to use the adjacent car park for the proposed business and there is a willingness on his part to place notices on the premises requesting that customers refrain from using this car park, however, any potential dispute over the use of the adjacent car park would be a private matter and is not within the remit of this application.  With regard to parking on the highway and potential blocking of a cycle lane, the main Halifax Road is to the front of the property with Shelf Hall Lane to the rear, neither of which are subject to parking restrictions in this locality.  Any potential parking by customers would be on a short-term basis only and is not considered likely to interfere with the free flow of traffic on the highways.  Any waste will be disposed of by a commercial waste disposal company. As the neighbouring public house will also be subject to commercial waste removal it is considered that this proposal should not give rise to heightened safety issues than exist at present.

The Head of Engineering Services has no objection to the proposal and considering the nature of the business, i.e. a take-away targeting customers who will be “in and out” in a short time span, any potential parking on the adjacent highway will be short term in nature and should not give rise to inconvenience/nuisance.  

Residential Amenity

The site is located within a residential area and as such there is the potential for nuisance/detrimental factors affecting the current amenity enjoyed by the residents.  The proposed hours of opening are stated as being 11.00 hours to 23.00 hours Monday through to Saturday, which the Head of Environmental Health wishes to see controlled by condition.

To further protect the nearby residents the applicant proposes to install a commercial extraction system, designed specifically for fish and chip takeaways, which aims to reduce the levels of emissions into the air.  It is understood that this system will only work for fish and chip shops and any other type of takeaway will require a different type of system. As such it is proposed to impose a condition that the use remain solely as a fish and chip shop and any potential change to another type of takeaway within Use Class A5 will not be permitted without the submission of a planning application. 

It is accepted that a use of this nature will result in some level of noise from potential customers coming and going.  The adjacent property is a public house that will also give rise to similar noise issues. As the proposal relates to a takeaway it is envisaged that the level of noise will not be at such a level to disturb nearby residents to the extent that the application could be rejected.

The Head of Environmental Health has no objection to the application.

The proposal is considered acceptable under the requirements of Policies N91, N92 and S10 with regard to its affect on residential amenity, subject to the imposition of appropriate conditions.

Other Considerations

Concerns have been noted with regard to the need for a further takeaway in Shelf and the potential for the proposed use to change to other forms of takeaway.  As already stated in this report it is proposed to impose a condition on any planning approval restricting the use of the premises solely to that of a fish and chip takeaway.  With regard to a potential lack of trade and other competitors in the vicinity, that is not a planning issue.  PPS1 is clear in its advice that the role of the Local Planning Authority is not to restrict competition.

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 19 April 2006

Further Information

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

Diane Scaramuzza (Case Officer) on Tel No:  392232

or

Roger Lee (Senior Officer) on Tel No:  392241
Conditions 
1.
This permission shall relate to the use of the premises as a fish and chip take-away only and for no other type of take-away within Use Class A5.
2.
Prior to the use hereby permitted first commencing, the approved scheme of odour abatement contained within the assessment and control of noise impact scheme and the preventative maintenance contract received by the Council on 22 February 2006 and 31 March 2006 respectively, shall be implemented in full.  The measures shall then be retained thereafter.
3.
The use of the premises shall be restricted to the hours from 11.00am to 11.00pm from Mondays to Saturdays, and the premises shall not be used at any time on Sundays and Bank or Statutory Holidays.
4.
Before the development begins, details of the method of storage and access for the collection of wastes from the premises shall be submitted to and approved in writing by the Local Planning Authority.  The approved measures shall be implemented in full before the use commences and shall be so retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.30 - 01
Application No:
06/00397/FUL

Ward:
 Town



  Area Team:
 Lower Calder


Proposal:
Proposed detached house
Location:
Land Adj  66 Pinnar Lane  Southowram  Halifax  West Yorkshire
Applicant:
Mr M Armstrong
c/o Calder Architectural Services  13 Henry Street  BRIGHOUSE  HD6 2BL
Recommendation:
Permit
Policy Implication:
 



HP NP 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


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

The site is situated within the village of Southowram. It is situated to the north of the village centre and is located within the built up residential area.

The site itself is situated at the eastern edge of an existing row of terraced houses on Pinnar Lane and is currently occupied by a garage and hard standing area, access to which is gained by a narrow access road, which is an un-adopted highway.

The proposal will involve the removal of the existing garage, and would replace it with a single detached dwelling.

Relevant Planning History

None

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1
Distribution of additional housing

H2
Sequential approach to the allocation of 
housing



	PPG No
	3
Housing



	UDP Designation
	Primary Housing Area



	UDP Policies
	H1
Layout and design

H4
Primary Housing Areas

N2
Compatibility with the area’s character

N4
Design, layout and use of materials

N6
Privacy and daylight

T3
Design of highways and accesses

T19
Car parking guidelines


Publicity/ Representations:

The application has been publicised by a site notice and neighbour notification letters. Three letters of objection and a petition signed by eight people have been received.

Summary of points raised:

· The access to the proposed dwelling, would be along the rear of the existing row of terraces, this road is not adopted and each house within the row is attached to it.
· There is no room within the access road for construction vehicles to come through.
· Main drains run down the access road, and the drains have collapsed previously.
· The access track is in a poor state of disrepair.
· The proposal affects a public right of way.
· The access road is not wide enough
· The noise from the construction work would pose a nuisance.
Assessment of Proposal

Principle

This application proposes the construction of a detached dwelling in a Primary Housing Area as allocated in both the adopted and the Draft Replacement UDP’s. Therefore the proposal is supported in principle by policy H4 of the UDP. This policy establishes that proposals for housing developments within Primary Housing Areas will be supported provided that no unacceptable environmental, amenity, traffic or other such problems are created and the overall quality of the housing area is not harmed.

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

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

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

Density

The application site has an area of 0.02 hectares and proposes the construction of one dwelling. This works out at a density of 50 dwellings per hectare. PPG3 states that a preferable density is 30 to 50 dwellings per hectare. 

Residential Amenity

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

The front of the proposed dwelling will be the north elevation, which will contain secondary aspect windows. This aspect will be 18 metres from the secondary aspect bedroom windows of the nearest property, which is Bardey Ridge. Policy N6 requires 15m so the 18m distance is satisfactory.

The southern elevation of the proposed dwelling will contain main aspect windows and this will be 5 metres from the rear boundary wall. On the other side of the boundary wall is a garage, and the nearest dwelling is significantly more than 21 metres away.

The east elevation would present a side aspect elevation that would be 24 metres from the conservatory of the nearest property, and the west would be a side elevation to another side elevation at 66 Pinner Lane with a distance of 4 metres.

The proposal is therefore considered to be acceptable in terms of policies N6 and also H1 of the Calderdale Unitary Development Plan.

Design and materials

Policy N2 states that development must respect the established character of its surroundings in terms of scale, form, and materials. The applicant has proposed natural stone for the facing material, and artificial blue slates for the roofing material. The surrounding dwellings are constructed of natural stone and a mixture of natural and artificial stone and blue slates. Therefore, the proposal is considered to be in keeping with the surroundings.

The design is for a traditional style two storey house, which is acceptable. Therefore, the proposal complies with policies N2 and N4.

Highway Considerations

Policy T3 of the UDP expects the design and layout of highways and accesses to ensure the safe and free flow of traffic in the interests of highway safety. Although there have being several objections on the grounds of inadequate access, the Head of Engineering Services has no objection to the proposal subject to a standard condition regarding the provision of parking and manoeuvring areas being available prior to occupation of the dwelling. 

There have also an objection of on the grounds of the proposal affecting a public right of way, although there is no record of a public right of way within or adjacent to the site.

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 24 April 2006

Further Information

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

Gina Buckle (Case Officer) on Tel No:  392257 

Or

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.
Prior to the development commencing:
a. A contaminated land Phase I report to assess the actual/potential contamination risks at the site shall have been submitted to, and approved in writing by, the Local Planning Authority .
b. Should the Phase 1 report recommend that a Phase II investigation is required, a Phase II investigation shall be carried out and the results submitted to, and approved in writing by, the Local Planning Authority.
c. Should the Phase II investigations indicate that remediation is necessary, then a Remediation Statement shall be submitted to and approved in writing by the Local Planning Authority. The remedial scheme in the approved Remediation Statement shall then be carried out.
Should remediation be required, a Site Completion Report detailing the conclusions and actions taken at each stage of the works including an agreed scheme of validation works shall be submitted to, and approved in writing by, the Local Planning Authority prior to the first use or occupation of any part of the development hereby approved.
4.
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.
5.
Unless otherwise agreed in writing by the Local Planning Authority, the use of the building hereby permitted shall not commence until the vehicular parking and manoeuvring has been constructed and completed in accordance with the permitted plans and this access shall be so retained thereafter.
6.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
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.
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:
05/02529/FUL

Ward:
 Brighouse



  Area Team:
 Lower Calder


Proposal:
Proposed unit & yard for the use of vehicle repairs, 24 hour vehicle recovery & vehicle pound
Location:
Land At Vine Industrial Estate  Elland Road  Brookfoot  Brighouse  West Yorkshire
Applicant:
White Rose (Motors) Ltd
c/o Pickles Architects  16 Church Lane  BRIGHOUSE   HD6 1AT
Recommendation:
Refuse
Policy Implication:
 



 


Head of Engineering Services Request:

 + 
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Group Engineer (Environment) Projects Team 
Environment Agency  
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Access Liaison Officer 
Recreation Sport & Streetscene - Countryside Section 
Description of Site and Proposal

The site is accessed from and lies to the south of Elland Road approximately 1 km to the west of Brighouse Town Centre. An existing access way is shared with an adjacent garden centre, immediately to the east of the proposal site.

The proposal involves for a single large industrial building with a service yard and ancillary parking. The proposed business is for vehicle repairs and 24 hour vehicle recovery. The application is accompanied by a Transport Statement.

Relevant Planning History

In 1998 an application for the use of land as a storage yard was refused on the grounds of the intensification of use of an unsuitable access with poor visibility (98/01342).  A subsequent application for a Lawful Development Certificate was refused  (99/01541).

In 2003 (03/01194) an application for the change of use of the land to a garden centre was refused, again on highway safety grounds. A further application for the same proposal was withdrawn prior to a decision being made (03/02145).

In 2005 (05/01668) an application similar to that now proposed was refused on highway safety grounds and having regard to concerns about the impact on the amenities of  occupants of nearby dwellings.

It is also worth referring to applications for a garden centre on the opposite side of the internal access road.  An application was initially refused on highway safety grounds in 2001, but a further application was then approved at Planning Committee later that year (application nos 01/00021 and 01/00640).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	S4 
Urban and Rural Design

RS 
Development and Flood Risk



	PPG No
	25
Development and Flood Risk



	UDP Designation
	Primary Employment Area

Wildlife Corridor



	UDP Policies
	E1 
Primary Employment Areas

N2
Compatibility with area’s character

N4
Design, layout and use of materials

N78 
Development near watercourses and 
floodplains

N92
Development causing noise pollution

T3
Design of highways and accesses

T19
Car parking guidelines


Publicity/ Representations:

The application has been advertised with site and press notices, together with neighbour notification letters.  One letter of objection has been received. 

Summary of points raised:

· Inadequate access on to Elland Road

· The site will also be used for scrap storage as well as the stated repairs, as this is the applicants current business, leading to visual amenity concerns

Assessment of Proposal

Principle

The proposal site lies within a Primary Employment Area and is acceptable in principle, under Policy E1, subject to not creating any unacceptable environmental, amenity, traffic or other problems.

Layout and Design
The proposal is for an industrial building, which occupies the north western half of the site, with a service yard and parking occupying the rest of the site.

The proposal has a footprint of approximately 38m x 16m, with a low angled pitched roof.  The proposed materials are primarily powder coated steel cladding, with a base wall of artificial stone.  This is a mixed area of various employment uses, where steel cladding is a common material.  The design and materials are in general accordance with the area’s character and acceptable having regard to policies E1, N2 and N4.

Residential Amenity  

The closest residential is a small terraced block of dwellings approximately 50m to the north east of the site.  The close proximity of this residential area led to an initial recommendation of refusal from the Head of Environmental Health, and he had objected to the previous application.  Following negotiations with the applicant though, the Head of Environmental Health now raises no objection to the proposal subject to conditions relating to noise control measures, limiting emissions, restricting the hours of use, sound insulation and design modifications.  

The proposal therefore accords with policy N92.

Highway Considerations
The existing access, which serves an adjacent garden centre, exits onto Elland Road. The Head of Engineering Services advises that this access, although widely splayed, meets the A6025 Elland Road on an acute bend.  This results in substandard forward visibility for vehicles turning right into the access from Elland Road.  Visibility out of the access is further constrained by any large vehicles which may be parked in the adjacent public house car park and also new fencing that has been erected in the pub’s outdoor seating area.  As such turning into or out of the access is potentially hazardous.

This already potentially hazardous situation is compounded by the fact that vehicles may also be turning into and out of the access on the opposite side of the road.  Whilst the site has been subject to previous uses, there is no established lawful use of the site, as documented in the Planning History Section above.  The site was originally the site of settling tanks used in an ancillary connection with the former Croda Colours works on the opposite side of the road and as such would have probably generated little in the way of vehicular traffic.

The Head of Engineering Services has considered the Transport Statement submitted on behalf of the applicant, which concludes that a reduced visibility to the right from the access would not cause any road safety problems.  The Statement leans heavily on advice in Design Bulletin 32 (Residential Roads and Footpaths), but the Head of Engineering Services does not consider the standards in this to be appropriate in this location.  The Statement also argues that there is no accident record on this junction, but that does not mean that it would be acceptable to place additional traffic on it.  The Statement also proposes signing, but the Head of Engineering Services considers this to be unacceptable on traffic management grounds.  Private accesses are not usually signed and to do so may set an undesirable precedent.

The Head of Engineering Services considers the proposal to be contrary to Policy T3 and requests refusal of the application.

Flood Risk

The site lies partly within the indicative flood zone, in a high risk area.  Whilst the Agency considers the assessment that has been submitted with the application to satisfy PPG25, the Head of Engineering Services raises concerns.  He advises that the Agency’s assessment was limited to fluvial flooding and the proposal takes no account of potential co-incidences of peaks on the River Calder and the Red Beck, and also neglects to consider potentially significant flooding caused by run-off from the Brookfoot hillside as well as the culverted watercourses crossing under and near the site.  Similarly, no consideration is given to the loss of floodplain or safe means of access and egress.  Raising flood defences as proposed would only serve to exacerbate the loss of floodplain.

For theses reasons the Head of Engineering Services recommends refusal of the application on the basis of it being contrary to both PPG25 and policy N78 of the UDP.

CONCLUSION
The proposal is not considered to be acceptable.  The recommendation to refuse has been made because the development is not in accordance with policy N78 of the Calderdale Unitary Development Plan and is also not in accordance with the advice in Planning Policy Guidance Notes 25.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 21 April 2006
Further Information

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

Mike Harris (Case Officer) on Tel No:  392233

or

Roger Lee (Senior Officer) on Tel No:  392241
 Reasons 
1.
The proposal would be likely to result in a significant intensification of use of an access on the inside of a bend in the A6025 Elland Road, a principal road carrying a large volume of traffic, and opposite another access. This results in substandard forward visibility for drivers turning right into the access, and the access fails to provide adequate visibility onto Elland Road to the right on egress. This would be likely to result in increased hazardous vehicular turning movements onto and off Elland Road, which would be compounded by the potential for further conflict with vehicles turning into or out of the access opposite, to the detriment of highway safety and the free flow of traffic. As such, the proposal would be contrary to Policies T3 and E1of the Calderdale Unitary Development Plan.
2.
The site lies within an area at high risk from flooding. The application does not give sufficient consideration to the full implications of the proposal with regards to the risk of flooding. As such, the Local Planning Authority is not satisfied that there would not be an unacceptable risk of flooding in the development making the proposal contrary to Policy N78 of the Calderdale Unitary Development Plan and the advice set out in PPG25.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.30 - 03
Application No:
06/00313/FUL

Ward:
 Calder



  Area Team:
 Upper Calder


Proposal:
Detached dwelling with integral granny annex
Location:
Land Adj  2 Harvelin Park  Todmorden    
Applicant:
Mrs M Turner
c/o Deakin Design Associates  16 Halifax Road  TODMORDEN   OL14 5AD
Recommendation:
Permit
Policy Implication:
 



GP NP TP 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


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

The application site is part of the residential curtilage of 2 Harvelin Park, which appears to have a half built garage/structure on the site and overgrown scrubland and vegetation.  The site itself is located within a well-established residential area located within a predominantly rural location. 

The proposed development seeks the construction of detached house and integral granny annex.  The site is to be accessed off Lee Bottom Road incorporating into the site a turning and manoeuvring area and an integrated garage.

Relevant Planning History

Planning permission (90/02916) for the conversion of an integral garage to a bedroom was accepted on the basis that the area which is the subject of the application was available for parking in connection with 2 Harvelin Park.

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



	PPG/PPS No
	Housing



	UDP Designation
	Special landscape Area

Wildlife Corridor



	UDP Policies
	N2 
Compatibility with areas character

N4 
Design, Layout and use of materials

N6 
Privacy and daylight

N59 
Wildlife Corridors

N68 
Guidelines for protection and planting of 
trees

N108 
Development outside the urban 
boundary and Green Belt

N109
Settlements outside urban boundary and 
Green Belts

N111
Development in the countryside

N116 
Special Landscape Areas

T3 
Design of highways and accesses

T19 
Car parking guidelines


Publicity/ Representations:

Site notice and neighbour notification letters advertised the application.  4 letters of objection have been received.
Summary of points raised:

· Concern with regards to increase in recent housing developments

· Impact on Shaw Wood Road – narrow, steep, has no footpath, traffic has increased significantly in recent years

· The area is important with wildlife, badgers, owls frequently heard

· Tree demolition would be regrettable 

· Out of keeping with character of area – proposed three storey house adjacent to bungalow

· The proposal is for 2 self contained flats

· Existing business of 2 Harvelin Park is owned and run by the Turner Knowles Partnership – residential home for people with learning disabilities. The existing business has caused problems in relation to noise and 24hr care home. Proposed development may be extension of existing care home

· No indication of height of building – will impact on privacy in the garden

· No indication of materials to be used

Town Council Comments

Todmorden Town Council comment as follows:

“Members recommend refusal due to the Special Landscape Area designation of the area, the concern regarding the residential curtilage to the property and concern for the trees in the area.”

Assessment of Proposal

Principle

This site lies within land outside the urban boundary and green belt, and therefore is to be assessed in relation to Policy N108 & N109.  

Policy N108 provides certain criteria for development within these areas, which does not specify new residential development.  However, in addition to this policy, policy N109 enables development, which is commensurate with the scale and character of the locality, and considers the erection of dwellings in narrow gaps capable of accommodating up to two dwellings in an otherwise continuously built-up frontage to be acceptable in principle.

In relation to addressing Policy N109, the proposed residential dwelling is sited in the curtilage of 2 Harvelin Park and is considered to be infill development in terms of the relationship to No 2 and the dwellings on Manor Close.  The streetscene plan submitted demonstrates the dwelling is commensurate with the scale and character of the area.  

Design, Layout and Materials
Policy N2 of the UDP seeks development that respects the established character of their surroundings in terms of scale, form and materials.  Policy N4 seeks good design, layout and appropriate use of all materials in all developments.

The design of the building is two and half storeys in height, which incorporates projecting gables on the front and rear elevations, and a dormer window on the front elevation.  Whilst the size of the proposed dwelling and granny annex is considered to be substantial when viewed in isolation, when it is assessed in relation to the topography of the site and the impact on the streetscene, it is considered to be acceptable.  The ridge height of the proposed dwelling and existing bungalow is comparable, and in relation to the height of the dwelling, the proposed height is 8.2m, and the height of the existing dwelling at Manor Close is 7.8m.

The residential dwellings located within close proximity to the proposed development predominantly comprise of natural stone and stone slate.  The materials for the proposed dwelling comprise of coursed natural stone for the external walls and blue slate or artificial stone slate for the roofing material, which are considered to be acceptable.

Residential Amenity
Policy N6 of the UDP 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.

In relation to the existing property 2 Harvelin Park, the proposed development is sited approximately 9m away and comprises of a side to secondary aspect.  This meets the minimum distance requirements of Policy N6 and is therefore considered to be acceptable.

In relation to 5 Manor Close, the proposed development is sited 20m from the existing building, and comprises of a side aspect elevation, therefore exceeding the 12m requirement of Policy N6 by approximately 8m.

In relation to 7 Manor Close, the proposed dwelling is sited approximately 20m from the existing dwelling.  The proposed elevation comprises of a secondary aspect, which overlooks a main aspect, and therefore meets the standard requirements by 2m.

The main elevation proposed is situated on the west elevation of the property, overlooking Lee Bottom Road and the area beyond, with no impact on residential amenity occurring. 

Highway Considerations

Policy T3 of the adopted Calderdale Unitary Development Plan 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 T19 seeks to ensure that adequate provision of off-street car parking to serve the development.

The Head of Engineering Services has raised no objection subject to the parking facilities and the turning area being retained at all times. 

Planning application 90/2916 (conversion of garage to bedroom) was assessed on the basis that alternative parking (approved under 88/0043) was available. This alternative parking would now be lost as a result of the current application. However, planning application 90/2916 was deemed to be permitted development and thus was not conditional on the alternative parking being retained. In practice the occupiers of 2 Harvelin Park are also able to park on the wide drive across the adjacent grassed area (albeit part of the highway and thus not technically or strictly “off street”), and therefore no highway concerns are raised.
Land Contamination
Due to the previous use of the site there may be some risk from contamination.  Where this might be the case, policy N95 requires a survey to be carried out to assess the risk.  

The Head of Environmental Health have assessed the submitted phase one report on contamination.  This was found to be satisfactory.
Wildlife and Ecology

The site is situated within a Wildlife Corridor, therefore any application should take into consideration policy N59 which ensures development does not preclude the movement of species along a corridor.

Whilst concerns have been raised within the objections with regards to badgers and owls, the Head of Recreation, Sport and Streetscene considers the development is not likely to have a significant impact on nature conservation within the site or on nearby land. No signs of badgers using the site were found during a recent visit and it is considered the development would not have an impact on badger foraging routes.

Trees and Landscaping

Policy N68 seeks the retention of trees which are healthy and which have or would have a clear public amenity.

The Head of Recreation, Sport and Streetscene has considered the proposal and acknowledges that there will be a loss of one or two trees to the front of the site to accommodate the proposal.  He has no objection to the loss of the trees provided that replacement planting is carried out and the better shaped trees to the northern boundary of the site are retained and protected from any site activity.

Other Issues 

Concern has arisen within the objections with regard to the potential use of the dwelling for multiple occupancy.   The applicant has confirmed that the proposed dwelling and integrated granny annex are ancillary to each other and a condition is included to ensure there is no independent separation of the two. 

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 10 April 2006

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

Debbie Chew
(Case Officer) on Tel No:  392224

or

Roger Lee

 (Senior Officer) on Tel No:  392241
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
This permission shall relate to the application as amended by the Plan received by the Local Planning Authority on 28 March 2006.

3.
The granny annex hereby permitted shall only be occupied in connection with and incidental to the occupation of the existing dwelling and shall at no time be severed and occupied as a separate independent dwelling unit.
4.
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.
5.
The existing drains and sewers on the site shall be located prior to commencement of any works on site and a scheme for prevention of damage and of ingress of debris to the sewer system shall be submitted to and approved in writing before the development commences.
6.
Before the dwelling is occupied the parking and turning facilities shall be provided, surfaced and marked out as shown on the submitted plan and these shall be retained thereafter.
7.
No felling works shall be carried out in pursuance of this consent until details of replacement trees including details of size, species and location of planting have been submitted to and approved in writing by the Local Planning Authority. The felled trees shall then be replaced in accordance with the details so approved during the first planting season following the felling of the trees and the replacement trees shall be so retained thereafter.
8.
With the exception of any tree shown on the permitted plans to be felled/removed, or as may otherwise be agreed in writing by the Local Planning Authority, the existing tree screen situated on the northern boundary of the site shall be retained and protected from any site activity. Should any part die or be severely damaged during the course of, or within 5 years of the completion of the development, the trees shall be replaced before the end of the following planting season with trees (of a size and species to be approved in writing by the Local Planning Authority) which shall be so retained 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 dwelling and shall thereafter be retained.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.30 - 04
Application No:
06/00132/COU

Ward:
 Town



  Area Team:
 Lower Calder


Proposal:
Conversion to three bedsits (upper floors) with minor external alterations
Location:
19 Boothtown Road  Boothtown  Halifax  HX3 6EU  
Applicant:
Mr D Finn
19 Boothtown Road  Boothtown  HALIFAX  HX3 6EU
Recommendation:
Permit
Policy Implication:
 



HP NP 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Environment Agency  
This application was deferred at Planning Committee on 11 April 2006 to enable Members to carry out a visit to the site, and to enable the applicant to provide floor plan of the steps on the side elevation.
Description of Site and Proposal

The site is located on Boothtown Road and is currently a café on the ground floor with one flat located on the first and second floors, which is occupied by the owners of the café. The surrounding area is mostly residential in character, with a number of commercial uses also evident. The building itself is of split-level design with two floors at the front and three at the rear of the site.

The proposal is to provide three bed-sits, which will also involve the alteration of a window to form a door. 

Relevant Planning History

A change of use form architects office to the present café was permitted in 2002 (No 02/00383).

A previous application was submitted last year, to change the upper floors to three bed-sits (No 05/00861). However, this was refused due to the potential for the café to harm the amenity of the occupants of the bed-sits. The main reason for this was that the condition attached to the 2002 permission relating to the means of extraction had not been satisfactorily discharged. 
Key Policy Context:
	PPG No
	3
Housing



	UDP Designation
	Primary Housing Area

Conservation Area

Wildlife Corridor



	UDP Policies
	H4
Primary Housing Areas

H16
Subdivision into flats

N37
Conservation Areas

N39
Effects of development in Conservation 
Areas

N59
Wildlife Corridors

T19
Car parking guidelines


Publicity/ Representations:

The application has been publicised by site and press notices, along with neighbour notification letters. 1 letter of objection has been received.

Summary of points raised:

· There is already a significant problem with parking within the area due to the customers using the café.

· The property of 21 Boothtown Road has a right of way to the rear of number 19 Boothtown Road, and this way become blocked off if the proposal was permitted.

· There will be an increase in noise and disturbance if more people reside within the property.

· There is no specific parking allocation for the proposal, and therefore residents would have to park on the already crowded road.

Assessment of Proposal

Principle

The site is located within an area defined as a Primary Housing Area within the adopted Calderdale Unitary Development Plan and the Deposit Draft Replacement UDP. As such policy H4 of the UDP is relevant. Within these areas support will be given for new housing provided that there are no unacceptable environmental, amenity, traffic or other problems created and the overall quality of the housing area is not harmed and wherever possible is enhanced.

Government guidance in PPG3 states that converting the upper floors of shops and commercial units into a residential use should be supported.

Therefore the application is considered to be acceptable in principle under PPG3 and policy H4 of the UDP.

Policy H16 states that the Council will consider proposals for the sub-division and conversion of existing buildings into bed sits, against the provision of adequate noise attention measures, access arrangements, car parking, refuse storage and any other interests of acknowledge importance including external alterations. These issues are considered in detail below. 

Residential Amenity

The Head of Environmental Health is satisfied that the proposal will not pose a threat to aural amenity and has suggested a condition to ensure that adequate sound proofing takes place. Furthermore, now that a satisfactory flue system has been installed for the café, the amenity of future residents can be satisfactorily safeguarded. 

The proposed development does not present any conflicts with policies N6 or N93 of the UDP. 

Impact on the Conservation Area

The site relating to the application is located within the Ackroydon Conservation Area, and therefore the application needs to be assessed against policies N37 and N39 of the UDP.

Policy N37 states that the Council will seek to preserve and enhance the character and appearance of a Conservation Area, and any application that fails to preserve or enhance the character shall be refused. The application would not have any detrimental impact on the Conservation Area and the minor external alteration of replacing a window with a door, will not harm the overall character of this particular Conservation Area.

Policy N39 states that the Council must consider the effects of development upon the townscape within a Conservation Area, it is considered that the application will not have any impact upon the townscape.

The proposal complies with policies N37 and N39 of the UDP.

Highway Considerations
The car parking guidelines for a proposal of this nature is established within policy T19. The Head of Engineering Services is satisfied that the proposal will not lead to a conflict of highway safety, and that there are sufficient car parking spaces for both users of the café and the residents of the bed sits.

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 4 May 2006

Further Information

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

Gina Buckle
(Case Officer) on Tel No:  392257

or

Roger Lee
 (Senior Officer) on Tel No:  392241
Conditions 
1.
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.
2.
The development shall not begin until a scheme for the adaptation of the building so as to provide adequate resistance to the transmission of airborne and impact sound between the flats hereby permitted, and between the flats and the ground floor, has been submitted to and approved in writing by the Local Planning Authority. The scheme so approved shall then be implemented prior to the first occupation of any of the flats and shall be retained thereafter.
3.
Before development begins, details of method of storage and access for the collection of wastes from the bedsits shall be submitted to the Local Planning Authority and approved in writing.  The approved measures shall be implemented before the use commences and shall be retained thereafter.
4.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
5.
The development shall not begin until details of parking spaces and a turning facility within the site have been submitted to and approved in writing by the Local Planning Authority. The parking and turning facilities so approved shall then be provided before the first occupation of the bedsits and retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
16.00 - 01
Application No:
06/20030/TPO

Ward:
 Sowerby Bridge



 Area Team:
 Householder & Trees Team


Proposal:
Remove five trees, two stems and replace with fortyeight trees (Tree Preservation Order)
Location:
Albert Mills   Gratrix Lane  Sowerby Bridge  West Yorkshire  HX6 2PT
Applicant:
JCA
Unit 80 Bowers Mill  Branch Road  Barkisland  HALIFAX
HX4 0AD
Recommendation:
Grant Consent
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


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

Description of Site and Proposal

The trees are situated adjacent to Wood Nook Lane on the western boundary of a new housing development site. The area is predominantly built up however within close proximity to the site both to the north and south are two small dams, which have a number of mature trees of various species. Both before the TPO was made, and since, little or no management has been carried out to the trees and many have been left to grow and mature unchecked.

The submitted proposal is to remove five of the trees within the line of over fifty trees as well as remove two further stems, and carry out replacement planting of some 48 trees. The reason for the removal is that they are of low quality, are too close to the development, and could potentially become dangerous in the future. The applicant feels that the removal of the trees would remove the potential conflict with the development and allow space for new planting.  

Relevant Planning History

When the TPO was made in 2004 the trees surrounded industrial buildings, which have now been demolished, and a development of 92 dwelling units is now in progress. This is the first application to carry out works to any of the trees since the TPO was made. 

Key Policy Context:
	UDP Designation
	Primary Employment Area

Wildlife Corridor



	UDP Policies
	N66 Woodland/Tree Management


Publicity/ Representations:

The application has been publicised with site notices and neighbour notification letters. In response, 3 letters of objection has been received, one of which is from Sowerby Bridge Civic Society.

Summary of points raised:

· The trees are mature

· They create a natural screen between the new development

· The trees are home to an endangered bat colony, and removal of the habitat is against the law.

· The trees represent a link in the green corridor between Warley and the lower dam area in Warley Clough.

· This corridor is restricted to a single row of trees, and further loss will have a significant detrimental effect upon the wildlife of the area.

· Strongly object to this additional application to satisfy the needs to develop the site.

· Trees have already been lost to accommodate the development

· No sound justification to remove the trees.

Assessment of Proposal

The tree are situated in a location that helps to both visually enhance the new properties as well as screen the properties when viewed from outside the site, from Wood Nook Lane. However, the trees, which are the subject of the application, are by no means the only amenity trees in the area.

When considering the application, the Local Planning Authority are advised to assess the amenity value of the trees and the likely impact of the proposal on the amenity of the area, and in light of the assessment, to consider whether or not the proposal is justified, having regards to the reasons put forward in support of the application. 

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

The Head of Recreation, Sport & Streetscene has inspected the trees and raises no objection to the proposed works subject to the planting of the 48 new trees. It is considered the trees to be lost are of little value in the context of the wider group which is situated on this part of the site.

West Yorkshire Ecology has advised that they do not hold any bat records for this site, but the applicant has already carried out a bat survey before undertaking the development which concluded that the bats which did appear came from off-site.  The applicant will though be advised that the timing of the works should be discussed with a suitably qualified person in order to avoid disturbance to bird species that may be nesting in or around the trees. 

Overall the proposed works are considered to be good arboricultural practice, and although five trees will be lost, their loss will not have a major impact on the overall visual amenity of the area. Replacement planting is to take place within the group, which will in time help to continue the amenity of the trees.
CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 25 April 2006

Further Information

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

Keith Grady
(Case Officer) on Tel No:  392218

or

Roger Lee
 (Senior Officer) on Tel No:  392241
Conditions 
1.
None of the works hereby granted consent shall be carried out after the expiry of two years from the date of this notice unless the prior written approval of the Local Planning Authority has been first obtained.
2.
The works hereby granted consent shall be carried out as per the removal and planting schedule (Ref 7162) attached to the application letter dated 9 February 2006, and received on 10 February 2006.
3.
The works hereby granted consent shall be carried out in strict accordance with the minimum standards laid down in BS 3998:1989 Recommendations for Tree Work.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
16.00 - 02
Application No:
06/20053/TPO

Ward:
 Todmorden



  Area Team:
 Householder & Trees Team


Proposal:
Removal of 18 trees and pruning of 12 trees (Tree Preservation Order).
Location:
Pennine Lodge   Burnley Road  Todmorden  OL14 5LB  
Applicant:
Pennine Lodge Care Home
Pennine Lodge   Burnley Road  TODMORDEN  OL14 5LB
Recommendation:
Grant Consent
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


Yes No Objections
Representations:
 
  
 
       
Yes
Consultations:
Recreation, Sport And Streetscene – Forestry Officer

Todmorden Town Council 
Description of Site and Proposal

Pennine Lodge is a large nursing home situated to the west of Todmorden town centre, adjacent to the busy A646 Burnley Road. The building is surrounded by trees, but the majority of the trees are situated to the south of the property adjacent to Burnley Road. Due to the location of the trees, they create an attractive green amenity feature in a built up residential area.

The applicant has requested consent to remove 18 trees and prune 12 trees. Various reasons have been put forward for the removal of the trees including the trees condition, future damage to the adjacent boundary wall, and to allow more space for the retained trees as well as allowing more light to the shrub/flower beds. The other trees listed in the application are to be thinned or lifted to remove obstructions. Other trees do exist on the site but no works are proposed at the present time. 

Relevant Planning History

One application has been submitted in recent years to prune the trees to the rear of the site in 2004 (04/20137), which was approved subject to conditions. No other applications to carry out tree work have been submitted since the TPO was made in 1989. An application to develop part of the site for housing with support for people with disabilities was approved in May 2004, but this approval has yet to be implemented. 

Key Policy Context:
	UDP Designation
	Primary Housing Area

Wildlife Corridor


	UDP Policies
	N66 Woodland/Tree Management


Publicity/ Representations:

The application has been publicised with site notices. In response 2 letters have been received. One letter is objecting to the application, and one letter is objecting that not enough trees have been included in the application.

Summary of points raised:

· Not all the trees have been identified correctly

· Trees have been ring barked in the past, but the damage is callusing over

· Trees 5 & 6 are both healthy trees with attractive appearance and likely to enhance the surroundings

· Other trees are being lost in order to incorporate application 03/02243

· Trees have been lost adjacent to accommodate the Environment Agency flood scheme and more are likely to be lost due to damaged roots.

· Trees on the adjacent site have been lost contrary to planning conditions

· Further trees should be included in the application as they affect the properties on Harehill Avenue, meaning lights have to be left on in the summer 

Parish/Town Council Comments

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

Todmorden Town Council – Members recommend approval.

Assessment of Proposal

The trees are situated in a location that helps to both visually enhance the area as well as screen Pennine Lodge from the busy A646 Burnley Road. The trees, which are the subject of the application, are by no means the only amenity trees in the area, and Centre Vale Park is situated on the opposite side of Burnley Road.

When considering applications, Local Planning Authorities are advised to assess the amenity value of the trees and the likely impact of the proposal on the amenity of the area, and in light of the assessment, to consider whether or not the proposal is justified, having regard to the reasons put forward in support of the application. 

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

West Yorkshire Ecology have advised that they do not hold any bat records for this site, but the applicants will be advised to carry out a bat survey before undertaking the works. They will also be advised that the timing of the works should be discussed with a suitably qualified person in order to avoid disturbance to bird species that may be nesting in or around the trees.

The trees around Pennine Lodge create an attractive amenity feature which helps to soften the change from the wooded hillside of Buckley Wood and Centre Vale Park to residential. The trees and grounds have not however been maintained for a number of years, and it is only in the last year or so that the work has been undertaken to tidy up the grounds. The majority of trees to be removed could be classed as young or semi mature, and the majority of which are not specimen trees. At least four of the trees to be removed are growing directly adjacent to the stone retaining wall, and although not causing a major problem at the present time, if the trees are allowed to mature, they are likely to damage the wall, and subsequently need to be removed in order to rebuild the wall. Some of the trees are spindly specimens with die back within the crowns, which are being dominated by adjacent trees. Further trees have areas of decay which will affect the long term health and safety of the trees.    

Although some of the trees may have been identified incorrectly in the description, overall the proposed works are considered to be good arboricultural practice, and although trees are to be lost, the impact on the overall visual amenity of the area will not be greatly affected. With reference to the approved development for housing with support for people with disabilities (03/02243), approximately twelve trees are to be lost to accommodate the development, but this development is to the east of the site, and the majority of boundary trees are to be retained.    

Although the applicant has not listed replacement planting, it is considered that there is scope for planting in the area once the trees are removed. Suitable replacement trees would then add to the variety of the landscape, although a one for one replacement is not considered appropriate, as it will result in the trees fighting for light and space, one new tree for every three lost would be considered an acceptable compromise. Once the replacement planting has taken place within the group, in time help to continue the amenity of the trees.

The crown thinning and crown lifting of the trees is also considered acceptable, although some of the proposed crown thinning is on the high side, and therefore the amounts of work will be limited to a more acceptable amount.

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 11 April 2006

Further Information

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

Keith Grady
(Case Officer) on Tel No:  392218

or

Roger Lee
 (Senior Officer) on Tel No:  392241
Conditions 
1.
None of the works hereby granted consent shall be carried out after the expiry of two years from the date of this notice unless the prior written approval of the Local Planning Authority has been first obtained.
2.
The works hereby granted consent shall not include any reduction (lopping or topping) in the overall height of the trees to be retained.
3.
No felling works shall be carried out in pursuance of this consent until details of six replacement trees including details of size, species and locations of planting have been submitted to and approved in writing by the Local Planning Authority. The felled trees shall then be replaced in accordance with the details so approved during the first planting season following the felling of the trees and the replacement trees shall be so retained thereafter.
4.
The crown lifting works hereby granted consent shall be carried out such that the lowest part of the crown spread is no more than 3 metres above ground level.
5.
The crown thinning works hereby granted consent shall be carried out such that the leaf area to be removed shall not exceed 15% of the existing coverage.
6.
The works hereby granted consent shall be carried out in strict accordance with the minimum standards laid down in BS 3998:1989 Recommendations for Tree Work.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.00 - 01
Application No:
06/00366/FUL

Ward:
 Skircoat



  Area Team:
 Upper Calder


Proposal:
Demolition of existing dwelling and construction of twenty-one apartments
Location:
Site Of East And West Hadlow  Albert Promenade  Halifax  West Yorkshire  
Applicant:
Britannia Developments Ltd
c/o Philip S Ryley And Co  12 Wards End Chambers  Wards End  HALIFAX 
HX1 1BX
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


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

Recreation, Sport And Streetscene - Outdoor Recreation 
Environment and Regeneration Group 
Group Engineer (Environment) Projects Team 
West Yorkshire Ecology 
Description of Site and Proposal

The site is located between Albert Promenade and Kensington Road in the Savile Park area of Halifax.  It currently accommodates three dwellings - East and West Hadlow, which are attached, and 40 Kensington Road.  The site extends to an area of just under 0.5 hectares.

The proposal is to demolish East and West Hadlow and to construct 21 apartments. This would be in the form of one single building stretching across the site north to south.  The plans have been amended to those originally submitted with a smaller “gatehouse” building on the Kensington Road frontage having been omitted to address concerns about loss of trees.  The main access would be from Albert Promenade, although there would be a secondary access from Kensington Road.  40 Kensington Road would be retained as part of the development proposals.

Relevant Planning History

An application for 24 apartments (No 05/01839) was refused at Planning Committee in December 2005 on the following grounds:

· Fails to preserve or enhance the character and appearance of the Savile Park Conservation Area because of its scale, height, design and massing

· Incongruous with surrounding buildings

· Obtrusive in the street scene due its siting in relation to Albert Promenade

· Affect on the residential amenity and privacy of adjacent properties at Norland, Cragside and 40 Kensington Road

An appeal has recently been lodged against this refusal.

Prior to this an outline application to demolish West Hadlow and to construct 8 apartments was withdrawn in 2005 (application 05/00172).

40 Kensington Road was converted from a coach house into a dwelling following an approval granted in 1998 (98/00546).

There have been recent permissions (in 2004) for extensions to the properties on either side of the site – Norland and Cragside.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1
Distribution of additional housing

H2
Sequential approach to the allocation of                                                  
housing land

H4
Housing size, type and affordability

N2
Historic and cultural resources



	PPG No
	3
Housing

15
Planning and the Historic Environment



	UDP Designation
	Primary Housing Area

Conservation Area

Wildlife Corridor



	UDP Policies
	H1
Layout and design

H4
Primary Housing Areas

N2
Compatibility with area’s character

N4
Design, layout and use of materials

N5
Design, layout and crime prevention

N6
Privacy and daylight

N37
Conservation Areas

N39
Effects of development in Conservation 
Areas

N59
Wildlife Corridors

N68
Guidelines for protection and planting of 
trees

N95
Contaminated Land

CF18
Education, infrastructure provision for new 
housing development

T3
Design of highways and accesses

T19
Car parking guidelines


Publicity/ Representations:

The application has been publicised with site and press notices as well as neighbour notification letters. At the time of this report being written 82 letters of objection had been received and 2 letters of support.

Summary of points raised (in objection):

· A deed of covenant prevents any building within 45 feet of Albert Promenade

· Access onto Kensington Road would aggravate congestion further when playing fields are being used and parents are dropping off/picking up at the Gleddings

· As the majority of car parking is from the Promenade, there would be extra traffic and more overspill parking to the detriment of visitors and Scar Wood

· Scale of building is out of proportion to adjacent dwellings and the area

· Development too dense 

· Demolition of property would be a loss to the area

· Part of the development would fall outside the accepted building line

· The Gate House has all its windows/balconies opening onto Kensington Road, which is not ideal for pedestrians

· Loss of trees owing to construction of Gate House

· Development would be out of character with other properties on the Promenade

· Disruption to wildlife

· Adverse impact on the visual character and recreational usage of the Promenade

· No need for further apartments in the area

· Halifax has already exceeded its building quota

· Loss of privacy

Summary of points raised (in support):

· Imaginative and discrete design that blends in well

· More efficient use of the site providing more affordable housing

· Proposed housing meets modern needs more – higher building standards, energy efficiency and layout

· Increased housing density will improve security of the area

· Using three existing access points will spread traffic over both roads

Assessment of Proposal

Principle of Development

The site is allocated as a Primary Housing Area in the adopted Development Plan and that allocation does not change in the proposed Replacement UDP. Policy H4 of the UDP lends support in principle to proposals for new housing provided that they do not create unacceptable environmental, amenity, traffic or other problems, and do not adversely affect the quality of the existing housing area.

Clearly, therefore, there is general support for this proposal within policy H4 but what needs to be looked at in particular is the issue of its impact on the quality of the existing housing area, which is a concern that has been raised in many of the objection letters.  This issue is assessed in the body of the report below. 

With regard to the advice in PPG3, there are three issues to address – the status of the site, level of density and sustainability.

In terms of the site’s status, it currently accommodates three dwellings together with associated curtilages.  In these circumstances, the site is classed as brownfield and new development on such land meets with the one of the key aims of the PPG.  With regard to density, 24 dwellings on around half a hectare of land equates to 48 units per hectare which is within the recommended 30-50 units per hectare level that PPG3 promotes.  On the issue of sustainability, it is considered that the site performs to an adequate level against the criteria set out in paragraph 31 of the PPG, which are concerned with location and accessibility to jobs, shops and services by means other than the private car; the capacity of infrastructure; the ability to build communities to support new and existing services and facilities; and physical and environmental constraints.
Layout, Design and Conservation

This is a critical issue with the proposal and the scheme has been amended from the previously refused proposal which was for a single three storey building, with a frontage onto Albert Promenade and the main outdoor parking area on the Kensington Road side of the site. 

Whilst there would remain a substantial apartment block, it has been reduced in width from 55 metres to 45 metres.  This block has now been set further back from the Promenade, such that it would be 13.5m away at the closest point, whilst originally it was proposed to be 4.4m away at the closest point.  The whole building though is much further away from the Promenade than before, with only a small part of it falling within what is an informal established building line along the Promenade. 

The ridge height of the building has been set marginally lower than the 11m previously proposed, at a height of 10.5m and at that height the building would be no higher than the existing East and West Hadlow properties, although of course it would be significantly bulkier in scale and massing. 

With regard to the layout of the parking areas, previously the proposal was to have the bulk of the parking on the Kensington Road side of the site, with a much smaller secondary parking area off the Promenade.  That is now in reverse with the current scheme, with most of the spaces on the Promenade side, with a proposed eco-block finish to the surface.

Policy N2 of the UDP requires development proposals to respect the established character of their surroundings in terms of scale, form and materials.  Policy N4 seeks good design, layout and appropriate use of materials in all development.  In addition to this, the Savile Park Conservation Area designation was confirmed towards the end of last year and therefore the proposal also needs to be assessed against policies N37and N39 of the UDP as well as the advice in PPG 15.

The intention is that both of the buildings would be faced in natural stone with a blue slate roof, which is considered to be acceptable and compatible with the materials found in the area.
The previous scheme was considered to be unacceptable in terms of its impact on the character and appearance of the Conservation Area, particularly having regard to the scale, massing and design of the proposed development.

With this amended scheme the applicant has submitted a design statement which recognises that the Promenade is a keystone in Halifax’s heritage and that a design is needed that compliments and adds character to the Conservation, which should be based on traditional ethics both in terms of structure and materials. Fully glazed wall panels have been introduced to break up the scale and massing of the development and create 4 villas.  The statement contends that the size, shape and form is comparable to other similar buildings that have been developed in the area, with the footprint now set back from the Promenade to follow the line that has evolved over the years.  It is argued that there are many properties on the Promenade and on Kensington Road that have not stood the test of time, whereas this proposal seeks to emulate the Victorian and Edwardian villa character in both design and materials.

Consultation has taken place with the officers in the Conservation Section with regard to the proposals, as was the case with the previous application.  Comments have been received as follows:

“East and West Hadlow once formed one property known as Hadlow.  The original property was built in the last C19 but the later subdivision has divided its garden setting.  The 1933 edition OS map shows Hadlow and one adjacent property on its north side as the only developed plots between Birdcage Lane and Rocks Road.

Post 1993 a number of plots were developed, and later, in some cases, subdivided with typically two storey houses set well back from the Albert Promenade frontage but set close to the boundaries of their plots.

With a mix of residential property styles and ages the Albert Promenade area is unified by the stone boundary walls and mature trees and shrubs which overhang them and are visible from Albert Promenade.

The current proposal is to replace East and West Hadlow with twenty one apartments.  The scheme has been designed in the style of large villas, with glazed ‘links’, replicating the height and massing of the original property but extending the footprint of the development close to the north and south boundaries of the plot.  It is set back from Albert Promenade, using existing openings to access parking, and with provision for tree and shrub planting along the Albert Promenade frontage in order to retain the character of the sweeping view along Albert Promenade.

The special characteristics of this part of the Savile Park Conservation Area, as set out in the Conservation Area Appraisal include:

· a mix of size, age and styles of mainly residential properties – including Victorian, Edwardian, early and mid 20th century, some with extensive grounds

· large stone properties, both detached and semi-detached, set in garden plots behind stone boundary walls, many high, with gates and overhanging vegetation and trees

· buildings along Albert Promenade set back within grounds with a clear building line

· use of natural stone with a variety of roofing materials including natural blue slates and red rosemary tiles

· consistency of height and massing of residential properties, generally two storey or two storey with attics

· few modern additions to properties, few modern dormers, particularly few modern conservatories on view

· mature street and garden trees, hedges and shrubs often forming a backdrop to views

· sweeping views along Albert Promenade over the Calder Valley and towards Wainhouse Tower.

As the proposed development has been designed to take account of these characteristics we do not wish to object to this proposal.”

Given these comments, it is considered that the proposal has satisfactorily addressed the previous concerns and that the proposal now accords with the relevant UDP policies and PPG advice.

Highway Considerations

The proposal is that the main access points would be taken from Albert Promenade, with the two existing accesses retained and utilised to serve 24 parking spaces.  There would be a secondary access from Kensington Road to serve 8 parking spaces.

The Head of Engineering Services advises that both Kensington Road and Albert Promenade are wide highways with adequate footways and street lighting. The extra traffic that the proposal would be expected to generate is not considered to be so significant as to adversely impact on the surrounding highway infrastructure.  As such he raises no highway objection subject to conditions.

With regard to parking, 32 spaces are proposed.  Policy T19 requires provision at the rate of 1.33 per unit for apartment development and therefore 32 spaces for 21 apartments satisfies the requirements of the policy.

Residential Amenity

Policy N6 seeks to ensure that new development respects the privacy and daylighting of occupants of adjoining buildings and that private amenity space is protected around existing buildings.

The properties that would be affected by the development would be the retained coach house (no 40) within the site together with Cragside and Norland, which are to either side. The previous application was considered to have an unacceptable impact on these properties and this formed part of the refusal reason.  The proposed apartments in the principal apartment block are laid out such that there is now a blank elevation facing the boundaries of both Norland and Cragside.  As such, there are no overlooking issues to these properties now and the distances achieved satisfy policy N6 requirements.

With regard to Norland, which is on the north side of the site, there were concerns previously about overlooking of the private garden area to the rear of that property from the balconies and also the impact of a three storey development on the sunlight achieved into the garden, given that the apartment building would be due south of Norland and would be constructed within 1m of the boundary.  The applicant’s plans with this application show that the balconies are design features only and would not project from the elevation so that they could be used for sitting out.  The result of the re-siting of the building means that the side elevation of the principal building would be parallel with the boundary with Norland, with the distance to the boundary pulled away a little to 2m and although there remain concerns about impact on sunlight, it is not considered with the amendments proposed from previously that those concerns are so strong on their own as to be able to sustain a refusal. 

The west elevation of No 40 would be 10.4m away from the building and has a bedroom window in that elevation and the side elevation of a conservatory on the south of No 40 would be 12m away.  A distance of 15m is recommended in policy N6 for both these relationships, so there is a shortfall, although there is screening on the boundary which would be retained and would prevent overlooking to an acceptable extent at ground level.  With regard to the bedroom window, this is a subsidiary opening to obtain extra light into that room and the applicant proposes that this be obscure glazed so as to address the distance shortfall.  With the boundary screening retained and a condition for obscure glazing, the proposal satisfies policy N6.

In summary on this issue, it is considered that the proposal as submitted would now satisfy policies H1, H4 and N6 of the UDP.

Crime Prevention

The applicant proposes that the development would be to Secure by Design standards, including electric entrance gates and external lighting and the West Yorkshire Police Architectural Liaison Officer has no objection to the proposal.

Education
Children and Young People’s Services consider that the development has the potential to create demand for 5 primary school places and 4 secondary school places. There are adequate surplus school places at both levels and therefore no contribution is requested.

Trees

There are four trees within the site that are subject to a Preservation Order.  The development proposals would not impact on these trees, which are located on the Albert Promenade side of the site.

Some objectors have referred to the loss of trees resulting from the proposed Gate House building fronting onto Kensington Road.  These trees whilst not part of the TPO are nevertheless of significant amenity value and merit retention. The Gate House has been omitted from the scheme in order to facilitate the retention of the trees.

Wildlife Issues

Again, some objectors have referred to the potential impact on wildlife from the development.  Whilst there is no evidence to suggest that there are any protected species on the site, it is within a Wildlife Corridor, which is the case with most urban areas within Calderdale.  

Policy N59 of the UDP seeks to retain the integrity and value of such corridors by only allowing development which does not preclude the movement of species.  Whilst there would be disruption caused by development in the short term, the retained trees along with new planting would ensure that in the long term the movement of species along the corridor is not prohibited.
Other Issues

The existence of a covenant precluding development within 45 feet of the Promenade is an issue that many objectors have raised.  This is not something that can be taken into account in the assessment of a planning application although there are separate legislative procedures outside the scope of the planning process that are available to be pursued privately on this matter.

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 4 May 2006
Further Information

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

Roger Lee (Senior Officer) on Tel No:  392241
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Notwithstanding any details shown on the permitted plans, the development shall not begin until details and/or samples of the facing material which shall be of regularly coursed natural stone (sympathetic in colour, coursing and texture to that used in the immediate vicinity), have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, it shall be constructed in accordance with the details so approved and so retained thereafter. The pointing shall be flush with the face of the stone or slightly recessed, ("ribbon" or "strap" pointing shall not be used) and shall be so retained thereafter.
3.
Notwithstanding any details shown on the 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.
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.
Prior to the first occupation of the development 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.
Before the development hereby permitted is first brought into use, a system of drainage shall be installed such that the development is drained using separate foul sewer and surface water drainage systems.  These shall thereafter be retained.
8.
The development shall not begin until the proposed means of disposal of surface water drainage, including details of any balancing and off site works, have been submitted to the Local Planning Authority.  The details so approved shall be implemented before the development is first brought into use and shall thereafter be retained.  Unless otherwise agreed in writing by the Local Planning Authority, there shall be no piped discharge of surface water prior to the completion of the surface water drainage works.
9.
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 retained 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.
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 development or the completion of the development, whichever is the sooner;  and shall be so retained thereafter, unless any trees or plants within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased. These shall be replaced in the next planting season with others of similar size and species, (unless otherwise agreed in writing by the Local Planning Authority) and these replacements shall be so retained thereafter.
12.
Before the development begins a specification of measures to be taken to address crime prevention at the site shall be submitted to and approved in writing by the Local Planning Authority.  The details so approved shall be fully implemented before the development is occupied.
13.
Before the development begins, details of the method of storage and access for the collection of wastes, including details of mini-recycling facilities, from the apartments 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.
14.
The use of the development hereby permitted shall not commence until the car parks shown on the permitted plans has been provided, surfaced, sealed and marked out in accordance with the permitted plans and the car parks shall thereafter be retained for that purpose for the occupiers of and visitors to the development.
15.
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 building without the prior written permission of the Local Planning Authority.
16.
The development shall not begin until details of the treatment of the boundaries of the site, which shall include retention of the landscaped screening on the boundary adjacent to 40 Kensington Road, 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 development and shall thereafter be retained.
17.
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.
18.
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 in accordance with details that shall first have been submitted to and approved in writing by the Local Planning Authority.  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.
19.
The bedroom window in the south west gable elevation of 40 Kensington Road 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 any of the apartments and shall be so retained thereafter.
20.
This permission shall relate to the application as amended by the revised plans received by the Local Planning Authority on 8 May 2006.

SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.00 - 02
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Ward:
 Skircoat



  Area Team:
 Upper Calder


Proposal:
Demolition of existing dwelling and construction of twenty-one apartments (Conservation Area Consent)
Location:
Site Of East And West Hadlow  Albert Promenade  Halifax  West Yorkshire  
Applicant:
Britannia Developments Ltd
c/o Philip S Ryley And Co  12 Wards End Chambers  Wards End  HALIFAX 
HX1 1BX
Recommendation:
Grant Conservation Area Consent
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


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

The site is located between Albert Promenade and Kensington Road in the Savile Park area of Halifax.  It currently accommodates three dwellings - East and West Hadlow, which are attached, and 40 Kensington Road.  The site extends to an area of just under 0.5 hectares.

The proposal is to demolish East and West Hadlow as part of wider proposals for the re-development of the site for the construction of 21 apartments.

Relevant Planning History

A planning application for 24 apartments (No 05/01839) was refused at Planning Committee in December 2005 on the following grounds:

· Fails to preserve or enhance the character and appearance of the Savile Park Conservation Area because of its scale, height, design and massing

· Incongruous with surrounding buildings

· Obtrusive in the street scene due its siting in relation to 

· Albert Promenade

· Affect on the residential amenity and privacy of adjacent properties at Norland, Cragside and 40 Kensington Road

An appeal has recently been lodged against this refusal.

Prior to this an outline application to demolish West Hadlow and to construct 8 apartments was withdrawn in 2005 (application 05/00172).
Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	N2
Historic and cultural resources

	PPG No
	15
Planning and the Historic Environment



	UDP Designation
	Primary Housing Area

Conservation Area

Wildlife Corridor



	UDP Policies
	N37
Conservation Areas

N40
Demolition of buildings in Conservation 
Areas


Publicity/ Representations:

The application has been publicised with site and press notices as well as neighbour notification letters. At the time of this report being written 82 letters of objection had been received and 2 letters of support.
Summary of points raised:

· Demolition of property would be a loss to the area

· Adverse impact on the visual character and recreational usage of the Promenade

Assessment of Proposal

The site is located within the Savile Park Conservation Area. Policy N37 of the UDP seeks to preserve or enhance the character and appearance of Conservation Areas as areas of special architectural or historic interest. In addition, UDP Policy N40 states that: -

 “There will be a presumption in favour of retaining buildings which make a    positive contribution to the character or appearance of the Conservation Area. Applications for Conservation Area Consent to demolish unlisted buildings in Conservation areas will be considered against the following criteria: -

i) the contribution of the building to the local scene (absence of such a contribution will not necessarily be a reason for demolition);

ii) the condition of the building, the cost of repair and maintenance and the economic value of the building if re-used;

iii) the importance of the alternative use for the site and whether it makes it possible to enhance of bring new life to the Conservation area or contributes to its overall preservation or enhancement.”

Consultation has taken place with the officers in the Conservation Section with regard to the proposals. East and West Hadlow once formed one property known as Hadlow.  The original property was built in the last C19 but the later subdivision has divided its garden setting.  The 1933 edition OS map shows Hadlow and one adjacent property on its north side as the only developed plots between Birdcage Lane and Rocks Road.  Whilst East and West Hadlow clearly contribute to the historic value of this part of Halifax, it is not considered that the building is of such value that its loss would significantly harm the character and appearance of the Conservation Area.

Overall, the demolition of the existing building is considered to be acceptable with regard to UDP Policy N40 and it is considered that the proposed redevelopment scheme would preserve the character and appearance of the Conservation Area.
CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 4 April 206
Further Information

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

Roger Lee (Senior Officer) on Tel No:  392241 
Conditions 
1.
Work shall not commence on the demolition of the building to be demolished pursuant to this consent until a contract has been signed, exchanged and completed (and a copy of which shall be produced to, and if required, by the Local Planning Authority, within one working day of its written request so to do) for the carrying out of the redevelopment of the site permitted under Planning Application Reference No. 06/00366 dated 26 April 2006 and works for that redevelopment are about to begin.
SEE SITE LOCATION MAP ON WEB PAGE
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  Area Team:
 Upper Calder


Proposal:
Construction of 17 residential units
Location:
Site Harehill Works  Windsor Road  Todmorden  OL14 5JY  
Applicant:
St Vincents Housing Association
c/o Cassidy & Ashton  1 Regency Chambers  Jubilee Way  BURY
BL9 0JW
Recommendation:
Permit
Policy Implication:
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Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


Yes No Objections
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Group Engineer (Environment) Projects Team 
Environmental Health Services - Pollution Section 
Education Services 
Housing Services 
West Yorkshire Police ALO 
Yorkshire Water Services Ltd 
Network Rail,  North West Zone 
Environment and Regeneration Group 
Todmorden Town Council 
Town Council Comments

Todmorden Town Council comment as follows:

'Members recommend approval subject to Calderdale Highways being satisfied with the access and egress onto Burnley Road and the increase in traffic'.

Description of Site and Proposal

The application site, approximately 0.2 hectares in size, is located to the north of Windsor Road and is currently occupied by an industrial building used for the manufacture and distribution of riveting tools, fixings and electronic components.  The building is constructed of profile sheet cladding over a stone plinth and in some places solely of timber. It is bounded to the immediate north by the railway line with Ferney Lee Primary School beyond that. To the south and west is existing residential development whilst to the east is a small works building and beyond that an Aged Persons Home (Ferney Lee).

The proposal seeks planning permission for the construction of a residential development scheme comprising 12x2-bedroomed apartments, 1x2-bedroomed duplex apartment, 2x2-bedroomed semi-detached dwellings and 2x3-bedroomed 3 storey townhouses. Vehicular access to the site will be from Windsor Road. It is intended the development will provide 17 affordable dwellings with the applicant being St Vincent's Housing Association.

Relevant Planning History

None

Key Policy Context:

	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1
Distribution of additional housing

H2
Sequential approach to the allocation 
of housing land

H4 
Housing size, type and affordability



	PPG No
	3 
Housing



	UDP Designation
	Primary Housing Area

Wildlife Corridor

	UDP Policies
	E10 
Loss of employment land and buildings

H1 
Layout and design

H4 
Primary Housing Areas

H14 
Affordable housing

N2 
Compatibility with area's character

N4 
Design, layout and use of materials

N5 
Design, layout and crime prevention

N6 
Privacy and daylight

N59 
Wildlife Corridors

N95 
Contaminated land

N102 
Agreements to control pollution

CF18 
Education, infrastructure provision for 
new housing development

T3 
Design of highways and accesses

T19 
Car parking guidelines


Publicity/ Representations:

The application was advertised by a press notice, site notice and neighbour notifications. As a result 25 letters together with a petition of 12 signatures have been received objecting to the proposal.

Summary of points raised:

· Concerns regarding parking

· Increase in traffic in the locality

· Impact on road safety

· Impact on ability of emergency vehicles to be able to access the area

· Overdevelopment of the site

· The design of the buildings are not in keeping with the character of the area

· The area is currently all owner occupied so a mainly owner occupied/shared ownership scheme would be more suitable

· There are many empty properties in Todmorden and therefore there is no demand for new dwellings

· Too many of Todmorden’s industrial units are being developed for housing and if this continues the employment levels will suffer

· The buildings may have asbestos roofs

· Loss of trees

· Increase in noise pollution during the construction phase

· An underground stream that runs under Harehill Street could affect the foundations of the new building

· Loss of an employment site

· Insufficient consultation with neighbouring properties was undertaken

Assessment of Proposal

Principle of Development

The site is located within a Primary Housing Area in the adopted Unitary Development Plan and policy H4 is supportive of residential development in principle provided that there is no conflict with other relevant UDP policies.

In this regard the site has an existing lawful employment use and policy E10 states that proposals for non-employment uses which involve the loss of scarce land resources and/or buildings having a permitted industrial or employment use will only be supported where, amongst other things, it can be demonstrated that the proposal would not result in the loss of employment land or buildings for which there is either a local scarcity or insufficient alternatives are available locally to ensure a continued choice and mix of employment uses, and, it can be demonstrated that the site and/or buildings are not economically or physically capable of supporting industrial uses.

A justification for the loss of the employment site has been submitted with the application. The premises are currently outdated for the existing use and it is intended to move the existing use to new premises at White Hart Fold in Todmorden town centre. The building currently benefits from B2 and B8 uses that are considered to be inappropriate for the location in a primarily residential area. It is considered that any new user of the buildings would create significant disturbance to local residents particularly due to the lack of on-site parking and servicing areas.

The Economic Development Manager has considered the justification and comments that he is satisfied that their age, condition and internal layout would most probably preclude them being bought for another employment use.  Internally there are a number of small rooms constructed mainly of timber, and in parts the building fabric is very poor.  There is no external yard or loading area and the factory is located in a predominantly residential area.  If the site were to be cleared he would not expect new employment development to be attracted to this location. The statement says that the building has been marketed without attracting interest for employment use.  There are no details of the marketing in the statement but the Economic Development Manager would not expect marketing to result in significant demand for re-use.  There is though, contrary to the conclusions in the report, a substantial shortage of employment land in Todmorden that is flat, accessible and in a suitable location for industrial use.  The close proximity of houses suggests that this is not an appropriate employment site and refusal of this application could not be sustained on the grounds of policy E10. The site is relatively small and as such the Economic Development Manager does not consider it appropriate to seek a S106 compensatory payment for loss of the employment land.

Density 

PPG3 states that the Government is committed to promoting more sustainable patterns of development by, amongst other things, making more efficient use of land. One way of doing this is to encourage developments that have a density of between 30-50 dwellings per hectare. The application site has an area of approximately 0.2 hectares and proposes 17 dwellings. This results in a density of 85 dwellings per hectare that is significantly above the figure recommended in PPG3. However, the guidance does provide for exceptions to this density when the sites are considered to be in relatively sustainable locations. It is considered that this site is in a sustainable location in that there is easy access to bus routes, schools, other local facilities and is within reasonable walking distance of Todmorden town centre. The character of the surrounding development also needs to be taken into account. The surrounding dwellings are mainly terraced properties that, by nature, tend to result in a higher density and a development of this scale would fit more appropriately into the locality than a less intensive development.
Residential amenity

Policy H1 of the adopted UDP states that proposals for residential development should have regard to, amongst other things, layout and space around dwellings to provide an adequate standard of residential amenity within and adjacent to the site. Policy N6 incorporates more detailed guidelines with regard to space around dwellings.

The site is located within a mainly residential area with dwellings located to the immediate west and south of the site. With regard to the relationship with the dwellings to the west (Beaumont Street) there is a significant difference in land levels with a drop of approximately 3 metres from Beaumont Street to the application site. The eastern elevation of the end property (No.2) on Beaumont Street does have windows at both ground and first floor but these are only tall narrow windows and unlikely to be the main light source to habitable rooms. The distance between the elevations varies between 11-12 metres due to the siting of the proposed Block C (apartments and dwellings). There are both main and secondary aspect windows in this elevation and the distance between the elevations should be 12 metres. As such whilst there is a 1 metre shortfall in relation to part of Block C it is not considered significant enough to have a detrimental impact on the residential amenities of the occupiers of either the existing or proposed dwellings.

With regard to the relationship of the proposed units with the existing ones on Windsor Road, the land starts to slope slightly away from the site on the southern side of Windsor Road. Block B (2 dwellings) has a blank elevation facing onto Windsor Road and there is a distance of approximately 16.5 metres to the existing dwellings on Windsor Road. This distance more than satisfies that required under policy N6 guidelines. Block C (apartments) faces onto the gable end of 44 Harehill Road that contains windows at all levels. These windows appear to serve a kitchen, landing and bedroom. The southern elevation of Block C contains main and secondary aspect windows on each floor.  The distance between the elevations is between 12.8-14.0 metres (because of the siting of the main and secondary aspect windows) which represents a shortfall of between 2.2-4.0 metres under policy N6 guidelines. However, whilst this shortfall is relatively significant it is considered to be acceptable in this instance due to the character of the area being mainly terraced properties where buildings are more closely knit in terms of their relationships to each other.

The site is located adjacent to the railway line to the north whilst to the east is an industrial building (repair garage). There are also 2 electrical substations to the east. In order to overcome any potential noise disturbance from these neighbouring uses the Head of Environmental Health recommends conditions be attached to a planning permission relating to Rating Noise Levels of the site.

Materials, layout and design

Policy H1 of the adopted UDP states that proposals for residential development should have regard to, amongst other things, building materials and general design factors to ensure a high standard of design in the interests of visual amenity and sympathy with the surroundings. Policy N2 states that development proposals should respect the established character of their surroundings in terms of scale, form and materials.

The site is located within an area characterised by traditional terraced properties. Whilst the proposed development incorporates a mix of apartments and dwellings at both 2 and 3 storeys the ridge heights of the buildings are comparable with those of the existing dwellings. The ridge heights of the proposed scheme also incorporates different heights within each block thereby breaking up the mass of the development. PPG3 states that Local Planning Authorities should ensure that new housing developments help to secure a better social mix by avoiding the creation of large areas of housing of similar characteristics. As such it is considered that the mix of dwelling types and design is considered appropriate in this locality. 

Within the area there is a mix of materials used including red brick (Windsor Road) and stone (Beaumont Street and Harehill Street) for the elevations and slate for the roofs. The applicant proposes to use red brick and render for the elevations with grey concrete roofing tiles. Whilst the use of some red brick is acceptable it is considered that there should also be some stone used and as such an appropriate condition is attached. With regard to the roofs it is considered that artificial slate should be used and again an appropriate condition is recommended.

Education

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

Children and Young People’s Services suggest that the development will generate a potential 4 primary sector places and 3 secondary sector places. At present there are surplus places available at both sectors within the area and as such there will be no requirement for a financial contribution towards education provision.

Affordable housing

Policy H14 of the adopted UDP states that the Council will negotiate and encourage the inclusion of affordable housing within private schemes.

The scheme has received funding from the Housing Corporation and is a significant project within the Approved Development Programme for Registered Social landlord development within the Borough. The Head of Housing Services fully supports the proposal.

Highway Considerations

Policy T3 of the UDP expects the design and layout of highways and accesses to ensure the safe and free flow of traffic in the interests of highway safety whilst policy T19 seeks to ensure the provision of a satisfactory degree of off-street car parking, i.e. 2 spaces per dwelling.

The Head of Engineering Services has confirmed that the highway infrastructure to the site is not suitable for large delivery vehicles with there being a safety conflict with parked vehicles and children in the primarily residential area, especially when manoeuvring outside the premises. In relation to the access to the proposal, the access needs to be constructed as a dropped footway crossing and not as radii's shown on the plan. As such appropriate conditions are suggested.

In relation to the parking requirements the Head of Engineering Services has stated that the provision is in line with policy and therefore raises no objection subject to an appropriate condition relating to the provision and surfacing of the car parking area.

Trees and Landscaping

Policy N68 of the adopted Calderdale Unitary Development Plan states that on and adjoining development sites the Council will seek the retention of those trees that are healthy and which have or would have a clear public amenity benefit.

Along the boundaries of the site there are some trees that are proposed to be felled. The trees do not appear to have a significant visual amenity value for the immediate locality and as such their loss is not objected to. The hedge along the eastern boundary is proposed to be retained. 

Drainage 

Policy N102 of the UDP states that the Council will ensure that developments of land and buildings are not brought into use before the means of controlling pollution from sewage or waste are fully operational and have been approved by the controlling organisations.

The applicant proposes to connect to the main sewer in relation to both surface water and sewage whilst the water supply will be from the existing mains. The Head of Engineering Services has not raised an objection to the proposal subject to the imposition of appropriate conditions.

Land contamination

Policy N95 of the UDP states that where there is the possibility that a site has been contaminated by substances resulting from its previous use the Council will require, before development commences, a contaminants survey and appropriate mitigation measures to be submitted to and approved by the Council.

The Phase 1 Report submitted with the application has been assessed by the Head of Environmental Health and has identified that further investigation of the site will be required. As such an appropriate condition is recommended.

Wildlife and ecology

Policy N59 of the UDP seeks to retain the integrity and value of Wildlife Corridors by, amongst other things, normally only allowing development which does not preclude the movement of species along the Corridor.

Whilst the site is located within a Wildlife Corridor it is not considered that either the existing building or the site as a whole holds any value to the wildlife in the locality. As such it is not considered that the proposal will have a detrimental impact on the integrity and value of the Wildlife Corridor.

Crime prevention

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

The West Yorkshire Police Architectural Liaison Officer has not raised an objection to the principle of the residential development of the site but has recommended that all private entrance doors and ground floor windows should be manufactured and installed to Secure by Design standards and the parking areas should be illuminated to BS 5489 standards. An appropriate condition is therefore suggested.

Other issues

As part of the consultation exercise an objection was received in relation to insufficient neighbour consultations being undertaken in that not all residents in the Beaumont and Harehills areas were consulted. The consultation process was undertaken in full compliance with standard procedures. Both site and press notices were used as well as neighbour notification letters.

An objection was raised with regard to an underground stream that may impact on the foundations of the proposed units. The Head of Engineering Services has not raised an objection on this basis.

Other objections relate to the building having an asbestos roof and that the dwellings should be owner occupied. In response to this it is not considered that these are material planning considerations.

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 10 April 2006
Further Information
Should you have any queries in respect of this application report, please contact in the first instance:-

Malcolm Joy
(Case Officer) on Tel No:  392228

or

Roger Lee (Senior Officer) on Tel No:  392241
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the proposed facing and roofing materials (which shall include the use of stone as well as brick) 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.
Any existing access or part thereof not incorporated within the new access hereby permitted shall be permanently closed with the footway reinstated as soon as the new access has been constructed and brought into use.
4.
Notwithstanding the submitted scheme, the junction from the site to the public highway shall consist of a dropped footway crossing that shall be installed as part of condition 3.
5.
The development shall not begin until details of a surfaced car park have been submitted to and approved in writing by the Local Planning Authority.  The car park so approved shall then be provided, surfaced, sealed and marked out before the development is brought into use and shall thereafter be retained for this purpose for the occupiers of and visitors to the development.
6.
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.
7.
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 residential accommodation  with the windows closed shall not exceed 45 dB from 0700 hours to 2300 hours or 35 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.
8.
The site layout, internal design and building specification of the development hereby permitted shall be such that the noise level due to the railway noise within any dwelling with the windows closed shall not exceed 45 dB LAeq(1 hour) from 0700 hours to 2300 hours and 35 dB LAeq(1 hour) 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.
9.
The development shall not begin until details of a scheme for foul and surface water drainage has been submitted to and approved in writing by the Local Planning Authority.  The scheme so approved shall thereafter be implemented prior to the first occupation of any part of the development and shall be so retained thereafter.
10.
The development shall not begin until details of measures to be taken to address crime prevention have been submitted to and approved in writing by the Local Planning Authority. The details so approved shall be fully implemented before any part of the development is brought into use.
11.
The development shall not begin until details of the treatment of all 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 residential units and shall thereafter be retained.
12.
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 southern elevation of Block B without the prior written permission of the Local Planning Authority.
13.
Before the development begins, details of the method of storage and access for the 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.
14.
This permission shall relate to the application as amended by the plans marked 'A-E' received by the Local Planning Authority on 20th April 2006
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
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 Northowram And Shelf



  Area Team:
 Lower Calder


Proposal:
Demolition of existing dwelling and construction of six, four bedroom, properties complete with garaging
Location:
2 Westercroft Lane  Northowram  Halifax  West Yorkshire  HX3 7EW
Applicant:
Century Homes Ltd
c/o Philip S Ryley And Co  12 Wards End Chambers  Wards End  HALIFAX 
HX1 1BX
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Yes
Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
West Yorkshire Police ALO 
Environment Agency 
Group Engineer (Environment) Projects Team 
West Yorkshire Ecology 
Description of Site and Proposal

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

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

Relevant Planning History

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

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1
Distribution of additional housing

H2 
Sequential approach to the allocation of 
housing



	PPG No
	3
Housing



	UDP Designation
	Primary Housing Area



	UDP Policies
	H1
Layout and design

H4
Primary Housing Area

N2
Compatibility with the area’s character

N4
Design, Layout and use of materials

N6
Privacy and daylight

T3
Design of highways and accesses

T19
Car parking guidelines


Publicity/ Representations:

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

Summary of points raised:

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

Principle

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

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

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

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

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

Residential Amenity

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

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

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

The aspect facing out onto Westercroft  Lane will contain secondary windows and will be 33 metres away 11 Westercroft Lane’s main aspect. The side aspect of plot 6 will be at an angle to and 15 metres away from the secondary aspect of the nearest properties on Bradford Road, and the side aspect of plot 1 will be 22 metres away from the secondary aspect of 26 Hedge Top Lane. Therefore the proposal complies with the requirements of policy N6.

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

Design and materials

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

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

Highway Considerations

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

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

Other issues

There have been various letters of objection that have raised the issue that the proposed conifer screen would be too high. A condition is proposed to require a landscaping scheme to be approved which will enable this issue to be controlled indefinitely.

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

Crime Prevention

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

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 25 April 2006

Further Information

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

Gina Buckle (Case Officer) on Tel No:  392257 

or 

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

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.30 - 02
Application No:
05/02097/FUL

Ward:
 Luddendenfoot



  Area Team:
 Upper Calder


Proposal:
Conversion of the coach house and the construction of three dwelling houses
Location:
Thorn Bank  New Road  Luddenden  Halifax  West Yorkshire
HX2 6QZ
Applicant:
Burford Park Estates
c/o Philip S Ryley And Co  12 Wards End Chambers  Wards End  HALIFAX 
HX1 1BX
Recommendation:
Permit
Policy Implication:
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Head of Engineering Services Request:

$  
Departure:





Yes
Parish Council Representations:


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

Description of Site and Proposal

The site is located within the Green Belt and lies within the Luddenden Conservation Area.  It is in a prominent hillside position, which is visible across the narrow valley, and is also a designated Special Landscape Area.  New Road is to the north and east of the site, with residential properties to the south and open fields to the west.      

The proposal is for the conversion of the coach house to a dwelling and the construction of three detached dwellings within the grounds of the existing period property at Thorn Bank.

Relevant Planning History

An outline application for the construction of 3 dwellings under reference 04/02644 was withdrawn in January 2005. A further application for the proposed conversion of existing coach house into one dwelling & new boundary wall under reference 04/02645 was refused in February 2005 on the grounds that it would result in an undesirable intensification of use of the access and also the loss of trees. An application, under reference 05/00261, for the construction of three dwellings was refused in April 2005 on the grounds that it comprised inappropriate development within the Green Belt, was detrimental to the Special Landscape Area, failed to preserve the Conservation Area, loss of trees, and a lack of information in relation to contaminated land.

Key Policy Context:

	Regional Spatial Strategy                  

for Yorkshire and the Humber
	H1
Distribution of Additional Housing

H2 
Sequential Approach to the Allocation of 
Housing Land



	PPG No.
	3
Housing

15
Planning and the historic environment



	UDP Designation
	Green Belt

Conservation Area

Special Landscape Area

Wildlife Corridor

Draft Replacement UDP - Primary Housing Area



	UDP Policies
	H1
Layout and design

H4 
Primary Housing Areas

N2 
Compatibility with area’s character

N4
Design, layout & use of materials

N6 
Privacy and daylight

N37 
Conservation Areas 

N39 
Effects of development in Conservation 
Areas

N46 
Retention of trees in Conservation Areas

N59
Wildlife corridors

N105
Retention of the Green Belt 

N116
Special Landscape Areas

T3
Design of highways and accesses

T19
Car parking guidelines
T22 
Parking provision within Conservation 
Areas


Publicity/ Representations:

The proposal has been publicised with site and press notices, together with neighbour notification.  6 letters of objection have been received.

Summary of points raised:

· Fails to preserve Conservation Area

· Design out of character with area

· Loss of trees

· Highway safety issues - increase in traffic, poor access

· Health and educational facilities oversubscribed

· Part of site within Green Belt

Assessment of Proposal

Principle of Development

The site is located within the Green Belt in the adopted UDP, with policy N105 considering new residential development in such areas to be inappropriate by definition.  However, in the Draft Replacement UDP it is proposed to re-designate the site as a Primary Housing Area.  Objections were originally lodged against this proposed change in allocation, however, these have subsequently been withdrawn and it is therefore appropriate to give significant weight to this new designation.

Under Policy H4 of the adopted UDP, support is generally given to proposals for housing development within Primary Housing Areas, provided no unacceptable environmental, amenity, traffic or other problems are created, and the quality of the housing area is not harmed and where possible is enhanced.  General criteria which proposals for residential development should have regard to are outlined under Policy H1.

Notwithstanding this support from the UDP, PPG3 is a material consideration in the assessment of an application of this nature. It places a strong emphasis on new housing development taking place on previously developed sites (i.e. brown field land).  The site is located within the curtilage of Thorn Bank and is therefore considered to be previously developed land.

In principle the proposal is considered to be acceptable.  

Density

PPG3 recommends a density of 30–50 dwellings per hectare in new development. The site has an area of 0.58 hectares and proposes 3 new dwellings together with a conversion. This results in a low density of around 7 dwellings to the hectare.  However, it is considered that in this case due to constraints of access to the site, together with its Conservation Area status and the number of trees, it would be inappropriate to expect more dwellings to be constructed.  

Residential Amenity

Policy N6 seeks to ensure that new dwellings respect the privacy and light of adjoining buildings, and that private amenity space is provided with new dwellings and protected around existing properties.

There are no dwellings within 21m to the east or west of Plot 3 (House Type B).  The existing dwelling at Thorn Bank is located 20m to the northwest and contains main aspect windows to the front elevation.  The north and south gable elevations of the proposed dwelling are both blank, as is the corresponding gable elevation of the nearest dwelling located approximately 9m to the southeast.

There are no dwellings within 21m to the north, east or west of Plots 1 and 2 (House Types A and D).  The south elevation of the proposed dwellings are blank therefore no issues of privacy or overlooking arise in relation to the existing Coach House situated 14m to the south.  

Materials, Layout & Design

Policy N2 of the UDP states that development proposals should be compatible with the character of the area in terms of scale, form and materials.  Criteria under policy N4 seek further to ensure the use of appropriate principles of design, layout and materials in development.

In relation to the conversion of the coach house the existing openings are utilised wherever possible. New openings are proposed on both end elevations. In the western elevation patio doors are proposed to serve the bedroom whilst on the eastern elevation four windows are proposed serving the lounge (ground floor) and bedrooms (first floor). No new openings are proposed on the rear elevation.

The new dwellings are to be of 2 different designs, being 2 storey (house type B) and split level single and 2 storey (house types A and D) with the latter having rooms in the roofspace with roof lights being the only source of light to them. They are to be constructed using natural stone for the elevations and natural blue slates for the roofs. The designs of the dwellings are relatively simple and whilst not being architecturally significant will not have a detrimental impact on the character or appearance of the area.

The existing vehicular access to the site is proposed to be closed off with stone to match the remainder of the wall. A new vehicular access is to be created in the northern corner of the site. The alterations to the wall are considered to be acceptable in terms of design and materials.

Conservation Issues

The site lies within the Luddenden Conservation Area. Policy N37 of the UDP seeks to preserve or enhance the character and appearance of Conservation Areas as areas of special architectural or historic interest. Policy N39 looks at specific aspects of proposals in relation to, amongst other things, townscape features within the Conservation Area, views within and out of the Conservation Area, and, the importance of any trees in and adjacent to the Conservation Area.

The site comprises a large detached dwelling and smaller outbuilding in close proximity to the northern elevation of the house. The curtilage to the dwelling is relatively large and contains a number of mature trees that add to the character and appearance of the Conservation Area. The proposal will involve the loss of some of the trees, the most prominent being located adjacent to the proposed new access. Other notable trees to be removed are located in the northern part of the site to accommodate the northernmost dwelling. The Head of Recreation, Sport and Streetscene has not raised an objection to the loss of the tree by the new access, providing a replacement tree is planted. He also request that all other high value trees be retained wherever possible. A condition is also sought stating that no mechanical digging should be undertaken under the canopies of the trees.  

The large curtilage of the dwelling, including the trees, is considered to be an important feature of the Conservation Area. To the immediate east and west of the application site are open fields and the application site acts as a continuation of this area. The redevelopment of the site through the construction of 3 new dwellings would erode to an extent the open nature of the site but there are still relatively large gaps (from 7-24 metres) between the dwellings, and, together with the retention of the majority of the tree cover within the site, it is considered the visual appearance of the Conservation Area would not be significantly harmed.

Highways Considerations

Policy T3 of the UDP expects the design and layout of highways and accesses to ensure the safe and free-flow of traffic in the interests of highway safety whilst policy T19 seeks the provision of a satisfactory level of off-street car parking.

A new vehicular access will be created onto New Road to the north of the existing access with the latter being closed off. Each of the proposed dwellings together with Thorn Bank will have 2 parking spaces provided in line with policy T19 requirements. The Head of Engineering Services has no objection to the proposal subject to conditions to improve the proposed access and the closure of the existing access.

Trees and Landscaping

Under policy N46 of the UDP the Council will resist proposals, which remove or cut back healthy trees of amenity value within conservation areas.  Policy N68 further seeks the retention of those trees, which are of amenity benefit, along with their protection.  

The site consists of numerous trees, which would appear to be threatened by the proposal.  As indicated, the Head of Recreation, Sport and Streetscene is agreeable to the loss of one of the frontage trees in order to accommodate the site entrance, provided that a suitable replacement is planted alongside the frontage.  He is concerned that the revised access and walls could threaten the stability of the New Road frontage trees should roots be exposed and/or severed.  

Whilst he has indicated that he may possibly accept a small loss of the large group of trees on the northwest boundary, the overall recommendation is that all high value trees should be retained and adequately protected.

The submitted plans indicate the loss of three trees near the south eastern boundary, in connection with House Type B.  A further six trees are to be removed from the cluster on the northwest boundary in order to accommodate the northernmost House Type A.  Whilst a number of trees remain within this cluster, there are several within close proximity to the proposed dwelling. A condition is proposed to require the provision of a protective fence around the retained trees during the construction phase. The rear elevation of the proposed dwelling faces onto these trees and only contains one rooflight which serves a habitable room (bedroom 4). As such it is unlikely that there will be pressure in the future for the pruning or felling of these trees.

The plans show some replanting in the northern section of the site and a condition is proposed to require details of these trees to be submitted for approval prior to planting.

Drainage 
Policy N102 of the adopted UDP seeks to ensure that the development of land and buildings are not brought into use before the means of controlling pollution from sewage or waste are fully operational and have been approved by the controlling organisations.

The applicant has suggested that in relation to the means of a water supply and the disposal of both rainwater and sewage it is intended to connect to the mains. However, the head of Engineering Services has stated that it would be unacceptable to drain the surface water to the mains and that an alternative form of outfall should be sought. As such an appropriate condition is recommended.

Land contamination
Policy N95 of the adopted UDP states that where there is the possibility that a site has been contaminated by substances resulting from its previous use the Council will require, before development commences, a contaminants survey and appropriate mitigation measures to be submitted for approval.

Although no Phase 1 Report was submitted with the application, discussions have taken place between the applicant and the Head of Environmental Health and it has been identified that the source of contamination on the site is not mobile and as such no objection is raised.

Wildlife & Ecology

The Council seeks to retain the integrity and value of wildlife corridors by only supporting development, which allows the movement of species along the corridor.  It is not considered that the proposal will preclude the movement of species along the corridor, and it is therefore consistent with policy N59.

Other Issues
An objection has been received on the grounds that the existing health and educational establishments are already overcrowded. It is not considered that an additional 4 dwellings would have a significant impact on those establishments.

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 24 April 2006
Further Information

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

Malcolm Joy
(Case Officer) on Tel No:  392228

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 plans marked A (drawing numbers B185/002A and B185/010A), A-D (Drawing numbers B185/007F, B185/004D, B185/005 and B185/011B) received by the Local Planning Authority on the 19th December 2005, 20th December 2005 and the 24th February 2006 respectively.
3.
Unless otherwise agreed in writing by the Local Planning Authority, the use of the building hereby permitted shall not commence until the vehicular access has been constructed and completed in accordance with the permitted plans and this access shall be so retained thereafter.
4.
Any existing access or part thereof not incorporated within the new access hereby permitted shall be permanently closed as soon as the new access has been constructed and brought into use.
5.
Once the development hereby permitted (or any part thereof) is first brought into use, there shall be no vehicular or pedestrian access to the site from New Road  at any time.
6.
Before the development hereby permitted is first brought into use, the areas to be used by vehicles shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
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.
No surface water shall be connected to public sewers either directly or indirectly.
9.
A sustainable and/or separate system of drainage shall be installed prior to the first occupation of the dwellings and permanently retained as such thereafter.
10.
The development shall not begin until details of the treatment of all 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.
11.
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-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.
12.
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 retained 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.
13.
Excavations in respect of the foundations of the dwellings where such works are beneath the crown spread of the retained trees shall be hand dug only (ie, no mechanical plant, tools or equipment shall be used in respect of such excavations).
14.
Before the first occupation of the dwellings, the infilling of the gap in the wall forming the existing access shall be done with stone to match the wall, as specified on the submitted plans and shall be so retained thereafter.
15.
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.
16.
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.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.30 - 03
Application No:
06/00079/CON

Ward:
 Todmorden



  Area Team:
 Upper Calder


Proposal:
Conversion of redundant barn to form dwelling.
Location:
North Midgelden Barn  Bacup Road  Todmorden    
Applicant:
Mrs R Drew
c/o Deakin Design Associates  16 Halifax Road  TODMORDEN   OL14 5AD
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


Yes No Objections
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Building Consultancy 
Group Engineer (Environment) Projects Team 
Todmorden Town Council 
West Yorkshire Ecology 
Description of Site and Proposal

The site is located approximately 200m to the north of Bacup Road in a rural area outside Todmorden, surrounded by agricultural land.  The site is accessed via a farm lane which passes other farm buildings and dwellings before proceeding north to the application building.  The lane is also a definitive footpath (Todmorden 100) which passes south of the application building, then proceeds north into open fields as a path.  The building is a stone barn to the north of North Midgelden Farm and is Grade II listed.

The application seeks planning permission for the conversion of the barn into a dwelling, including the provision of a domestic curtilage and car parking facilities within the site.  

Relevant Planning History

None

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	N2 
Historic and cultural resources

S3 
Urban and rural renaissance

S4 
Urban and rural design



	PPG No
	15 
Planning and the Historic Environment



	UDP Designation
	Special Landscape Area

Wildlife Corridor



	UDP Policies
	N2 
Compatibility with area’s character

N4 
Design, layout and use of materials

N6 
Privacy and daylight

N13 
Re-use of buildings in the Green Belt 
and areas outside the urban boundary

N31
Listed buildings

N34
Change of use of Listed Buildings

N59 
Wildlife Corridors

N60 
Protection of wildlife habitats

N103 
Development beyond the mains water 
supply system  

N107
Areas outside the urban boundary and 
Green Belt 

N108
Development outside the urban 
boundary and Green Belt 

N116 
Special Landscape Areas

T3 
Design of highways and accesses

T19 
Car parking guidelines

T36 
Safeguarding public rights of way


Publicity/ Representations:

Site and press notices were posted and notification letters sent to near neighbours.  Two objections have been received along with one letter of representation from The Ramblers’ Association.

Summary of points raised:

· Increase in traffic will create disturbance and affect privacy of nearby residential properties

· Access road is inadequate to cope with extra vehicles

· Access onto Bacup Road is dangerous (60mph limit)

· Concern regarding safety and possible damage to nearby listed buildings caused through increase in traffic

· Water supply cannot cope with the additional dwelling

· The barn is not redundant as an agricultural building

· Any new building would be out of character with the area

· A public footpath runs through the site and the footpath should not be obstructed during any development

Town Council Comments

Todmorden Town Council comment as follows:

 “Members recommend approval”

Assessment of Proposal

Principle of development 

Policy N107 of the Calderdale UDP takes account of any special designation and assesses development proposals, bearing in mind the need to protect the countryside for its own sake and for the non-renewable and natural resources it contains.  This area is not allocated for development and development should therefore be strictly controlled.  Taking this into account, UDP policy N108 indicates that certain forms of development will be accepted in those areas outside the urban boundary and Green Belt which, in this case, includes the alteration of an existing building.  Furthermore, UDP policy N13 supports the re-use and adaptation of buildings provided they meet certain criteria.  The principle of the proposal is therefore acceptable.

The site lies within a Special Landscape Area and policy N116 seeks to preserve and enhance the visual quality of the area through detailed consideration of the siting, materials and design of new development.  Development will only be accepted if it does not adversely affect and is sympathetic to the visual quality and character of the area.  In this case, it is not considered that the development will have an adverse effect on the area.  

Policy N13 lists the criteria for considering the conversion of existing buildings, which includes the form, bulk and general design being in keeping with their surroundings, the buildings should be of permanent and substantial construction and should be capable of conversion without major reconstruction.  The conversion also should not have a materially greater impact than the present use on the openness of the Green Belt, no traffic, amenity, pollution or servicing problems should arise and there should be adequate drainage and water supplies.  The individual issues are addressed below.

Materials, Layout and Design

Policy N2 of the UDP seeks to ensure that development proposals respect the established character of their surroundings in terms of scale, form and materials.  Policy N4 of the UDP seeks good design, layout and appropriate use of materials in all development.

The barn is also a Grade II listed building and, as such, UDP policies N31 and N34 apply which seek to preserve buildings of special architectural or historic interest and their settings.  In considering whether to grant Listed Building Consent for works to a Listed Building, the Council should have regard to the desirability of preserving the building, its setting and any features of special architectural or historic interest it possesses.  

Building Control Services advise that the barn is of substantial construction and is capable of conversion without major rebuilding.  It is acknowledged that the asbestos sheet roof would need removal, there is also some erosion to the stone on the east elevation, the brick lean-to is in poor condition and rebuilding is envisaged, approximately 25% rebuild may be required on the south elevation and some local rebuilding will be required on the north elevation due to a crack at the junction with the east gable.     

The application proposes a sympathetic conversion of this listed barn.  New openings are kept to a minimum with one new window to the south elevation and one new window and a conservation rooflight to the north.  All other openings are to be retained.  Dressed stone surrounds are proposed to any new openings.  The asbestos roofing will be replaced with natural stone slates and any rebuilding work will be undertaken using natural stone to match the principal building.  Internally, one new doorway will be formed in the western wall of the principal barn to gain access into the lean-to extension.  The internal arch features are to be retained and there is provision for a full two storey height central entrance hall and stairs which will expose the unique arched central walls.

Residential Amenity

Policy N6 of the UDP seeks to ensure that new development respects the privacy and daylighting of occupants of adjoining buildings.  The only affected residential dwelling would be the host dwelling, North Midgelden Farm which lies to the south of the barn. To the north elevation of this dwelling, there is a doorway and kitchen window.  The kitchen window is to the western end of the single storey extension and currently faces the barn wall at a distance of approximately 6m.  It is proposed to retain the three doorway openings in the south elevation of the barn, including the barn arch, but to have these as fixed doorways, blocked up internally.  Obscure glazing will be installed to the lounge and bedroom windows at ground floor level.  One further new opening to bedroom 4 will not create any overlooking to the north elevation of the farm as this will look out over the ‘catslide’ roof of the farm.  With reference to the kitchen window to the north elevation of the farm and its close proximity to the barn, it is considered that the development of the barn will not significantly affect the current situation.  A further window to this kitchen is located in the western elevation of the extension to the farm.

The application includes a modest area of residential curtilage which is currently defined by dry stone walling and stock proof fencing.  Car parking facilities are also provided.  

In this case, it is considered that the proposal will not significantly affect the privacy and daylighting of the occupants of the adjacent dwelling and is acceptable.

Highway Considerations

Policy T3 of the UDP expects the design and layout of highways and accesses to ensure the safe and free-flow of traffic in the interests of highway safety, with policy T19 concerned with car parking guidelines.  Policy T36 seeks to safeguard footpaths, bridleways and public rights of way to ensure their retention as part of the highways network and to allow their promotion and development as leisure/recreational resources.  

The Head of Engineering Services comments that the access as highlighted by objectors has been noted.  The site has been inspected and it is noted that there is a reasonable standard of access track that already serves other properties with a vehicular track of varying width up to the site.  The section of access that passes Middle Midgelden Farm is in excess of 3m and the running track measured 3.4m.  This would give sufficient width for all types of vehicle that would visit the site.  The existing vehicular use could entail large 4x4 tractors and agricultural delivery vehicles.  The proposal for residential use would entail predominantly car traffic and would therefore be a betterment to other users of the track.  The traffic use may be slightly more, but of a smaller size. 

Overall, it is considered that there are no significant highway concerns, therefore no objections are raised to the proposal, subject to conditions requiring protection of the public footpath which runs through the site and the car park and turning area shall be provided prior to the first use of the development.  Furthermore, the Head of Engineering Services has recommended that details of the siting and means of enclosure of a bin store situated near Middle Midgelden be submitted for approval prior to development commencing.
Drainage

The Head of Engineering Services has recommended that details of the foul and surface water drainage for the development be submitted for approval prior to commencement of development.  Details should include the location and construction of the proposed septic tank and drainage trench.

Water Supply

Policy N103 of the UDP is concerned with the provision of an adequate quantity and quality of water supply to developments beyond the mains water supply system.  The Head of Environmental Health has raised concerns regarding the water supply to this building.  However, the applicant has provided details to advise that a borehole will be installed to overcome the possible problems with the existing private water supply.  

The Head of Environmental Health states that the borehole water supply will meet the needs of the barn conversion but would wish to recommend the standard condition relating to the provision of a private water supply to the property.

Land Contamination

A Contaminated Land Phase One Report was submitted with the application and was found to be satisfactory.

Wildlife and Ecology

Within the identified Wildlife Corridors the Council will seek to retain the integrity and value of the Corridors by normally only allowing development which does not preclude the movement of species along the Corridor.  In this instance the proposal does not preclude the movement of species along the Corridor and would, therefore, be acceptable.

UDP policy N60 supports the protection and enhancement of species protected by the Schedule to Part One of the 1981 Wildlife and Countryside Act and related legislation and their habitats throughout the District.  In this case, West Yorkshire Ecology has advised that the development may impact on bats and nesting wild birds.  In this respect, it is to be conditioned that a bat survey be carried out prior to development commencing.  

Other Issues

One of the objections queries the redundancy of the barn as an agricultural building.  The applicanm has that North Midgelden Farm and Barn has been a registered smallholding with the adjoining land of approximately 0.8ha.  However, the applicant no longer uses the property for agricultural purposes due to ill health and, as such, its use as an agricultural building has become redundant.  The applicant states that the conversion of the building to residential will preserve and enhance the listed building.  It should be noted that an internal inspection of the barn showed no evidence of recent agricultural use, but was used instead as a domestic storage facility.

CONCLUSION

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

Chief Officer:
      Duncan Hartley

                            Head of Planning and Regeneration 

Date: 25 April 2006
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 Amended Plan A received by the Local Planning Authority on 2 March 2006.

3.
Notwithstanding any details shown on the permitted plans, the development shall not begin until details and/or samples of the facing material which shall be of regularly coursed natural stone (sympathetic in colour, coursing and texture to that used in the immediate vicinity), have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, it shall be constructed in accordance with the details so approved and so retained thereafter. The pointing shall be flush with the face of the stone or slightly recessed, ("ribbon" or "strap" pointing shall not be used) and shall be so retained thereafter.
4.
Notwithstanding any details shown on the submitted plans, the development shall not begin until details and/or samples of the roofing material which shall be of natural stone 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 details on the approved plans, the rooflight hereby permitted in the south facing roof shall be of low profile "conservation" type, details of which shall first have been submitted to and approved in writing by the Local Planning Authority.  The rooflight shall be installed in accordance with the approved details and so retained thereafter.
7.
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, E, Gand H of Part 1 of Schedule 2 of the said order shall be carried out without the prior written permission of the Local Planning Authority.
8.
The development shall not begin until fencing, of a type and height to be approved in writing by the Local Planning Authority, has been erected on each side of the public footpath (Todmorden 100) where it crosses the site, to a minimum width of 1.8 metres between the fences. The fencing so approved shall be retained for the duration of the development.
9.
The use of the development hereby permitted shall not commence until the car parking and turning area facilities shown on the permitted plans have been provided, surfaced and sealed  in accordance with the permitted plans and these facilities shall thereafter be retained for that purpose for the occupiers of and visitors to the development.
10.
The development shall not begin until details of the siting and means of enclosure of a bin store situated near Middle Midgeldon have been submitted to and approved in writing by the Local Planning Authority.  The bin store shall then be provided in accordance with the details so approved prior to the first occupation of the development and retained thereafter.
11.
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.
12.
Before development begins full details of the measures to be taken to provide the premises with a water supply from a bore hole which meets the requirements of the Private Water Supplies Regulations 1991 shall be submitted to the Local Planning Authority and approved in writing.  The approved measures shall be implemented before occupation commences and be retained thereafter.
13.
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.
14.
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.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.30 - 04
Application No:
06/00081/LBC

Ward:
 Todmorden



  Area Team:
 Upper Calder


Proposal:
Conversion of barn to form dwelling. (Listed Building Consent)
Location:
North Midgelden Barn  Bacup Road  Todmorden    
Applicant:
Mrs R Drew
c/o Deakin Design Associates  16 Halifax Road  TODMORDEN   OL14 5AD
Recommendation:
Grant Listed Building Consent
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


Yes No Objections
Representations:
 
  
 
       
Yes
Consultations:
Todmorden Town Council 
West Yorkshire Archaeology Service 
Description of Site and Proposal

The site is located approximately 200m to the north of Bacup Road in a rural area outside Todmorden, surrounded by agricultural land.  The site is accessed via a farm lane which passes other farm buildings and dwellings before proceeding north to the application building.  The lane is also a definitive footpath (Todmorden 100) which passes south of the application building, then proceeds north into open fields as a path.  The building is a stone barn to the north of North Midgelden Farm and is Grade II listed.

The application seeks listed building consent for the conversion of the barn into a dwelling.  

Relevant Planning History

None

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	N2 
Historic and cultural resources

S3 
Urban and rural renaissance

S4 
Urban and rural design



	PPG No
	15 
Planning and the Historic Environment



	UDP Designation
	Special Landscape Area

Wildlife Corridor



	UDP Policies
	N31
Listed buildings

N34
Change of use of Listed Buildings





Publicity/ Representations:

Site and press notices were posted and notification letters sent to near neighbours.  Two objections have been received.

Summary of points raised:

· Increase in traffic will create disturbance and affect privacy of nearby residential properties

· Access road is inadequate to cope with extra vehicles

· Access onto Bacup Road is dangerous (60mph limit)

· Concern regarding safety and possible damage to nearby listed buildings caused through increase in traffic

· Water supply cannot cope with the additional dwelling

· The barn is not redundant as an agricultural building

· Any new building would be out of character with the area

Town Council Comments

Todmorden Town Council comment as follows:

 “Members recommend approval”

Assessment of Proposal

The barn is a Grade II listed building and, as such, UDP policies N31 and N34 apply which seek to preserve buildings of special architectural or historic interest and their settings.  In considering whether to grant Listed Building Consent for works to a Listed Building, the Council should have regard to the desirability of preserving the building, its setting and any features of special architectural or historic interest it possesses.  

The application proposes a sympathetic conversion of this listed barn.  New openings are kept to a minimum with one new window to the south elevation and one new window and a conservation rooflight to the north.  All other openings are to be retained.  Dressed stone surrounds are proposed to any new openings.  The asbestos roofing will be replaced with natural stone slates and any rebuilding work will be undertaken using natural stone to match the principal building.  Internally, one new doorway will be formed in the western wall of the principal barn to gain access into the lean-to extension.  The internal arch features are to be retained and there is provision for a full two storey height central entrance hall and stairs which will expose the unique arched central walls.

CONCLUSION

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

Chief Officer:
      Duncan Hartley

                            Head of Planning and Regeneration 

Date: 25 April 2006
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 Amended Plan A received by the Local Planning Authority on 2.3.2006.

3.
The development hereby permitted shall not begin until details, showing the window frames inset from the face of the wall in the manner traditional to the area, have been submitted to and approved in writing by the Local Planning Authority.  The development shall thereafter be carried out in accordance with the approved details and so retained thereafter.
4.
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.
5.
The development hereby permitted shall not begin until details of all gutters, downpipes and all other external plumbing have been submitted to and approved in writing by the Local Planning Authority;  the use of plastic or similar materials for such items will not be acceptable.  These items shall then be provided in accordance with the approved details and so retained thereafter.
6.
The development shall not begin until details of the method and composition of pointing have been submitted to and approved in writing by the Local Planning Authority. The development shall thereafter be constructed in accordance with the pointing details so approved and so retained thereafter.
7.
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.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
19.00 - 01
Application No:
06/00433/FUL

Ward:
 Ryburn



  Area Team:
 Lower Calder


Proposal:
Substitution of house types to plots 1-33 and 56-63 (Pursuant to Planning Application No 04/01778/FUL)
Location:
Former Commercial Garage  Oldham Road  Ripponden  Sowerby Bridge  West Yorkshire
HX6 4ED
Applicant:
Elite Homes Yorkshire Ltd
Unit B, Cedar Court Office Park  Denby Dale Road  Calder Grove  WAKEFIELD
WF4 3BA
Recommendation:
Mindful To Permit Subject To Legal Agreement
Policy Implication:
 



EP HP NP CFP 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


Yes No Objections
Representations:
 
  
 
       
Yes
Consultations:
Ripponden Parish Council 
West Yorkshire Police ALO 
Education Services 
Housing Services 
Environmental Health Services - Pollution Section 
Engineering Services - Network Section 
Description of Site and Proposal

The application site is located to the east of Oldham Lane and originally comprised an employment site comprising a number of buildings of typical industrial construction and materials. These have been demolished and work has begun on the development permitted in 2005 (app no 04/01778). The site is bounded on the east, south and west by existing residential development and is accessed from Oldham Road. The land rises slightly into the site. There is a copse of trees separating the houses to the west from the site.

The proposal is for an amended scheme pursuant to app no 04/01778. The original application was for the construction of a total of 63 dwellings comprising of 53 apartments and 10 town houses. The current proposal is for amended house types to plots 1-33 and 56 – 63, all of which are apartments.

Relevant Planning History

As indicated, the original scheme was given permission in 2005 (04/01778)

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1
Distribution of additional housing

H2
Sequential approach to the allocation of 
housing land


	PPG No
	3
Housing

13
Transport



	UDP Designation

Draft Replacement UDP
	Primary Employment Area

Primary Employment Area



	UDP Policies
	E1 
Primary Employment Area

E10 
Loss of employment land and buildings

H1 
Layout and design

H5 
Proposals outside Primary Housing Areas

N2 
Compatibility with area’s character

N4 
Design, layout and use of materials

N24    Provision of open space by developers

N95 
Contaminated land

CF18 
Education, infrastructure provision for new 
housing development


Publicity/ Representations:

The application has been publicised with site and press notices, together with neighbour notification letters.

2 letters of objection have been received.

Summary of points raised:

· As a three storey block, the ‘Regent’ type will be out of keeping with the rest of the row

· The ‘Regent’ design will affect the privacy of existing dwellings on Holly Crescent

· The four storey blocks are out of keeping with surrounding properties.

Parish Council Comments

Ripponden Parish Council comment as follows:

‘The Parish Council raises no objections to this application, subject to the Planning Officer’s approval that design complies with all relevant policies.’

Assessment of Proposal

Principle

The application relates to an area of land that is designated as Primary Employment Area in the adopted UDP and has a lawful use for employment. The proposal therefore needs to be assessed against policies E1 and E10 of the UDP. As the proposal is for a non-employment use it receives no support under Policy E1. However, Policy E10 does allow for the loss of employment sites to other uses under certain circumstances. In considering the loss of this employment site in April 2003 Members concluded that residential development of the site did comply with Policy E10 relating to the loss of employment land. 

The site comprises of existing haulage depot buildings and associated curtilage. As such the entire application site is previously developed. The application is therefore in accordance with the government guidance in PPG3 (Housing) relating to the presumption that previously developed sites should be developed before “green field” sites.
Furthermore, having already been granted permission, the principle of development has previously been accepted.

Density of development 

The proposed development would be at a net density of some 66 units per hectare. This density is in accordance with the guidance in PPG3 and is therefore appropriate, especially given that the site is within easy walking distance of the shops and services clustered around the centre of Ripponden.

Highway Considerations

Policy T19 of the UDP seeks a parking space for every apartment and a visitor space for every third apartment, and two parking spaces per house. Overall the development is one parking space short of the T19 requirement. Having regard to the fact that Policy T19 has been overtaken by government advice in PPG13 (which is reflected in Policy T16 of the emerging UDP) that sets maximum rather than minimum standards, the level of parking is acceptable.

However, following the expression of concerns by the Head of Engineering Services a further two spaces have been added to the scheme. This would exceed the number of spaces provided in the original application.

Residential Amenity

The distances between proposed dwellings within the site are in line with the guidelines set out under Policy N6 of the UDP. The distances between existing and proposed dwellings also generally comply with the guidelines. However, there are a couple of relationships that warrant closer examination. 

Firstly in relation to the dwellings at Holly Crescent, as raised by objectors, the nearest window in the rear elevation of 5 Holly Crescent was originally some 15 metres from the nearest windows in the east elevation of the proposed apartment block to the north west (at an oblique angle). An alteration to the layout of this block has extended this length to 21m, though further secondary aspect windows have been added to the south elevation. The ground floors of Holly Crescent are screened from the application site by walls and fences and as such there would be very limited impact on any main aspect rooms. The eastern elevation of the apartment block was originally a secondary aspect and as such the relationship with the first floor secondary aspect windows at Holly Crescent complied with the guidelines under Policy N6 at 15m. These windows have now become main aspect but due to the increased distance they remain within the guidelines of Policy N6. The new windows to the south elevation are secondary windows at a distance of 20m and at an oblique angle to the closest bedroom window on Holly Crescent and are therefore also in compliance with policy.

Secondly, new secondary windows are proposed in the 2 storey ‘Grasmere’ block 4m away from the side of the existing dwelling no 204 Oldham Road, which is the same as with the original scheme but that scheme did not have any windows in its facing elevation. As No 204’s facing elevation is blank there would be no overlooking issues and consequently no conflict with policy N6.

The Head of Environmental Health has no objection to the application, subject to conditions relating to noise, waste disposal and land contamination.

Visual amenity 

Both objectors have raised the issue about the height of the four storey buildings. The height of the buildings, however, has not increased from the permitted scheme. It was originally considered that, given the manner in which the site is set against a relatively steep hillside and the fact that taller buildings are common in the Ripponden area, the height of the four storey apartment block would not be problematic. As circumstances have not changed in this regard, this view still stands.

The most visible amendment to the scheme is a change in design to plots 1-24. This amounts to a large part of ‘Streetscene A’ as shown on the submitted plans. These alterations (changes to fenestration and the addition of patio doors to create balconies, and the addition of bay windows) amount to a streetscene which is visually less imposing with a variety of features which serve to minimise the block effect of the apartment buildings. As such, it is considered to be an improvement to the already permitted scheme.

Notwithstanding the brick facing of the Holly Crescent dwellings to the south of the site, Ripponden has a strong natural stone character. As such the suggested condition concerning facing materials stipulates natural stone facing. In relation roofing materials either natural blue/stone slate or good quality artificial slates could be appropriate. The suggested roofing material condition reflects this.

Other Issues

The development is of a scale where a contribution to affordable housing is required. The applicant is willing to make a contribution to this. Subject to a satisfactory legal agreement being signed the application is acceptable in relation to affordable housing policy. 

Contributions have already been received towards education provision and the provision of public open space. 

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 24 April 2006

Further Information

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

Steve Littlejohn (Case Officer) on Tel No:  392229

or

Roger Lee (Senior Officer) on Tel No:  392241
Conditions 
1.
This permission shall relate to the application as amended by the amended plan A received by the Local Planning Authority on 30 March 2006.

2.
Notwithstanding any details shown on the permitted plans, the development shall not begin until details and/or samples of the facing material which shall be of regularly coursed natural stone (sympathetic in colour, coursing and texture to that used in the immediate vicinity), have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, it shall be constructed in accordance with the details so approved and so retained thereafter. The pointing shall be flush with the face of the stone or slightly recessed, ("ribbon" or "strap" pointing shall not be used) and shall be so retained thereafter.
3.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the roofing materials which shall be of natural stone slates, natural blue slates or artificial slates (sympathetic with local natural stone slates or blue slates) have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
4.
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.
5.
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.
6.
Prior to the development commencing a Phase II investigation shall be carried out and the results submitted to, and approved in writing by, the Local Planning Authority. 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.
7.
The development shall not begin until details of the siting and means of enclosure of a bin store have been submitted to and approved in writing by the Local Planning Authority.  The bin store shall then be provided in accordance with the details so approved prior to the first occupation of the development and retained thereafter.
8.
The development shall not begin until details of the treatment of all 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.
9.
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.
10.
The building construction works shall not begin until the new vehicular access has been laid out and constructed to base course. The access and estate road shall be completed in accordance with the permitted plans before any part of the development is brought into use and shall be so retained thereafter, unless otherwise agreed in writing by the Local Planning Authority.
11.
Before the development hereby permitted is first brought into use, the areas to be used by vehicles shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
12.
No dwellings shall be occupied until the parking facilities shown on the permitted plans for that dwelling have been made available for the occupiers of that dwelling. These facilities shall thereafter be retained.
13.
Prior to the occupation of any dwelling a scheme for the provision of external security lighting shall be implemented in accordance with a scheme that shall first have been submitted to and approved in writing by the Local Planning Authority. The scheme shall be so retained.
14.
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.
15.
The development shall not begin until a specification of measures to be taken to address crime prevention at the site has been submitted to and approved in writing by the Local Planning Authority. The details so approved shall be fully implemented before the development is occupied and thereafter retained.
16.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
19.00 - 02
Application No:
06/00179/FUL

Ward:
 Luddendenfoot



  Area Team:
 Upper Calder


Proposal:
Proposed industrial unit B amended scheme.
Location:
Caldene Business Park  Burnley Road  Mytholmroyd  Hebden Bridge  West Yorkshire
Applicant:
John Roche
11 Ryburn Buildings  SOWERBY BRIDGE  HX6 3AH  
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


Yes No Objections
Representations:
 
  
 
       
Yes
Consultations:
Environment and Regeneration Group 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Yorkshire Water Services Ltd 
Group Engineer (Environment) Projects Team 
West Yorkshire Police ALO 
West Yorkshire Passenger Transport Exec 
Environment Agency 
West Yorkshire Archaeology Service 
Hebden Royd Town Council 
Description of Site and Proposal

The site is located on the south side of Burnley Road (A646) and is in the vicinity of the former Caldene Clothing site, now Caldene Business Park, a newly established industrial park currently under construction.  The site is accessed off Burnley Road.  

This application seeks approval for an amendment in design to Unit B (previously approved under 03/00271) which is located to the south and east  boundary of the site.

Relevant Planning History

Approval was granted at Committee in July 2003 for the construction of buildings for B1, B2 or B8 use on the site (03/00271).  There is a current planning application for an amendment to Unit D (06/00619) which is still pending.

Key Policy Context:
	Regional Spatial Strategy 

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

S3 
Urban and rural renaissance

S4 
Urban and rural design



	UDP Designation
	Primary Employment Area

Wildlife Corridor



	UDP Policies
	E1 
Primary Employment Areas

N2 
Compatibility with area’s character 

N4 
Design, layout and use of materials

N6 
Privacy and daylight

N68 
Guidelines for protection and planting of 
trees

N91 
Air pollution

N92 
Development causing noise pollution

N102 
Agreements to control pollution

T3 
Design of highways and accesses

T19 
Car parking guidelines


Publicity/ Representations:

A site notice was posted and notification letters sent to near neighbours.  4 objections have been received.

Summary of points raised:

· Concern regarding the hours of operation of the industrial site in terms of noise levels and traffic movements

· There are several outstanding issues remaining from the original permission including landscaping, loss of light, trees, additional doors and accesses

Town Council Comments

Hebden Royd Town Council comment as follows:

 “No objection but would like to see sympathetic treatment of canal elevation”.

Assessment of Proposal

Principle of development 

The site lies within a Primary Employment Area as designated in the Calderdale Unitary Development Plan.  Within such areas, proposals within Use Classes B1 to B8 are supported provided that the development relates well in scale, character and function to the area concerned, it does not cause unacceptable environmental, amenity, traffic or other problems, it is accessible by public and private transport and it is consistent with other UDP policies.  The site lies within a newly established industrial park with the principle of development already having been established under previous planning permission 03/00271.  This application seeks approval for an amendment to the design of Unit B which is located to the south east corner of the site.  The principle of development is therefore acceptable.

Residential Amenity

Policy N6 of the UDP seeks to ensure that new buildings respect the privacy and daylighting of occupants of adjoining buildings.  The building is located to the south east corner of the site, adjacent to the Rochdale Canal with further industrial buildings to the south.  Purely in terms of policy N6 it is not considered that there are any residential dwellings that would be unacceptably affected by the construction of the amended design Unit B.

With regard to policies N91 and N92, the Head of Environmental Health has raised a concern regarding the noise, dust and odour nuisance to the nearest residential property, The Old Exchange, to the north east of the proposed Unit B.  As such, conditions are recommended to limit the noise nuisance from the site, especially during sensitive hours.  In addition, a condition is included that there shall be no vehicle movement associated with the commercial/industrial activities or deliveries between the hours of 2100 and 0700 on any day.  The applicants have confirmed in writing that this is acceptable to them.

It is also recommended that a condition be attached requiring details of measures to control emissions to the atmosphere likely to emanate from the proposed use, in line with UDP policy N91.

Furthermore, details of a scheme to adequately control any glare or stray light produced by artificial lighting at the proposed development are proposed order to protect the residential amenity of the occupiers of The Old Exchange and other nearby residential dwellings.

It is also recommended that an acoustic barrier 2.5m in height be installed on the boundary between the proposed Unit B and The Old Exchange.

Materials, Layout and Design
Policy N2 of the Calderdale UDP seeks to ensure that development proposals respect the established character of their surroundings in terms of scale, form and materials.  Policy N4 of the UDP seeks good design, layout and appropriate use of materials in all development.

As stated above, the site lies within a newly established industrial park, with the proposal respecting the character of the area.  The amended Unit B now subsumes approved Unit C by its alteration in shape and increase in size from 1622m2 to 2026m2.  It is to be ‘L’-shaped and located along the southern and eastern boundary of the site adjacent to the canal.  The building is proposed to be constructed out of a combination of Marshall’s Cromwell pitched face artificial stone and metal cladding in Van Dyke Brown.  These materials have been previously approved under the original planning permission and are acceptable in this location.  The building is of standard large modern industrial design and is acceptable.

In this case, the amended design to Unit B is considered to respect the established character of the area and is acceptable in scale, form, design and materials, and complies with UDP policies N2 and N4. 

Highway Considerations
Policy T3 of the UDP expects the design and layout of highways and accesses to ensure the safe and free-flow of traffic in the interests of highway safety, with policy T19 concerned with car parking guidelines.  The Head of Engineering Services has no objection to the proposal subject to a condition requiring the parking spaces and servicing areas to be constructed and made available prior to the first occupation of the unit.
Trees and Landscaping 

There are a small number of trees are located along the southern boundaries of the site which would be removed to facilitate the development.  The removal of these trees was accepted with the 2003 application. Having regard to policy N68, the comments from the Town Council and the rather functional appearance of the building, which is reflective of its proposed use, it is considered important that a good quality landscaping scheme is implemented along the canal side boundary and conditions are proposed accordingly.

Drainage

The Head of Engineering Services has commented that conditions are recommended requiring details of the foul and surface water drainage for the proposal to be submitted for approval prior to commencement of development.  

Wildlife and Ecology

Within the identified Wildlife Corridors the Council will seek to retain the integrity and value of the Corridors by normally only allowing development which does not preclude the movement of species along the Corridor.  In this instance the proposal does not preclude the movement of species along the Corridor and is acceptable.
Other Issues

The several outstanding matters remaining from the original permission, which objectors have referred to and which relate to compliance with conditions are being dealt with separately.

CONCLUSION

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

Chief Officer:
      Duncan Hartley

                            Head of Planning and Regeneration

Date: 25 April 2006
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.
The development shall not begin until details of the treatment of the southern and eastern 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 building and shall thereafter be retained.
4.
The development shall not commence until details of the proposed means of surfacing, sealing and draining of all areas to be used by vehicles have been submitted to and approved in writing by the Local Planning Authority.  These areas shall be laid out, surfaced, sealed and drained in accordance with the approved details and the details shown on approved drawing No 05/209/1-1 before the development hereby approved is first brought into use and shall thereafter be retained at all times solely for the parking and manoeuvring of cars, disabled persons vehicles and commercial vehicles in conjunction with the development.
5.
Before the development commences details of a scheme to control noise emanating from the development shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall ensure that noise emitted from the site shall not exceed: 55 dB LAeq (1 hour)   from 0700 hours to 1900 hours, 45 dB LAeq (1 hour)   from 1900 hours to 2300 hours and 35 dB LAeq (1 hour)   from 2300 hours to 0700 hours on any day, as measured on  the boundary of the site. The scheme so approved shall, thereafter, be implemented in full before the first use commences and shall be retained thereafter.
6.
Unless otherwise agreed in writing by the Local Planning Authority, there shall be no vehicle movement associated with the commercial/industrial activities or deliveries within and to/from the site between the hours of 2100 and 0700 on any day.
7.
The development shall not begin until details of measures to control emissions to the atmosphere likely to emanate from the proposed use within the site have been submitted to and approved in writing by the Local Planning Authority. These measures shall be implemented in full in accordance with the details so approved prior to the first occupation of the development and so retained thereafter.
8.
Before the development commences, details of a scheme to adequately control any glare or stray light produced by artificial lighting at the proposed development shall be submitted to and approved in writing by the Local Planning  Authority.  The artificial lighting should be installed in accordance with the scheme so approved and retained thereafter.
9.
Before the development commences, details of an acoustic barrier 2.5 metres in height (unless otherwise agreed in writing by the Local Planning Authority) and extending between points A and B on the approved plan (along the eastern boundary of the site) shall be submitted to and approved in writing by the Local Planning Authority.  The barrier shall be installed before the unit is occupied and shall be retained thereafter.
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 building  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.
12.
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.
13.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from parking areas and hardstandings shall be passed through an oil interceptor installed in accordance with a scheme previously submitted to and approved in writing by the Local Planning Authority.  Roof water shall not pass through the interceptor.
14.
Any facilities for the storage of oils, fuels or chemicals shall be sited on impervious bases and surrounded by impervious bund walls.  The volume of the bunded compound should be equivalent to at least the capacity of the tank plus 10%.  If there is multiple tankage, the compound should be at least equivalent to the capacity of the largest tank, or the combined capacity of interconnected tanks, plus 10%.  All filling points, vents, gauges and sight glasses must be located within the bund.  The drainage system of the bund shall be sealed with no discharge to any watercourse, land or underground strata.  Associated pipework should be located above ground and protected from accidental damage.  All filling points and tank overflow pipe outlets should be detailed to discharge downwards into the bund.
15.
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.
16.
This permission relates only to the amendment to Unit B and does not include the details on the approved plan in relation to other units on the development site.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
19.00 - 03
Application No:
06/00265/FUL

Ward:
 Warley



  Area Team:
 Upper Calder


Proposal:
Two new semi detached houses with four car parking spaces.
Location:
Trimmingham Garage   Burnley Road  Halifax  West Yorkshire  HX2 7JG
Applicant:
Mr P Gajic
c/o Earl C Kaye & Associates  Highloft Houses  97 Kirkstall Lane  Headingley
LEEDS
LS5 3JZ
Recommendation:
Permit
Policy Implication:
 



HP NP TP 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


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

The site comprises a triangular shaped parcel of land located at the junction of Trimmingham Lane and Burnley Road. It is currently vacant and was formerly occupied by Trimmingham Garage. It is bounded on all sides by existing residential development. 

The proposal is for the construction of a pair of 3 storey semi-detached dwellings with the provision of 3 parking spaces within the buildings curtilage. Access to the development is proposed to be from the existing access at the junction of Trimmingham Lane and Burnley Road.

Relevant Planning History

Planning permission was granted in October 2003 for the construction of a single dwelling under reference 03/01059.

Permission was granted in 2002 for a dwelling in the garden of The Cottage, which is the property immediately to the west of the site.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1
Distribution of additional housing

H2
Sequential approach to the allocation of 
housing land

H4 
Housing size, type and affordability



	PPG No
	3 
Housing



	UDP Designation
	Primary Housing Area



	UDP Policies
	H1 
Layout and design

H4 
Primary Housing Areas

N2 
Compatibility with area’s character

N4 
Design, layout and use of materials

N6 
Privacy and daylight

N95 
Contaminated land

N102 
Agreements to pollution control

T3 
Design of highways and accesses

T19 
Car parking guidelines


Publicity/ Representations:

The application has been advertised by a site notice and neighbour notifications. 13 letters have been received objecting to the proposal. 1 letter has also been received in support of the proposal.

Summary of points raised:

· The height of the proposed buildings far exceeds the height of the original building

· The proposed properties are not in keeping with the surrounding area

· Any increase in traffic congestion on Trimmingham Lane is not in the interest of the residents

· Trimmingham Lane is not adequate enough to accommodate further traffic

· The approach to and from these properties doesn’t look adequate for two dwellings

· The plot isn’t big enough to accommodate 2 dwellings and associated parking spaces

· Loss of privacy and light to neighbouring properties

· Where will the contractors vehicles park during construction work?

· What impact will the development have on the existing services?

· There is no pedestrian footpath on the narrow section of Trimmingham Lane

· There is insufficient information re levels, heights, boundary treatment etc

· There is no amenity area to serve the dwellings

· The dwellings are of no architectural merit

· The development is profit led

· Concerns regarding subsidence

· A previous application for 4 flats on the site was refused

· A smaller scale of development would be more appropriate

Assessment of Proposal

Principle of development

The site is located within a Primary Housing Area as identified within both the adopted and Draft Deposit Replacement Unitary Development Plans. Policy H4 of the adopted Plan supports the principle of residential development provided that no unacceptable environmental, amenity, traffic or other problems are created and the quality of the housing area is not harmed, and wherever possible, is enhanced.

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

The principle of residential development has previously been accepted on the site through the granting of planning permission for one dwelling and therefore in principle the proposal is considered to be acceptable.

Density 
PPG3 states that the Government is committed to promoting more sustainable patterns of development by, amongst other things, making more efficient use of land. One way of doing this is to encourage developments that have a density of between 30-50 dwellings per hectare. The application site has an area of approximately 0.03 hectares and proposes 2 dwellings on the site. This equates to a density of 71 dwellings per hectare. Whilst this is higher than the density levels recommended in PPG3 it is not considered that it represents an overdevelopment of the site in this case due to the site being in a relatively sustainable location, and critically, it is predominantly characterised by densely built up groups of housing, including semi-detached and terraced properties in the immediate vicinity.

Residential amenity
Policy H1 of the UDP states that proposals for residential development should have regard to, amongst other things, layout and space around dwellings to provide an adequate standard of residential amenity within and adjacent to the site. Policy N6 incorporates more detailed guidelines with regard to space around dwellings.

To the north the dwellings have main aspect windows overlooking the site but they are sited approximately 20 metres from the rear elevation of the proposed dwellings that contain both main and secondary aspect windows. Whilst this results in a shortfall of 1 metre in terms of policy N6 guidelines it is considered acceptable in this instance due to the significant difference in land levels of the properties. To the west of the site the western elevation of The Cottage is approximately 19 metres from the application site boundary. The western elevation of the proposed dwelling does contain a lounge window at ground floor level and bathroom windows at first and second floor level. The lounge window is a subsidiary lounge window and due to the existing boundary treatment it is not considered that the residential amenities of the occupiers of either property will be adversely affected. Notwithstanding this, for the avoidance of any doubt, a  condition is proposed for the window to be obscure glazed. 

There is an existing approval for a detached dwelling in the grounds of The Cottage and close to the boundary of the site.  However, this dwelling does not have any habitable windows in its facing side elevation and as such there would be no privacy or overlooking concerns. To the east and south of the site the relationship with the existing dwellings more than satisfy the requirements of policy N6.

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

To the north of the site the land slopes upwards away from the site which results in the dwellings being at a significantly higher level than the application site. To the east of the site the land also slopes upwards away from the site albeit at not such a significant gradient. To the west of the site the dwelling is at a higher level to the proposed dwellings. Whilst all the surrounding dwellings are 2 storeys in height it is not considered that the proposed dwellings (3 storeys) would be out of keeping with the character of either the streetscene or the immediate locality in terms of either their design or layout, due to the local topography and scale and bulk of existing dwellings.

The applicant proposes to use stone for the elevations together with interlocking tiles for the roof. It is considered that the use of stone is appropriate but a natural or artificial slate would be more appropriate for the roof and as such a condition is proposed requiring this.

Highway Considerations
Policy T3 of the adopted UDP expects the design and layout of highways and accesses to ensure the safe and free flow of traffic in the interests of highway safety whilst policy T19 seeks to ensure the provision of a satisfactory degree of off-street car parking, i.e. 2 spaces per dwelling.

An amended plan has been received following an initial objection from the Head of Engineering Services. The amended plan shows a reduction in the number of car parking spaces to 3 so as to allow a larger turning area to allow vehicles to turn around and leave the site in a forward gear.

The vehicular access to the site is an existing one in the south eastern corner of the site.  This was previously judged to be acceptable under planning permission 03/01059 as it represented a de-intensification of its use formerly as a garage. Slight alterations are proposed to this to move it approximately 3½ metres away from the junction. The Head of Engineering Services has not raised an objection to the alterations and use of this access.

Drainage 
Policy N102 of the adopted UDP states that the Council will ensure that developments of land and buildings are not brought into use before the means of controlling pollution from sewage or waste are fully operational and have been approved by the controlling organisations.

The applicant states that it is intended to connect to the mains in relation to water supply, rainwater and sewage disposal. The Head of Engineering Services has not raised an objection to the proposal subject to the imposition of conditions.

Land contamination
Policy N95 of the adopted UDP states that where there is the possibility that a site has been contaminated by substances resulting from its previous use the Council will require, before development commences, a contaminants survey and appropriate mitigation measures to be submitted to and approved by the Council.

A contaminated land Remediation Report and Phase 2 Site Investigation Report have been submitted with the application and have been found to be satisfactory by the Head of Environmental Health.

Other Issues 

Some of the objections received suggest that a previous application for 4 flats has been refused on the site. This is incorrect as there has not been such an application.
CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 22 March 2006

Further Information

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

Malcolm Joy
(Case Officer) on Tel No:  392228

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 plan marked A (drawing number 260/9587/01 REV A) received by the Local Planning Authority on 17th March 2006.
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.
The development shall not begin until details of the treatment of all boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwellings and shall thereafter be retained.
6.
The development shall not begin until details of measures to ensure that the L A10 (18 hour) within any dwelling unit with the windows closed shall not exceed 40dB have been submitted to and approved in writing by the Local Planning Authority.  The measures so approved shall then be implemented in full prior to the first occupation of each dwelling and shall be retained thereafter.
7.
The development shall not begin until a noise attenuation scheme for protecting any dwellings and/or garden areas located within the development site from traffic noise from Burnley Road such that the LA10 (18 hour) within that part of the site shall not exceed 66 dB has been submitted to and approved in writing by the Local Planning Authority. The scheme shall be implemented prior to the first occupation of each dwelling and shall be retained thereafter.
8.
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.
9.
No surface water shall be connected to the public combined sewer either directly or indirectly without the written approval of Yorkshire Water.
10.
Surface water and foul drainage shall be separated on site and if Yorkshire Water consent to discharge surface water is obtained they shall be interconnected in a chamber at the site boundary before discharge to a sewer.
11.
Prior to the commencement of any works on site the existing drains and sewers on the site shall be located and a scheme for the prevention of damage and of ingress of debris to the sewer system shall be submitted for written approval by the Local Planning Authority. Any existing drainage to be retained shall be shown to be viable and fit for the development proposed.
12.
The windows in the western elevation of the dwelling hereby permitted shall be glazed in obscure glass (in accordance with details which shall first have been submitted to and approved in writing by the Local Planning Authority) prior to the first occupation of the dwelling and shall be so retained thereafter.
13.
The development shall not begin until plans of the site showing details of the existing and proposed ground levels, proposed floor levels, levels of any paths, drives, garages and parking areas and the height of any retaining walls within the development site have been submitted to and approved in writing by the Local Planning Authority.  The development shall thereafter be carried out in complete accordance with the details so approved and shall be so retained thereafter.
14.
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 western elevation of the dwellings without the prior written permission of the Local Planning Authority.
KEY TO UNITARY DEVELOPMENT PLAN POLICY IMPLICATIONS
____________________________________________________________________________
GP
General Policies GP 1 to 6
EP
Employment Policies GE 1 & 2 and E 1 to 17
HP
Housing Policies GH 1 & 2 and H 1 to 17
NP
Environment  Policies GN 1 & 2 and N 1 to 119
CFP
Community Facilities Policies GCF 1 to 3 and CF 1 to 44
SP
Shopping Policies GS 1 & 2 and S 1 to 16
TP
Transport Policies GT 1 to 6 and T 1 to 42
MP
Minerals Policies GM 1 to 3 and M 1 to 20
WDP
Waste Disposal Policies GWD 1 & 2 and WD 1 to 11
Where an Asterisk is applied to a condition number, this indicates that the application of the condition will bring the proposal within Unitary Development Plan Policy.
1

