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CALDERDALE METROPOLITAN BOROUGH COUNCIL

PLANNING COMMITTEE                                     

WARDS AFFECTED: MORE THAN THREE

Date of meeting:  31 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 31 May 2006

Time
     App No.               Location

   Proposal                        Ward
           Page No.

& No.


      
	
	
	
	
	
	

	15.00
	05/01475/CON
	Agricultural Building, Cut Edge

Greetland Road

Barkisland

Halifax
	Conversion of agricultural building to form a dwelling
	Ryburn


	6 - 10



	
	
	
	
	
	

	15.00
	05/02126/CON
	Marshfield Mills

Dewsbury Road

Elland

HX5 9BB
	Conversion of existing mill to form 91 apartments and construction of car park building
	Elland


	11 - 19



	
	
	
	
	
	

	15.00
	06/00170/FUL
	A One Power Tools

Calder Trading Estate 

370 Bradford Road

Bailiff Bridge

Brighouse
	Single storey extension to form showroom above workshop
	Hipperholme And Lightcliffe


	20 - 24



	
	
	
	
	
	

	15.00
	06/00334/CON
	Upper Blackshaw Royd

Marsh Lane

Blackshawhead

Hebden Bridge
	Conversion of workshop to form dwelling.
	Calder


	25 - 31



	
	
	
	
	
	

	15.00
	05/01091/OUT
	Land Adjacent 

26 Rustic Avenue

Southowram

Halifax
	Proposed house (Outline)
	Town


	32 - 36



	
	
	
	
	
	

	15.00
	06/00637/FUL
	Pear Tree Farm 

157 Wakefield Road

Lightcliffe

Halifax
	Installation of roof lights and increase in eaves height
	Hipperholme And Lightcliffe


	37 - 41



	
	
	
	
	
	

	15.00
	06/00651/FUL
	Land Adj Chalfont

Rawson Avenue

Halifax
	Detached dwelling
	Skircoat


	42 - 47



	
	
	
	
	
	

	15.00
	06/00648/FUL
	Land Adjacent To

4 Central Park

Halifax
	Detached dwelling
	Skircoat


	48 - 53



	
	
	
	
	
	

	15.00
	06/00420/HSE
	31 Keighley Road

Pecket Well

Hebden Bridge
	Three-storey side extension to replace existing out building
	Calder


	54 - 59



	
	
	
	
	
	

	18.00
	06/00535/FUL
	Land Adj.

77 Green Park Road

Halifax
	New house.
	Skircoat


	60 - 65



	
	
	
	
	
	

	18.00
	06/00344/COU
	Bridge Cafe 

39 Burnley Road

Todmorden
	Change of use from cafe class (A3) to amusement arcade.
	Todmorden


	66 - 71



	
	
	
	
	
	

	18.00
	06/10012/ADV
	Lower Brockholes Farm

1 Lower Brockholes, Lane Head Lane

Ogden,  Halifax
	Commercial sign  (Advertisement Consent) (Retrospective)
	Illingworth And Mixenden


	72 - 76



	
	
	
	
	
	

	18.00
	05/02045/REM
	The Old White Beare 

Village Street

Norwood Green

Halifax
	Removal of condition three of Planning Permission 96/02339/COU to extend the opening hours of the premises to 00.00 hrs Sunday to Thursday and 01.00 hrs Friday to Saturday.
	Hipperholme And Lightcliffe


	77 - 81



	
	
	
	
	
	

	18.00
	05/02437/FUL
	Land Adj

2 Bank Terrace

Luddenden

Halifax
	Detached dwelling and garage
	Luddendenfoot


	82 - 90



	
	
	
	
	
	

	18.00
	06/00131/COU
	Industrial Building Adj. Harley House

Mill Fold

Ripponden

Sowerby Bridge
	Change of use from B1 (Business) to B2 (General industry)
	Ryburn


	91 - 95



	
	
	
	
	
	

	18.00
	06/00548/COU
	Crow Carr Ings Mill 

Vale Street

Todmorden


	Change of use from woodworking machinery sales centre to motorcycle sales including end of vehicle life works (Retrospective)
	Todmorden


	96 - 100



	
	
	
	
	
	



+      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:
05/01475/CON

Ward:
 Ryburn



  Area Team:
 Lower Calder


Proposal:

Conversion of agricultural building to form a dwelling

Location:

Agricultural Building, Cut Edge  Greetland Road  Barkisland  Halifax  West Yorkshire

Applicant:

Mr S Haigh

c/o R.H.P.S.  7 Hardy Place  Hove Edge  BRIGHOUSE HD6 2PW

Recommendation:
Refuse

Policy Implication:
 



 


Head of Engineering Services Request:

  



Departure:





No

Parish Council Representations:


N/A

Representations:
 
  
 
       
No

Consultations:

Engineering Services - Network Section 

Environmental Health Services - Pollution Section 

Environment Agency 

Ripponden Parish Council 

Parish/Town Council Comments

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

Resolved in a motion by Cllr Naylor and seconded by Cllr G Carter that comments are held over until the Parish Council receives further comments after the Planning Officer has fully considered the further information. – No further comments received

Description of Site and Proposal

The site lies just to the north of the B6113 between Greetland and Barkisland. The proposal involves the conversion of a severely dilapidated agricultural building into a two storey, 3 bedroom residential dwelling.

Relevant Planning History

05/00452 – Conversion of agricultural building to form a dwelling - Withdrawn

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	P2 – Green Belts

S4 – Urban and Rural Design



	PPG No
	2 – Green Belts



	UDP Designation

Draft UDP Designation
	Green Belt, Special Landscape Area, Wildlife Corridor

Same

	UDP Policies
	N13 – Re-use of buildings in the Green Belt

N105 – Retention of the Green Belt

T3 – Design of highways and access

T19 – Car parking guidelines


Publicity/ Representations:

The application was advertised by press notice, site notices and neighbour notification letters.

No representations received

Assessment of Proposal

Principle

The proposal is for the conversion of a derelict and dilapidated agricultural building in the green belt in the adopted and Draft Replacement Unitary Development Plans, and is therefore to be assessed under Policy N105 and more particularly with regard to Policy N13. Policy N13 supports the re-use of buildings ‘providing they are capable of conversion without major or complete reconstruction’. 

The proposal is located within a Special Landscape Area in the adopted and Draft Replacement Unitary Development Plans, where development is only accepted if it does not adversely affect and is sympathetic to the visual quality of the area.

Layout and Design

The proposal consists of a red-brick shell, with large openings in the north, west and east elevations. The roof is partly in-situe, and is designed with a low angled, flat sheet roof. The support beams for the roof are mainly in place. 

The two storey proposed development would involve a new pitched roof, with six new openings in the blank south elevation, 4 new openings in the north elevation and 2 new openings in each gable – a total of 14 new openings. The proposed materials are natural stone and slate – which would effectively make this proposal, new build. The proposal amounts to major structural change, and is therefore not in accordance with Policy N13.

The use of natural materials and the design of the proposed dwelling, may serve to compliment the setting of the dwelling referred to as ‘Cut Edge’, some 30m to the west of the proposal. The proposal generally accords with Policy N116 [Special Landscape Area], although it is in conflict with Green Belt policy as outlined above.

Other aspects of the proposal include the demolition of an adjoining outbuilding, to the west.

Access and Parking

The main access to the proposal is the existing access to the east, which is currently used by the adjacent dwelling, Cut Edge. A second existing access to the south could also be used. Two parking spaces are made available to the south of the building. The proposal accords with Policies T3 and T19. The Head of Engineering Services [Highways] raises no objections to the proposal.

Privacy and Daylight

The closest dwelling to the proposal is Cut Edge, which is in excess of 21m to the west of the site. The proposal accords with Policy N6.

Other Matters

The Applicant has submitted further details regarding his personal circumstances which have been put forward as an argument for the Local Planning Authority to consider as Special Circumstances to the presumption against the development of new dwellings in the Green Belt [inappropriate development], as outlined in Government Guidance in the form of PPG.3, and broadly outlined in Policy N105 of the Calderdale UDP.

The Applicant appears to live at Blackshawhead near Hebden Bridge with his immediate family. The farm consists of 250 acres mainly to the south of the proposal, and consists if dairy and beef cattle. The Applicant states that the farm is run by his father, 2 uncles and himself – although it is not clear who does what on the farm, and who lives where.

The information supplied would suggest that the Applicants’ role may only be peripheral or theoretical [family connection], as it would appear unlikely that a farm of this size, even taking into account, milking, bottling and delivery, could easily support 4 jobs.

Accordingly, through an assessment of the information received, it would not appear that the applicant’s circumstances would amount to special circumstances in this case. 

CONCLUSION

The proposal is considered not to be acceptable.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 15th May 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

Richard Seaman (Senior Officer) on Tel No: 392248

Reasons 
1.
The site lies within the approved Green Belt in the adopted Unitary Development Plan wherein there is a presumption against development for purposes other than those categories specified in policy N105 of the Unitary Development Plan or PPG 2 (Green Belt) (such as agriculture and forestry, essential facilities genuinely required for uses of land which preserves the openness of the Green Belt and the re-use of buildings) in order to  check the unrestricted sprawl of large built-up areas, prevent neighbouring towns from merging into one another and assist in safeguarding the countryside from encroachment; and to retain the openness of the Green Belt.  The proposal falls outside these specified categories (in that the proposed conversion incorporates a large amount of new openings, a new replacement roof and new stone facings for the walls which effectively amounts to re-build. Accordingly the proposal amounts to major structural change and is contrary to Policy N13) nor have there been any very special circumstances established which justify an exception being made.  The proposal would therefore cause demonstrable harm to the Green Belt and is contrary to the above policies.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 – 02



SEE APPENDIX 1
Application No:
05/02126/CON

Ward:
 Elland



  Area Team:
 Lower Calder


Proposal:
Conversion of existing mill to form 91 apartments and construction of car park building
Location:
Marshfield Mills  Dewsbury Road  Elland  West Yorkshire  HX5 9BB
Applicant:
Clayton Homes
c/o Acumen Designers And Architects  Headrow House  Old Leeds Road  HUDDERSFIELD
HD1 1SG
Recommendation:
Mindful To Permit Subject To Legal Agreement
Policy Implication:
 



 


Head of Engineering Services Request:

  



Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes

Consultations:
Group Engineer (Environment) Projects Team 
Environment and Regeneration Group 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Mid Yorkshire Chamber Of Commerce & Industry 
Education Services 
Housing Services 
West Yorkshire Police Access Liaison Officer 
West Yorkshire Passenger Transport Exec 
YEDL/NEDL 
Yorkshire Water Services Ltd 
Recreation, Sport And Streetscene - Outdoor Recreation 
Recreation Sport & Streetscene - Countryside Section 
Environment Agency 
Description of Site and Proposal

The application relates to a traditional multi-storey mill complex located on the northern side of Dewsbury Road to the east of Elland Town Centre. The site is in an area dominated by buildings that were historically used for industrial employment purposes. However, many of the buildings are now vacant and in a poor state of repair. 

The applicant proposes to convert and extend the existing mill in order to provide a total of 91 apartments. The extension would take the form of a modern glazed structure on top of what is currently the top storey of the mill. A total of 114 off-street parking spaces would be provided partly within a triple decked parking block (the lower deck being underground) and partly with open car parking areas around the mill building. 

Relevant Planning History

None of relevance to the proposal

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	E5 Managing the employment land portfolio

H1 Distribution of additional housing

H2 Sequential approach to the allocation of housing land

H3 Managing the release of housing land

H4 Housing, size, type and affordability



	PPG No

PPS No
	3 Housing

3 Housing



	UDP Designation
	Primary Employment Area

Comprehensive Improvement Area

Wildlife Corridor



	UDP Policies
	E1Primary Employment Areas

E5 Comprehensive Improvement Areas 

E10 Loss of employment land and buildings

H1 Layout and design

H5 Proposals outside 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

N93 Resistance to noise sensitive uses near noise sources

N59 Wildlife Corridors

N68 Guidelines for protection and planting of trees

T3 Design of highways and accesses

T19 car parking guidelines

CF5 Provision of children’s play areas in larger housing developments

CF18 Education, infrastructure provision for new housing development 


Publicity/ Representations:

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

Summary of points raised:

· Concerned about the impact of an increase in traffic

Assessment of Proposal

Principle of development

The application relates to an existing employment site within an area designated as Primary Employment Area in the Council’s Adopted Unitary Development Plan and Deposit Draft Replacement UDP. Policy E1 of the UDP provides no positive support for residential use of such sites.  Residential development is not one of the uses listed as being appropriate within the Elland Comprehensive Improvement Area under policy E5 of the UDP. However, this designation has not been carried through to the replacement UDP (and there have been no objections to this designation/policy being discontinued) and as such very limited weight should be attached to the conflict with policy E5 of the UDP. 

Employment sites are protected under Policy E10 of the Adopted UDP, which aims to ensure the choice and mix of employment sites are maintained to meet the borough’s employment needs. This issue is considered in further detail below.

The site is previously developed and is therefore consistent with the government advice in PPG3 (Housing) relating to the use of previously developed sites before green field sites. It should also be noted that the site is located in a sustainable location close to Elland town centre. 

Density of development

The development would be at a net density of some 245 units per hectare. Whilst this may appear high in the context of the 30-50 units per hectare guideline in PPG3, higher densities are to be expected for redevelopments of multistory industrial buildings. In any case it is not the intention of PPG3 that 50 units per hectare should be a maximum density, especially in sustainable locations such as this.  

Employment issues

The applicant has provided a report that addresses the supply of employment land in the area and the suitability of the site for continued employment use. The report indicates that Marshfield Mill is an unattractive industrial/commercial property in market terms if employment uses were to continue, and that the loss of the premises to employment use will have no detriment in terms of the overall employment land and property supply in Calderdale. 

The applicant has indicated that he is willing to pay a commuted sum towards economic development of £100,000, which is consistent with the approach endorsed by emerging policy E6 of the Deposit Draft Replacement UDP.  Having regard to the report provided by the applicant and the offered commuted sum, the Economic Development Manager does not object to the application.

In considering this proposal consideration should also be given the fact that whilst the buildings are currently in a poor state of repair, they are potentially visually attractive. As such it would be unfortunate in townscape terms if they were demolished and replaced by modern industrial units.  

Overall the proposal does not conflict with policy E10 of the UDP. 
Residential amenity

The siting of the development away from existing residential development is such that the proposal does not present any conflicts with policy N6 of the UDP.

The site is located in an area characterised by employment uses that have the potential to cause noise disturbance to future occupants of the development. In view of this the applicant supplied a noise report with the application. This report was assessed by the Head of Environmental Health Services, who indicated that he was agreement with its findings and consequently has no objections to the application subject to conditions relating to sound insulation. Overall the development complies with policy N93 of the UDP.

Visual amenity

The development involves the addition an extension upwards from the existing roof level of the mill.  This extension would be a modern glazed structure of a type similar that has already been successfully employed elsewhere in the Elland and Brighouse area. The development would also secure the general upgrade of the exterior of the mill and its curtilage. The parking block Overall the application complies with policies H1, N2 and N4 of the UDP.

Highway considerations 

The applicant has provided a Transportation Assessment, which has been assessed by the Head of Engineering Services. The HES indicates that the findings and conclusions arising from it are broadly agreed with. The increase in traffic generated by the proposal appears to be capable of being satisfactorily contained within the existing capacity of Dewsbury Road and the surrounding network.

The HES also indicates that consideration has been given to the suggestion of the Greater Elland Civic Trust to introduce a pedestrian refuge between the two mill entrances, however, the width of the carriageway is insufficient to permit a refuge and also contain two traffic lanes. Also the inter-action of right-turning traffic into the two entrances and turning traffic into and out of the Thomas Street junction precludes this.

In accordance with government guidelines, a Pelican or Zebra crossing facility could only be considered once an established pedestrian desire line had been quantified, and therefore it would be undesirable to condition the developer to introduce one at this stage.

The application denotes 114 car parking spaces for the 91 flats, which is a slight shortfall on the requirements of Policy T19 of the UDP, but the site is sustainable in terms of the bus service on Dewsbury Road and is within walking distance of Elland town centre.

Overall the application complies with policy T3 of the UDP, and strikes an acceptable balance between the minimum parking standards expressed under policy T19 of the UDP, and the maximum standards under policy T16 of the Draft Replacement UDP.

Trees and wildlife

The mill has the potential to accommodate bats and as such a condition is attached requiring the submission of a survey before the commencement of development. Given that this site is already intensively developed it is not considered that the development have any impact on the integrity of the Wildlife Corridor, and as such the application complies with policy N59 of the UDP.

There are two Protected trees (outside the site) to the east of the junction of the access road with Dewsbury Road. Subject to a condition to control the nature of any works carried out under their crown spreads, they would not be adversely affected. The development therefore complies with policy N68 of the UDP.

Affordable housing

The applicant has indicated that he is agreeable to an on-site contribution to affordable at a value equivalent to 10% of units at a 50% discount (to be transferred to a registered social landlord). The Head of Housing is agreeable to this contribution, and as such the application is acceptable in this regard subject to a legal agreement.

Education

The Group Director of Schools and Children’s Services has indicated that there are sufficient surplus school places in the area to accommodate the demand anticipated to be created by the development (see tables appended to this report).  The development therefore complies with policy CF18 of the UDP. 

Provision of public open space

In the first instance the applicant has agreed to make a commuted payment of £91,000 towards the improvement and provision of public open space in the local area. This contribution is in accordance with the NPFA standard for public open space enshrined under policy OS5 of the Draft Replacement UDP.

However, it is possible subject to other factors (namely the purchase of an area of nearby land and an application for residential development on adjacent land being successful) that the applicant will be in a position to off-set a portion of the commuted sum through the direct provision of a children’s play area. The section 106 will therefore need to make provision for this alternative scenario. 

Overall the application complies with policy CF5 of the UDP. 

Drainage and flood risk

The Environment Agency has made no comments on the application. However, having regard to the comments of the Head of Engineering and Yorkshire Water, conditions are suggested in relation to the drainage of surface water. 

Land contamination

A phase 1 report has been submitted to the satisfaction of the Head of Environmental Health Services, who has no objections subject to a condition. 

Crime prevention

Subject to conditions relating to external lighting and crime prevention measures, the application complies with policy N5 of the UDP.

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 8th May 2006

Further Information

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

Richard Seaman
(Case Officer/Senior Officer)    on Tel No:  392248

Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the 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.
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.
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 apartments 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.
5.
Prior to the occupation of the development, the proposed access improvement shall be carried out and shall include visibility splays along the site frontage, as indicated on the submitted plan, and shall be included as part of the footway with no obstructions above ground level and shall be so retained thereafter.
6.
The development shall not begin until details of the phasing of construction of the development, including the parking areas, have been submitted to and approved in writing by the Local Planning Authority. The development shall thereafter be constructed in accordance with the phasing details so approved, unless otherwise agreed in writing by the Local Planning Authority.
7.
The use of the development hereby permitted shall not commence until the car parking facilities shown on the permitted plans have been provided, surfaced, sealed and marked out in accordance with the permitted plans and the car parking facilities shall thereafter be retained for that purpose for the occupiers of and visitors to the development.
8.
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.
9.
The development shall not begin, other than that required for the formation of the site access, until vehicle cleaning equipment has been installed at the exit(s) from the site.  Such equipment shall be used so as to prevent the deposit of mud, building waste and other such materials onto the highway at any time during the duration of the development, from vehicles leaving the site.
10.
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.
11.
The development shall not begin until details of any surface water outfall have been submitted to and approved in writing by the Local Planning Authority.  Prior to the first occupation of any part of the development such outfall as may be so approved shall be provided and so retained thereafter.
12.
Prior to the development commencing:
a. A contaminated land Phase I report to assess the actual/potential contamination risks at the site shall be submitted to, and approved in writing by, the Local Planning Authority.  (Consider this done)
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.  
(Should unforeseen contamination be found written confirmation of this shall be included in the site completion report.)
13.
Prior to the use hear by permitted first commencing, the scheme of noise attenuation contained within the assessment and control of noise impact report received by the Council on 31st March 2005 Shall be implemented in full.    Specific details of glazing and ventilation shall be submitted to the Local Planning Authority prior to installation and upon approval shall be implemented in full.  The measures shall then be retained thereafter.
14.
Prior to the occupation of the development a scheme for the prevention of crime within the site shall be implemented in accordance with details that shall first have been submitted to and approved in writing by the Local Planning Authority. The scheme shall the retained thereafter.
15.
Prior to the occupation of the development a scheme for the external lighting of the site shall be implemented in accordance with details that shall first have been submitted to and approved in writing by the Local Planning Authority. Furthermore there shall be submitted upon completion of the development, a statement of a suitably qualified contractor, that any lighting installation to which this condition applies is fully compliant with the Institution of Lighting Engineers guidance. The scheme shall the retained thereafter.
16.
Before development begins, details of method of storage and access for collection of wastes including details of a mini Recycling facilities from the apartments 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.
17.
The development shall not begin until a scheme of sound insulation for any plant and machinery to be used on the premises has been submitted to and approved in writing by the Local Planning Authority.  The scheme so approved shall then be implemented in full before the development is brought into use and shall be retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 03
Application No:
06/00170/FUL

Ward:
 Hipperholme And Lightcliffe



  Area Team:
 Lower Calder


Proposal:
Single storey extension to form showroom above workshop
Location:
A One Power Tools  Calder Trading Estate   370 Bradford Road  Bailiff Bridge  Brighouse
Applicant:
A1 Tools Ltd
c/o David H Horton  Kirklees House  22 West Park Street  BRIGHOUSE  HD6 1DU
Recommendation:
Permit
Policy Implication:
 



EP NP TP 


Head of Engineering Services Request:

  


Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes

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

The site is a retail outlet selling and hiring out tools on Bradford Road, Bailiff Bridge.

The proposal is for a second-storey extension above an existing workshop to create a larger showroom area.

Relevant Planning History

Permission was granted for a workshop to the rear of the building in 1994 (94/00515/FUL)

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	SOC 3 Retail and Leisure 

	PPG No
	PPG4 



	UDP Designation

Draft Replacement UDP
	Primary Employment Area

Primary Employment Area



	UDP Policies
	E1  Primary Employment Areas

E9 Small Businesses

N2 Compatibility with area’s character

T19  Car Parking Guidelines


Publicity/ Representations:

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

1 Letter of objection was received.

Summary of points raised:

· Will be detrimental to objector’s view

· Detriment to residential amenity of nearby housing

· No Landscaping proposed

· Increased bulk of building will be harmful to existing aesthetic

· Highway Safety issues.

Assessment of Proposal

Principle

The site is within a Primary Employment Area in the adopted and Draft Replacement unitary development plans. Policy E1 of the UDP states that, in Primary Employment Areas, the Council will support proposals within classes B1 Business to B8 Storage and Distribution. The use for this proposal would be A1 Shops but as the outlet is already extant, the principle of the use is already established, subject to the relationship of the increased building to the surrounding area and any highways or amenity issues, which may arise.

In terms of the extension itself, the proposal would comply with Policy E9, which supports initiatives, which result in the provision of land and buildings for use by small businesses. It is considered that, given the small scale of the proposal and the fact that the shop already exists in this location, it would not be in conflict with Policy S1, which states that the Council expects retail developments to be subject to a sequential test, prioritising town centre developments. Overall, the proposal is acceptable in principle.

Visual Amenity

One of the points raised by the objector is that the increased bulk of the building will be harmful to the character of the area. This issue can be addressed through Policy N2, which states that proposals should respect the established character of their surroundings in terms of scale, form and materials. While the use of materials can be conditioned in to match the existing building, the increased bulk is something, which should be addressed. The objector’s concern that the extension would be brought up to a line with the existing building, creating a ‘monolithic’ structure is not born out by the plan, which shows that the proposed extension is in fact quite modest. While the height of the part of the building to be extended would increase, visually the relationship between it and the adjacent building would remain similar to the existing arrangement, and in keeping with the stepped character of the row. It is not considered therefore that the extension would be harmful to the visual character of the area, which, on this side of the road is defined by its retail/industrial nature. 

Regarding the point made about landscaping, it is not considered that a landscaping scheme would be appropriate for this proposal, having considered the scale of development and location in which it is situated.

Residential Amenity

The Head of Environmental Health Services has requested a condition to limit the hours the showroom would be open. However, given that the proposal is for an extension above premises with an existing lawful use, this would not be justified. He has also requested a condition to control the brightness of any illuminated signs that would be attached to the building. Given that advertisements are controlled through separate regulations, it is again considered that such a condition could not be justified. Overall it is not considered that a refusal on the basis on an impact on residential amenity would be justified.

There would be no overlooking or privacy issues as the nearest dwelling is some 30m away. The garden area of the dwelling is also well screened by trees.

Highway Considerations

While the objector has raised concerns relating to highway safety, the Head of Engineering Services has considered the proposal on highways grounds and has no objections to the proposal. Given the modest size of the proposed showroom and the existing provision of parking both to the front and side of the premises, the proposal would comply with Policy T19 of the UDP.

Other Issues

The remaining point made by the objector relates to the view from his house, which is not a material planning consideration.

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: 17th May 2006

Further Information

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


Stephen Littlejohn (Case Officer)    on Tel No:  392229

or


Richard Seaman (Senior Officer)  on Tel No:  392248

Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Before it is first brought into use, the development hereby permitted shall be constructed of facing and roofing materials to match the existing building, and shall be so retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 04
Application No:
06/00334/CON

Ward:
 Calder



  Area Team:
 Upper Calder


Proposal:
Conversion of workshop to form dwelling.
Location:
Upper Blackshaw Royd  Marsh Lane  Blackshawhead  Hebden Bridge  West Yorkshire
HX7 7JU
Applicant:
M Eccles & A Thomas
c/o Cally Hall Architecture  Cally Hall  Blackshawhead  HEBDEN BRIDGE HX7 7JP
Recommendation:
Permit
Policy Implication:
 



GP NP TP 


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 
Blackshaw Parish Council 
Parish/Town Council Comments

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

Blackshaw Parish Council: “There was no objection to the application but there was concern about car parking and access to this and the existing adjacent dwelling”

Description of Site and Proposal

The site is located within a special landscape area in Blackshawhead and adjoins the residential property of Upper Blackshaw Royd.  Marsh Lane, a single track from Badger Lane, accesses the site.  The adjacent land uses comprise of open land and residential dwellings, known as Blackshaw Royd. The site itself is a workshop, currently occupied by cars and storage of equipment.

The proposed development seeks the conversion of an existing workshop into a dwelling, with the inclusion of a residential curtilage. 

Relevant Planning History

No planning history

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	S4 Urban and Rural Design

H1 Distribution of additional housing

 

	PPG No
	PPS7 – Sustainable Development in Rural Areas

PPG3 – Housing



	UDP Designation – Adopted

UDP Designation – DRUDP 
	Special Landscape Area

Area Around Todmorden & Special Landscape Area.



	UDP Policies – Adopted

UDP Policies – DRUDP
	N2 Compatibility with area’s character

N4 Design, layout & use of materials

N6 Privacy and daylight

N13 Re-use of buildings in the Green Belt

N59 - Wildlife Corridors 

N60 – Protection of Wildlife Habitats

N95 - Contaminated Land 

N107 – Area 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

NE7 – Appropriate Development for the Area Around Todmorden.


Publicity/ Representations:

Press notice, site notice and neighbour notification letters advertised the application. As a result two letters of objection have been received.

Summary of points raised:

· Vehicle use will increase on Marsh Lane, concern over safety (animals, children, adults)
· Speed of traffic on Marsh Lane is a problem (evidence submitted of two incidents)  
· High Walls, concealed entrance and vegetation all contribute to safety concerns
· Marsh Lane is a dirt track bridleway, residents in area contribute to the upkeep of the track, condition should be attached to the planning permission to ensure owners of Upper Blackshaw Royd and owners of new development contribute in terms of time and money
· The character of the building would be lost, it’s sited adjacent to a Grade II Listed Building.  
Assessment of Proposal

Principle

This site lies within land outside the urban boundary and green belt of the adopted and Draft Replacement unitary Development Plans, and therefore is to be assessed in relation to Policies N107 and N108 of the adopted UDP.  Policy N107 stresses the importance of the need to protect the countryside, stating the area is not allocated for development and development will be strictly controlled.  Policy N108 permits development, which re-uses and adapts existing buildings, which are in accordance with policy N13. 

Policy N13 provides five criteria, which must be met if the conversion of a building is considered acceptable. The form, bulk and general design must be in keeping and the buildings must be of a substantial construction. The development should cause no problems with traffic or servicing, and there should be adequate water and drainage to the property.  

Within the Draft Replacement Unitary Development Plan, the area is also allocated as an Area Around Todmorden, and therefore Policy NE7 needs to be taken into account.  Policy NE7 states the re-use and adaptation of existing buildings is considered to be appropriate development.

The building is of a substantial construction.  There are no extensions proposed on the building itself, the proposal is to extend the domestic curtilage into the adjacent land to provide parking spaces and residential curtilage.   It is considered that the proposed dwelling is in keeping with the character of the area, and therefore no detrimental harm will occur as a result of this development.

In this case, the proposal is considered to be acceptable and complies with the provisions of policy N13.

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 proposed design of the building comprises of one and half storey conversion, with the first floor accommodating additional rooms within the roof slope.  The first floor of the proposed development is very restrictive in terms of height, the main part of the bedroom and bathroom are within the 2m headroom space, and therefore are considered to be acceptable.  

The conversion seeks to utilise all the existing openings incorporating additional 2 small window openings within the east elevation, and utilising the existing garage door to create three opening features, the scheme also incorporates two roof lights one on each side of the roof slope.   The proposed alterations to the building are considered to be minimal and therefore it is considered that the proposal preserves the natural character of the building.


The proposal is for a conversion, and therefore the proposal will utilise the existing materials with additional openings as proposed.

In view of above the proposal is considered acceptable.

Residential Amenity Issues

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.

The proposed development is attached to the existing property Upper Blackshaw Royd, the nearest dwelling to the proposed conversion is Blackshaw Royd Barn and is sited approximately 48m away from the proposed dwelling.  It is therefore considered the proposed development would not impinge on residential amenity within the area.

In view of above, the proposal is considered to be acceptable.

Visual Amenity

The site is within a special landscape area where development should conserve and enhance the visual quality of the area.  The limited intervention into the landscape through the provision of domestic curtilage created is an acceptable minor intrusion that would have a limited impact on the visual quality of the area.  Whilst the proposed development is considered to be acceptable as submitted, it is considered any further development on the site will be detrimental to the visual amenity of the area and therefore it is conditioned that the general permitted development rights are removed from the proposed dwelling.

The proposal is therefore considered to accord with Policy N116
Setting of a Listed Building

Policy N31 of the Unitary Development Plan seeks to preserve buildings of special architectural or historic interest and their settings.  

The proposed conversion is situated within 48m of a Grade II Listed Building, of Blackshaw Royd Farmhouse and attached barn. The proposal seeks a conversion utilising the existing openings and makes provision for additional openings on the eastern elevation of the property.  It is not considered that the proposed development will have a detrimental impact on the setting of a Listed Building.

In view of above, the proposal is considered acceptable. 
Highway implications
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.   Policy T36 states that the Council will safeguard, amongst other things, footpaths, bridleways and other rights of way to ensure their retention as part of the highways network and to allow their promotion and development as leisure/recreational resources. 

It is acknowledged that the access via Marsh Lane is unadopted, unmade and forms part of bridleway No 68. The proposal is for the conversion of an existing building that already has an element of traffic use, any increase by domestic usage is considered to be minimal. Therefore, subject to the Council’s rural policies it is proposed to raise no objection subject to a condition regarding the safeguard of a definitive footpath and the proposed parking layout.

The proposal is considered acceptable in highway terms.

Environmental Health
The Head of Environmental Health have considered the application and have raised no objection to the proposal.

In view of above, the proposal is considered acceptable.
Drainage
The Environment Agency has raised no objections to the proposal.   

In view of the above, the proposal is considered to be acceptable.
Other Matters

Concerns regarding private access road and formal agreements are not material planning consideration.
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: 8th May 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

Richard Seaman
 (Senior Officer)  on Tel No:  392248

Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
This permission shall relate to the application as amended by Plan A and B received by the Local Planning Authority on 25.04.2006
3.
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 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.
4.
The development shall not begin until details of a layout showing two off-street parking spaces clear of the definitive footpath 62 (Blackshaw) have been submitted to and approved in writing by the Local Planning Authority. The parking scheme so approved shall then be provided before the first occupation of the dwelling and retained thereafter.

5.
Unless otherwise agreed in writing by the Local Planning Authority, the heads, cills and jambs of all new windows and doors shall be constructed using a stone to match the existing building and shall be so retained thereafter.
6.
The development hereby permitted shall not begin until details of the materials, treatment and/or colour of the window and door (including rooflights) frames have been submitted to and approved in writing by the Local Planning Authority. The window and door (including rooflights) frames shall then be installed in accordance with the approved details and so retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 05
Application No:
05/01091/OUT

Ward:
 Town



  Area Team:
 Lower Calder


Proposal:
Proposed house (Outline)
Location:
Land Adjacent   26 Rustic Avenue  Southowram  Halifax  West Yorkshire
Applicant:
John Roche
11 Ryburn Buildings  SOWERBY BRIDGE  HX6 3AH  
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 (Water) 
Description of Site and Proposal

The site lies close to the central area of Southowram, and is located on the western end of Rustic Avenue, a cul-de-sac. The site is currently an open, mainly hard surfaced area of land, on a corner plot between 2 dwellings.

The proposal is an Outline application for a detached dwelling, with only siting and access to be considered at this stage.

Relevant Planning History

98/01123/OUT – Proposed residential development [Outline] - Permit

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

H3 – Managing the release of housing land

H4 – Housing size, Type and Affordability



	PPG No
	Three [Housing]



	UDP Designation

Draft UDP Designation
	Primary Housing Area

Primary Housing Area



	UDP Policies
	H1 – Housing and design

H4 – Primary Housing Areas

N2 – Compatibility with 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 was publicised by press and site notice and neighbour notification letters.

Four letters of objection were received from neighbours

Summary of points raised:

· Privacy and overlooking concerns

· Impact of boundary hedges over proposed dwelling

· Unstable boundary walls on the site

· The proposal will lead to over-development of the area and road congestion

Assessment of Proposal

Principle of development

The proposal is located within a Primary Housing Area in the adopted and Draft Replacement Unitary Development Plans, and is therefore to be assessed under Policy H4 of the UDP, where the Council will support proposals for new housing providing that no unacceptable environmental, amenity, traffic or other problems are created.

The proposal site is brown field land and would appear to have last been used as garages. 

The proposal is for a single dwelling on a site of 0.036 Hectares, which is in accordance with Government density guidelines for a brown field site in this urban location. 

The previous Outline application [98/01123] helps to establish the principle of residential development on this site.

Layout and Design

The proposal will predominantly occupy the middle portion of the site. The submitted plan indicates that habitable room windows are likely to be east-west facing. Distances to facing dwellings to the west are well in excess of 21m, and subject to sympathetic window design and boundary screening, facing distances to the east are likely to comply with Policy. Non-habitable room windows to the north and south, would help preserve the privacy of adjacent dwellings and their respective gardens. 

The site is on a higher level that adjacent dwellings to the south and west, and as levels and design details have not been submitted at this stage, it is difficult too assess the potential degree of any overlooking, particularly if the proposal was two-storey. However, the design issues could be assessed at the reserved matters stage.

Overall the site is capable of being developed in accordance with Policy N6 of the UDP.     

Materials within the streetscene are a mix of natural stone and blue slate to the north, with red brick and tile to the east. Arguably either material would suffice in this location.  Detailed compliance with policies N2 and N4 would be assessed at the reserved matters stage.

Access and Parking

There is an existing shared access to the north-east of the site, leading onto Rustic Avenue. The submitted plans indicate a turning area on site, and the possible position of an attached garage on the north end of the dwelling. Off-street parking is available on site for at least two private vehicles. The proposal is therefore in accordance with Policies T3 and T19 of the UDP.

The Head of Engineering Services [Highways] raises no objections to the proposal.

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 15th May 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

Richard Seaman (Senior Officer) on Tel No:  392248
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.
The development shall not begin until details of the treatment of all the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwelling and shall thereafter be retained.
3.
The development shall not begin until plans of the site showing details of the existing and proposed ground levels, proposed floor levels, levels of any paths, drives, garages and parking areas and the height of any retaining walls within the development site have been submitted to and approved in writing by the Local Planning Authority.  The development shall thereafter be carried out in complete accordance with the details so approved and shall be so retained thereafter.
4.
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.
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.
6.
Before the development hereby permitted is first brought into use, the ridge (and hip) tiles shall be installed to match the roofing materials in colour and texture (unless otherwise agreed in writing by the Local Planning Authority) and shall be so retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 06
Application No:
06/00637/FUL

Ward:
 Hipperholme And Lightcliffe



  Area Team:
 Lower Calder


Proposal:
Installation of roof lights and increase in eaves height
Location:
Pear Tree Farm   157 Wakefield Road  Lightcliffe  Halifax  West Yorkshire HX3 8TH
Applicant:
Historic Restorations Ltd
c/o T D Jagger Ltd  Suite 1, Nutclough Mill  Keighley Road  HEBDEN BRIDGE HX7 8EZ
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

  



Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes

Consultations:
Environmental Health Services - Pollution Section 
Building Consultancy 
West Yorkshire Ecology 
Description of Site and Proposal
This application relates to an existing dwelling and farm buildings within a farmyard situated to the north of Wakefield Road (A649) between Lightcliffe to the west and Bailiff Bridge to the east.  Lightcliffe Cricket Club's ground lies immediately to the north and, notwithstanding the position of the site being between existing settlements, there are a number of existing dwellings in reasonably close proximity to the site.

A previous application has been granted   to convert the existing barn to two 3 bedroomed dwellings (plots 8 and 9) and the construction of seven new dwellings.  (05/01125)

This application is to now increase the roof height of the barn by 250mm  and  the insertion of 6 additional roof lights, 3 on the front elevation, 2 on the rear elevation and 1 on the side (eastern) elevation

On the original approval, it was considered that the retention of the stone barn was a preferable option in townscape terms than an attempt to completely re-develop the site   in view of the close proximity to the terrace of listed buildings.  The conversion scheme for the barn was considered to reasonably retain the character of the building and would ensure the retention of an interesting but unprotected building. However, the barn roof has partially collapsed and after consent was given, it became evident that the existing timber structure would be uneconomical to repair and a new steel structure was used. This included a reinforced concrete ring beam cast on the external walls approximately 250mm deep to restrain the outer walls and provide the base for the steel frame. 

As a consequence of these works, the roof void has become suitable for use as additional accommodation hence six roof lights are proposed, one to each roof space room and one to each roof space bathroom  

Relevant Planning History

04/56/01108 – Conversion of barn to dwelling and construction of new double garage, two storey side extension and single storey rear extension to existing dwelling – approved 

05/05/01125 - Conversion of barn to two dwellings and construction of seven new dwellings – approved 

	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
	Planning Policy Guidance Note 3 (Housing)

	UDP Designation
	Green Belt

(Draft Deposit Replacement 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

N31  Preservation of setting of Listed Buildings

N105
 Retention of the Green Belt

 

	  
	


Publicity/Representations

The application has been advertised with site and press notices together with letters sent to nearby neighbours. Two letters of representation from local residents have been received.

Summary of points raised:

· Height of the building has already been increased by approximately 6 courses which will raise the overall height considerably making it over dominant and reducing light 

· The installation of roof lights on the front elevation would overlook the garden and bathroom across the road and bedroom to the property at the side

· Proposal will be three storey, not in keeping with surrounding development

Assessment of Proposal

Principle of development

The application site lies within a Green Belt designation in the Unitary Development Plan (UDP) within which there is a general presumption against inappropriate development. Policy N105 of the UDP establishes that the re-use of buildings and limited extension of existing buildings is appropriate.

The designation of the site (along with some other land/buildings in the vicinity) has been changed in the Draft Deposit Replacement UDP (DDRUDP) so that it now falls within a Primary Housing Area designation.  As there have been no objections to the changed designation of the land, the Primary Housing Area designation is now considered to carry more weight than its previous Green Belt status.  Within Primary Housing Areas, subject to PPG3 considerations, the Council supports proposals for new housing (including changes of use) and for the improvement and extension of existing housing provided no unacceptable environmental, amenity, traffic or other problems are created and the quality of the housing area is not harmed and, wherever possible, is enhanced.  (UDP Policy H4/DDRUDP Policy H2).

A previous approval has been given for residential development on this site therefore the principle of development has already been established.

Residential Amenity

The proposed scheme is not considered to significantly affect the privacy, daylighting and private amenity spaces of adjacent dwellings in terms of UDP Policy N6. The barn conversion would have a roof increase of 250mm, which is not considered to be a considerable increase in height to the existing approval. Three rooflights are proposed in the front elevation, one to the en suite and two to the proposed bedroom/office. These will be a distance of approximately 30 metres from the property across the road.  Two rooflights are proposed in the rear elevation to serve a bedroom/office. These will be positioned approximately half way along the roof and should have no further impact on the adjoining dwelling than the approved. A further rooflight is to be positioned on the side (eastern) elevation, which will not be overlooked. One of the rooflights on the front and one on the rear will be emergency access therefore need to be able to be opened.

 It is therefore considered that there would be no significant overshadowing, overlooking or overbearing effect arising from the proposal

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

Visual Amenity/ Materials, Layout and Design

The proposed rooflights are to be of a velux conservation type. Materials to be used for the roof are artificial stone slates and in terms of design and materials the proposals are considered to be reasonably complimentary to the existing building and, as such, are considered to be acceptable in relation to UDP Policies N2. 

Conservation issues

For the reasons outlined above the design and finish of the building would respect the setting of the adjacent Listed buildings, and would therefore comply with N31 of the UDP.

CONCLUSION

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

Head of Regeneration and Planning

Date:  8th May 2006


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

Janice Hobbins
 (Case Officer) on Tel No 392257

 or

 Richard Seaman 

(Senior Officer) on Tel No 392248.

Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Notwithstanding 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 former barn without the prior written permission of the Local Planning Authority.
3.
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 of Part 1 of Schedule 2 of the said order shall be carried out without the prior written permission of the Local Planning Authority.
4.
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.
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.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 07
Application No:
06/00651/FUL

Ward:
 Skircoat



  Area Team:
 Upper Calder


Proposal:
Detached dwelling
Location:
Land Adj Chalfont  Rawson Avenue  Halifax  West Yorkshire  
Applicant:
Mr & Mrs Halder
c/o Stott Thompson Architects Ltd  Rimani House  14-16 Hall Street  HALIFAX HX1 5BB
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

$  


Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes

Consultations:
Environmental Health Services - Pollution Section 
Engineering Services - Network Section 
Recreation, Sport And Streetscene - Trees 
Group Engineer (Environment) Projects Team 
Conservation Team 
Description of Site and Proposal

The application site has been fenced off, but appears to have formerly been part of the garden for Fontaine, Greenroyd Avenue.  The site retains the characteristics of a large garden, with a grassed area to the centre, and various trees and shrubs around the periphery, particularly the eastern boundary along Rawson Avenue and the southern boundary adjacent to Chalfont.

The proposal seeks to develop a large four bed detached dwelling with double integral garage, with access from Rawson Avenue.  The design is a slight revision to that previously improved.

Relevant Planning History

96/00764/OUT – One detached dwelling; permitted 07.06.1996

96/02705/FUL – One detached dwelling; permitted 28.041997

05/00389/FUL – One detached dwelling; permitted 19.04.2005

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber


	H1 - Distribution of additional housing

	PPG No
	3 (Housing)

15 (Planning and the historic environment)



	UDP Designation (adopted and DRUDP)
	Primary Housing Area 

Savile Park Conservation 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 

N37 - Conservation Areas 

N39 - Effects of development in Conservation Areas 

N68 - Guidelines for protection and planting of trees 

T3 - Design of highways and accesses

T19 - Car parking guidelines


Publicity/ Representations:

The application has been publicised with press and site notices as well as neighbour notification letters. One letter of objection has been received, which is summarised as follows:

Summary of points raised:

· The development would result in loss of mature trees, which would have an environmental and physical impact on the area.

· Skircoat Green is becoming densely populated which is changing the character of the area.

· The proposal is for a substantial two-storey property, which would adversely affect the look of the area.

· The house is not in keeping with neighbouring properties.

· The noise of construction would disturb neighbours.

· The Conservation Area doesn’t seem to be making a difference to applications being accepted.

Assessment of Proposal

Principle of development

The application site is located within a Primary Housing Area as defined within the adopted and Draft Replacement Calderdale Unitary Development Plans and as such the main policy consideration would be policy H4 of the UDP.  The policy supports proposals for new housing provided that no unacceptable environmental, amenity traffic or other problems are created and the quality of the housing area is not harmed, and wherever possible is enhanced.

PPG3 encourages the more efficient use of land by maximising the use of previously developed land.  The site was formerly part of the garden for Fontaine, Greenroyd Avenue.  Land within the curtilage of existing dwellings is considered brown field land and therefore in principle the current proposal is compatible with the aims of PPG3 and UDP policy H3.

In principle the development accords with the Calderdale Unitary Development Plan.

Conservation Issues

The site is located within the new Skircoat Green Conservation Area, which was confirmed after the last approval.  Policy N37 seeks to preserve or enhance the character or appearance of the Conservation Area.  The proposal is for a large detached dwelling of individual design.  Skircoat Green Conservation Area does not have a uniform character, so the design is considered on its merits to be acceptable.  The massing of the property although large is also in keeping with the wider consideration area, and therefore the proposal is considered acceptable in relation to the impact on the Conservation Area. 

Materials, Layout and Design

Policy N2 of the UDP seeks development that respects the established character of their surroundings in terms of scale, form and materials.  The application seeks permission for a large imposing property, two storeys in height with an integral double garage.  The proportions and scale of the building are in keeping with the Victorian properties that form a distinctive backdrop to the area.  The individual design of the property while differing from those around it, follows the tradition of individually designed houses in this part of Skircoat Green, and would not look out of place.  

The development would utilise natural stone and blue slate.  The substantial properties surrounding the site are built from natural stone, although there are also some properties in red brick.  The materials proposed are therefore considered acceptable, and as is the design and the impact of the development on the character of the area.

In view of the above the proposal is considered acceptable.

Trees and Landscaping 

The trees within the site and those within the pavement contribute to the streetscene and are significant in terms of visual amenity.  However the garden trees are not the subjects of a tree preservation order and The Head of recreation, Sport and Streetscene has confirmed that there is nothing of note, or worthy of a TPO.

The original plans showed the loss of the three street trees, these were revised following an objection from the Head of recreation, Sport and Streetscene.  The revised plan shows the loss of just the central tree, which appears under stress and has poor growth patterns and signs of decay and dieback, this is considered acceptable subject to conditions relating to machinery and the type of paviers, to ensure there is no compaction to the roots, which might undermine the long-term health of the trees. The application therefore complies with policy N68 of the UDP. 

In view of the above the proposal is considered acceptable.

Residential Amenity

The dwelling would be positioned 1.8m from the northern boundary with The Hollies.  The side elevation of the Hollies contains secondary windows while the north elevation of the proposed dwelling has no windows, the facing elevations would be 11m apart which is above the guidance for secondary to side aspects in Policy N6 of the UDP, which requires them to be 9m apart.  

To the southern boundary there is the garage of the bungalow Chalfont, which has a blank side elevation.  The proposed dwelling would have a single window on the ground floor that would serve the garage  - a non-habitable room.  This is considered inconformity with policy N6.

The main windows in the rear elevation of the proposed dwelling would face the rear of Fontaine which also contains main windows, however they would be over 25m apart which is more than the 21m required by policy N6.

In view of the above the proposal is considered acceptable.

Highway Considerations

Access to the proposed dwelling would utilise the existing access to Rawson Avenue, albeit widened which would result in the loss of one street tree.  This would comply with policy H1 by ensuring the safe and free flow of traffic on the highway in the interests of highway safety.

The provision of two spaces within the double garage and additional driveway parking would also be in line with policy T19 of the Calderdale Unitary Development Plan.  Overall the parking provision and the access are compatible with UDP policies.

In view of the above the proposal is considered acceptable.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above 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:

2nd May 2006

Further Information

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

Julie Davies
(Case Officer) on Tel No:  392224

or

Richard Seaman
 (Senior Officer) on Tel No:  392248

Conditions 
1.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the external facing material which shall be of regularly coursed natural stone or pitched-faced artificial stone (sympathetic in colour, coursing and texture with the local natural stone used in the immediate vicinity) have been submitted to and approved in writing by the Local Planning Authority. Furthermore, the pointing shall be flush with the facing of the stone or slightly recessed.  Before the development hereby permitted is first brought into use, the facings of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
2.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the roofing materials which shall be of natural stone slates, natural blue slates or artificial slates (sympathetic with local natural stone slates or blue slates) have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
Notwithstanding any details shown on the permitted plans, the heads, cills and jambs of windows and doors shall be constructed using the same stone as that approved for the facings of the development hereby permitted, unless otherwise agreed in writing by the Local Planning Authority and shall be so retained thereafter.
4.
Before the development hereby permitted is first brought into use, the ridge (and hip) tiles shall be installed to match the roofing materials in colour and texture (unless otherwise agreed in writing by the Local Planning Authority) and shall be so retained thereafter.
5.
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 north and south elevations without the prior written permission of the Local Planning Authority.
6.
The dwelling shall not be occupied until the garaging and off street parking facilities shown on the permitted plans for that dwelling have been constructed, surfaced, sealed and made available for the occupiers of that dwelling. These facilities shall thereafter be retained.
7.
Before the development hereby permitted is first brought into use, the parking shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
8.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 08
Application No:
06/00648/FUL

Ward:
 Skircoat



  Area Team:
 Upper Calder


Proposal:
Detached dwelling
Location:
Land Adjacent To  4 Central Park  Halifax  West Yorkshire  
Applicant:
Mr M Godfrey
c/o B G Summers  Reservoir House  Blackmoorfoot Reservoir  Meltham HUDDERSFIELD HD7 5JW
Recommendation:
Permit
Policy Implication:
 



NP TP 


Head of Engineering Services Request:

$  



Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes

Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Recreation, Sport And Streetscene - Trees 
Group Engineer (Environment) Projects Team 
Description of Site and Proposal

The site is located within a residential area and comprises a rectangular plot of land, being part of the former garden of 7 Love Lane situated to the north.  

The proposal is for a split-level dwelling with parking area to the front.

Relevant Planning History

04/00416/OUT – Residential Development (Outline).  Refused 11.6.04 due to potential loss of trees. 

04/01775/OUT – Residential Development (Outline).  Approved 6.1.05.

05/02035/FUL – Detached dwelling.  Refused 05.12.2005 due to detrimental impact on residential amenity of adjacent dwellings.

Tree preservation order granted 10.11.04 under 04/01251/C.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1 Distribution of Additional Housing

H2 Sequential Approach to the Allocation of Housing Land



	PPG No
	3 Housing

	UDP Designation (adopted and DRUDP)
	Primary Housing Area

	UDP Policies
	H1 Layout & design

H4 Primary Housing Areas

N2 Compatibility with areas character

N4 Design, layout & use of materials

N6 Privacy & daylight

N68 Guidelines for protection & planting of trees

T3 Design of highways & accesses

T19 Car parking guidelines


Publicity/ Representations:

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

Summary of points raised:

· Privacy & overlooking issues

· Proximity to existing dwellings

· Size of proposed dwelling

· Poor access visibility

· Potential effect on protected trees

Assessment of Proposal

Principle of Development

The principle of development on this site has already been considered in full under application 04/01775/OUT, under which outline approval was granted for residential development in January 2005.  

The site lies within an area identified as a Primary Housing Area in the Calderdale UDP and the Draft Replacement UDP. Under Policy H4 the Council will generally support proposals for housing development within these 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, enhanced.  General criteria which proposals for residential development should have regard to are outlined under Policy H1.

The proposal is therefore considered acceptable in principle.  

Materials and Design

Policy N2 states that development proposals should be compatible with the areas character in terms of scale, form and materials.  Criteria under policy N4 seek further to ensure the use of appropriate design, layout and materials in development.
The proposal is for a detached split-level dwelling constructed of natural stone, with imitation blue slate roof.  

The west side of the property would be single storey and the east side would be two storey. The locality is made up of a mixture of dwelling types constructed using natural stone, red brick, and grey concrete roof tiles, and as such has no distinct character.  

The proposal is not considered to harm the visual amenity of the area and is acceptable in accordance with policies N2 and N4.

Residential Amenity

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

Policy N6 states there should be a distance of 12m between primary windows and side/blank elevations.  The lounge window on the east elevation of 8 Central Park would face the proposed dwelling at a distance of 8m and within an angle of 45-degrees drawn from either side of the lounge window.  

The submitted plans indicate that the proposed dwelling would be set down 1.5m below the existing ground level, this coupled with the single storey part of the building being adjacent to this boundary will minimise any overbearing effects on neighbouring properties.  The two storey part of dwelling would be 13m from the side elevation of No.8 which complies with Policy N6. It is not considered that there will be any loss of privacy to the occupiers of 8 Central Park, as the elevation visible from the lounge window would be blank and the provision of a 2m high screen fence would be sufficient to offset any privacy concerns.  Furthermore, the orientation of the proposed site to 8 Central Park means there will be no loss of daylight.  Whilst it is accepted that there is a shortfall on the recommended distance standards, it is considered that on balance the proposal is acceptable.  The relationship between the single storey part of the development has previously been accepted under application 4/01775/OUT which indicated a bungalow for the site.  

No.4 Central Park is situated 4m to the east set below the 2.7m high existing retaining wall.  The siting of the proposed dwelling and the relationship between the two properties was previously approved as part of application 04/01775/OUT, although the height of the proposed dwelling is greater than the indicative details shown on the approved plans.

The dwelling to the north is at its nearest point 14m away, however the facing bedroom windows would be 18m apart with the proposed bedroom window situated behind the boundary fence, therefore no loss of privacy or overlooking would be created.

In view of the above the proposal is considered acceptable.

Highways

Access to the site would be from Central Park.  The Head of Engineering Services has no objection to the proposal subject to conditions relating to the provision of parking spaces, drive gradient, and for the height of the wall on the frontage onto Central Park not to be in excess of 600mm high.

The proposal is considered to comply with Policies T3 and T19 and subject to conditions the proposal is considered acceptable.

Trees

The Head of Recreation, Sport & Streetscene is satisfied that provided suitable protective fencing is erected around the Protected trees prior to development, this will be sufficient to prevent any damage.  He also makes the comment that due to the constraints of the site, he would be prepared to accept the loss of the Cherry Tree in the south west corner, in the interests of affording better protection to the three high value trees in the southeast and northeast corners.

Subject to conditions the proposal is considered acceptable.

CONCLUSION

The proposal is considered to be acceptable subject to the conditions specified below. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above 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:

3rd May 2006

Further Information

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

Julie Davies
(Case Officer) on Tel No:  392224

or

Richard Seaman
 (Senior Officer)  on Tel No:  392248
Conditions 
1.
This permission shall relate to the application as amended by the plan received by the Local Planning Authority on 12.04.2006.

2.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the proposed facing and roofing materials have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
Before the development hereby permitted is first brought into use, the access and parking shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
4.
The development shall not begin until plans of the site showing details of the existing and proposed ground levels, proposed floor levels, levels of any paths, drives (with a gradient of not more than 1:8), garages and parking areas and the height of any retaining walls within the development site have been submitted to and approved in writing by the Local Planning Authority.  The development shall thereafter be carried out in complete accordance with the details so approved and shall be so retained thereafter.
5.
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 dwelling and shall thereafter be retained.
6.
Before the first occupation of the dwelling the front boundary wall to Central Park shall be lowered to a height of 600mm and so retained thereafter.
7.
No surface water shall be connected to the public combined sewer either directly or indirectly without the written approval of Yorkshire Water.
8.
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.
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.
10.
Excavations in respect of the foundations for the dwelling where such works are beneath the crown spread of the trees shall be hand dug only (ie, no mechanical plant, tools or equipment shall be used in respect of such excavations).
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 09
Application No:
06/00420/HSE

Ward:
 Calder



  Area Team:
 Householder & Trees Team


Proposal:
Three-storey side extension to replace existing out building
Location:
31 Keighley Road  Pecket Well  Hebden Bridge  West Yorkshire  HX7 8QN
Applicant:
Mr & Mrs Fowler
c/o Michael Denton Associates  30 Prescott Street  HALIFAX   HX1 2LG
Recommendation:
Mindul To 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 
Wadsworth Parish Council 
Parish/Town Council Comments

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

Wadsworth Parish Council considered the proposal and had no objections.

Description of Site and Proposal

The property is a stone built end terrace house with a blue slate roof,  which is situated in a roadside position along the main Keighley Road within the village of Pecket Well. The proposal seeks to construct an extension to the side of the property to replace an existing single storey outbuilding, which would provide accommodation over three floors affording a larger kitchen, a family room, study and an additional bedroom. 

The property is opposite a derelict cottage, number 11/12 Black Hill that is due to undergo a programme of restoration and refurbishment. The application is referred to Committee as there is potential for a shortfall against policy guidelines dependant upon the internal arrangements within the cottage however, the recommendation is to grant permission.

Relevant Planning History

None
Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	S3 Urban and Rural Renaissance
S4 Urban and Rural Design

P2 Green Belts

N3 Landscape Character



	PPG
	2 Green Belts



	UDP Designation
	Green Belt, Special Landscape Area, Wildlife Corridor

	UDP Policies

Draft Replacement UDP


	H1 – Layout and Design

N105 – Green Belt

N116 – Special Landscape Area

N59 – Wildlife Corridor

N2/N4 – Materials, Siting, Layout and Design

N6 – Privacy and Daylighting

N31 – Listed Buildings

NE6 – Development within named village envelopes in the Green Belt




Publicity/ Representations:

Three letters/email of objection from neighbouring properties, a petition and an objection by email from Councillor Michael Taylor.

Summary of points raised:

· Concern about extension being out of character due to its scale size and design

· Concern about impact on amenity and privacy

· Potential to increase parking problems in the area

· Loss of light

· Contrary to Green Belt Policy

Objectors have been notified that amended have been submitted and any further representations will be presented verbally at Committee. 

Assessment of Proposal

Principle

There will be a general presumption against inappropriate development, which is harmful to the Green Belt.  Certain types of development however would be considered appropriate which would include limited extensions or alterations to existing dwellings provided that it would not result in a disproportionate addition over and above the size of the original building. 

Although the terrace is situated within the Green Belt, this particular area is heavily developed with residential properties both along this part of Keighley Road and within the grouping of Black Hill. The extension, although built over three storeys would not therefore greatly impact upon the openness of the Green Belt. The proposal would increase the volume of the dwelling by, in the region of 40%. Given the design and positioning, it is not considered to be a disproportionate addition to the dwelling and would therefore be acceptable under policy N105.

The UDP currently under review proposes to form a Village Envelope around Pecket Well and this proposal has attracted no objections. NE6 would be the appropriate policy to consider with regard to this proposal, which would assess the effect of development within a village envelope in the green belt. The proposal would comply with guidelines laid out in the policy set out in the Proposed Modifications (May 2006) following the UDP Review Inquiry and Inspector’s report.

Residential Amenity

The proposal would not affect the adjoining dwelling, as it would not project forward of the property to either the front or rear.

Given the design of the proposed extension, there would be no privacy implications to the rear of the dwelling.

To the front of the house there are two listed cottages, numbers 9 and 11/12 Black Hill. Number 9 would be unaffected by the proposal due to its windows being angled away from the extension. Number 11/12 is currently derelict but may undergo a programme of renovation in the near future. Due to the current condition of the property there is no indication as to whether the window in this cottage, that would face the proposed extension, would be of main or secondary aspect. Were it to be main, there would be a shortfall of 1.8 metres between that window and the proposed new family room window, when assessed against policy N6. The plans originally submitted with the application showed French windows and a balconette to the family room. Through negotiations with the applicant’s agent, new drawings were submitted showing standard windows similar to those on the main house, which would go some way to addressing the problem. Although the relationship between the proposed windows and those of the Black Hill cottage must be regarded, it is considered that due to the state and condition of number 11/12, the potential shortfall would not carry sufficient weight to warrant refusal.

To the south windows on the side elevation of the proposed extension would be a distance of between 18 and 22 metres from numbers 4,5 and 6 Black Hill opposite. Given that all windows in the side elevation would be assessed as secondary aspect, this would comply with guidelines.

The occupants of number 32 Keighley Road have written expressing concerns with regard to loss of light to their property and loss of privacy to their garden. Given that the extension would lie to the west of number 32 and the wedge shape of the proposal, it is considered that any overshadowing experienced by the occupants of number 32 would be minimal. The fact that the side windows to the extension would be angled away from this property would result in a minimal risk of overlooking into the garden area of number 32.

Visual Amenity

The proposed extension would be constructed in coursed stone with natural stone roof slates, to match the original dwelling. The plans originally submitted with the application proposed a gable to the front elevation with French windows to the first floor family room. The property is the end house of what is a very attractive and uniform terrace having been little altered over time. Letters of objection, including one from Councillor Michael Taylor, expressed concerns with regard to the effect of the extension on the hitherto unspoiled appearance of the terrace of mill workers cottages. Through negotiations with the applicant’s agent, modifications have been made to the proposed front elevation to regularise the roofline and the fenestration. The result is a much more aesthetically pleasing addition to the terrace and it is considered that the wedge shape at the end of the terrace would not be out of keeping with the well developed enclave and would have no detriment on the streetscene, thus complying with policies N2 and N4.

Special Landscape Area

Policy N116 states that the Council will pay special attention to conserving and enhancing the visual quality within Special Landscape Areas through detailed consideration of the siting, materials and design of new development.  The proposed extension would be constructed using appropriate materials to a design (revised by amended plans) that would be sympathetic to the visual quality and character of the terrace and given its position within the relatively dense grouping of dwellings, would be considered acceptable under policy N116.

Wildlife Corridor 

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

In this instance the proposal does not preclude the movement of species along the Corridor and would, therefore, be acceptable, and accordance with policy N59 of the UDP.

Conservation Issues

Within policy N31 of the UDP the Council states that it will seek to preserve buildings of special architectural or historic interest and their settings.  The proposed extension was advertised as having the potential to impact upon the setting of the Grade II listed cottages numbers 9 and 11/12 Black Hill. It is considered that, in this instance, the extension proposed would not have a detrimental impact upon the setting of the small listed grouping given the design and siting of the extension and it would therefore comply with policy N31. 

Highway Considerations

Objectors have expressed concerns about current problems with parking and the possibility of these being exacerbated by the proposal. Given that there is currently no provision for off-road parking at the site, the situation would be made no worse by the proposed extensions.  

Conclusion

The proposal is considered to be acceptable subject to the conditions specified. 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 except possibly in relation to policy N6. However, having regard to the condition of the property at 11/12 Black Hill and the possibility that, once restored as a dwelling, there would not be a policy shortfall, it is considered that the impact of the proposed extension upon the privacy of future occupants of that dwelling would not be so significant as to justify refusal of permission.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 8 May 2006

Further Information

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

Sally Rose (Case Officer)  on Tel No:  392243

or

Richard Seaman (Senior Officer)  on Tel No:  392248

Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
This permission shall relate to the application as amended by the plan marked 'B' received by the Local Planning Authority on 24th April 2006.

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:
06/00535/FUL

Ward:
 Skircoat



  Area Team:
 Upper Calder


Proposal:
New house.
Location:
Land Adj.  77 Green Park Road  Halifax  West Yorkshire  
Applicant:
Mr & Mrs Kemp
c/o John Roche  11 Ryburn Buildings  SOWERBY BRIDGE  HX6 3AH
Recommendation:
Permit
Policy Implication:
 



NP TP 


Head of Engineering Services Request:

$  


Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes

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

77 Green Park Road is a large semi-detached house located within an established residential area to the south of Halifax. The application site is a 0.01 hectare, plot of land which currently forms the garden to the side of this property. The site is to be accessed via new access to be formed to the east of the site. 

This application proposes to construct a detached dwelling on this site.

Relevant Planning History

04/02528/FUL – Detached House – Refused, and appeal dismissed.

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

H3 Managing the release of housing land

H4 Housing, size, type and affordability



	PPG No
	3 Housing

15 Planning and the historic environment



	UDP Designation (adopted and DRUDP)
	Primary Housing Area


Skircoat Green Conservation 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

N37 Conservation Areas 

N39 Effects of development in Conservation Areas 

T3 - Design of Highways and Accesses

T19 - Car Parking Guidelines


Publicity/ Representations:

The application has been publicised with a site notice as well as neighbour notification letters.  53 letters of objection and 1 letter of support have been received in respect of this application. 

Summary of points raised:

· The proposal is against policies H1, H4, N2 and PPG3


· The estate has remained unchanged for 70 years, and is characterised by matching pairs of semis.

· The area is a conservation area of special architectural interest, which should be safeguarded and enhanced.


· A detached house in the middle of the estate would appear alien and an intrusive feature in the streetscene.

· The site is a prominent elevated corner plot.


· The development is larger than the nearby semis, and the building line would be changed as it would extend further that No.77


· The driveway is narrow with poor sight lines, it would be unsafe.


· There would be an increase in on street parking.

· The construction traffic would lead to more congestion and increased danger for pedestrians.


· The house would reduce the existing levels of privacy to neighbouring properties.

· The development would result in the loss of two mature trees and a hedge.

Assessment of Proposal

Principle

The site is located within a designated Primary Housing Area in the adopted and Draft Replacement UDP, and therefore the proposal is supported in principle by policy H4 (Primary Housing Areas) of the UDP. This policy establishes that proposals for housing development within Primary Housing Areas will be supported providing that no unacceptable environmental, amenity, traffic or other problems are created.

This application proposes the construction of a detached dwelling within a primary housing area. Notwithstanding this support from the UDP, PPG3 is a material consideration in the assessment of an application of this nature. It places strong emphasis on new housing development taking place on previously developed sites (ie brown field land). The site lies within the curtilage of 77 Green Park Road and is therefore defined as a brown field site.

In view of the above, the proposal is considered to be acceptable in principle.
Conservation issues

Within Conservation Areas Policy N37 seeks to preserve of enhance the character and appearance of the Conservation Area, however it does not preclude new development from taking place.  Policy N39 requires particular consideration to be given to the townscape features, views within and out of the area, the roof-scape and any trees within the Conservation Area.

The 1930s suburban estate is characterised by pairs of semi-detached houses with hipped roofs, central chimneys, curved 2-storey bay windows, red bricks, tiles and rendered/painted panels.

The site is the side garden of No.77, a corner plot at the junction of Green Park Road and one of the three cul-de-sacs off Green Park Road.  The subdivision of the plot would result in a plot of similar size to those at 79-83 Green Park Road.  The proposed dwelling would be set back from the front boundary wall by approximately 5.5m thus following the strong building line along Green Park Road.

The pair of semis opposite (No. 37 and 39) is angled across the corner, while the proposed dwelling would face north and be a continuation of the line created by No.77 and 79.  At the junctions of the three cul-de-sacs the articulation of the dwellings varies.  Therefore the orientation of the house is considered acceptable.

The proposal is for a detached two storey dwelling with a small single storey subordinate side extension.  The majority of the other houses around Green Park Road are semi detached dwellings however at 49 Green Park Drive there is an older detached dwelling, but efforts to date the property have been inconclusive. 

The floor plan of the main body of the proposed dwelling (excluding the bay windows and side extension) would be 6.5m x 8.7m, the main floor plan of the semis is 6m x 7.8m.  This is only very slightly large in terms of its proportions than the existing properties.  The dwelling would be situated adjacent to the western boundary of the site.  At its nearest point the single storey element of the proposal would be 2.5m from the rear of the footway, but this would increase to 3.75m.  The single storey would maintain a degree of openness that the previous two-storey proposal had not.  

A key element in the design of the estate are the ‘green’ corners with houses set back from the boundary line, this characteristic is important and should be retained.  The proposed position of the proposed dwelling is no nearer to the boundary than 58 Green Park Road.

It is not considered that approval of this proposal would set a precedent as the site is clearly a ‘one off’ and no similar sites exist on the estate.

Design and Materials

The proposed materials for the dwelling are tiles and brickwork with areas of white render to match the existing dwellings.  It would be conditioned that samples of these materials be submitted to the Local Planning Authority and approved prior to the development commencing.

The design includes curved bay windows with a hipped roof, and central chimney that are features all evident in the existing dwellings.  It is proposed to condition the installation of Crittall windows, which are steel frame windows, a key characteristic of 1930s properties. Coupled with a 1930s door design, the property would be in keeping with the character of the estate and could be viewed as enhancing its character by virtue of the appropriate detailing, which few properties now retain.  

It is considered that the siting, design and materials of the proposed dwelling are compatible with those of the existing dwellings and the character and appearance of the Conservation Area.  The overall impact of the proposal on the Savile Park Conservation Area is therefore considered acceptable.
Residential Amenity
Policy N6 seeks to ensure that new buildings respect the privacy and daylighting of the occupants of adjoining buildings and that private amenity space is provided with new dwellings and protected around existing buildings. 

The front and rear elevations to the north and south elevations both contain primary and secondary windows.  To the north they are a distance of 23.5m from the main facing elevation of No. 58.  The southern elevation would face on to the blank elevation of No.75 at a distance of 10m.  There are no issues of overlooking and the angle that exists between these two properties will prevent proposal from creating an overbearing feeling to the existing dwelling.

The side (east) elevation of the property contains only secondary or non-habitable room windows at a distance of 20m from the main front elevation of No.41, which complies with Policy N6.

It is therefore considered that in this instance the proposal would not significantly affect the privacy, daylighting or private amenity space of the adjoining dwellings. The proposal is considered to be acceptable with regards to policy N6.
Highways Issues
The Head of Engineering Services has considered the highway implications of this scheme and has raised no objections to the proposal.  The proposal has pedestrian access to the proposed dwelling from Green Park Road, with vehicle access to the two parking spaces from the cul-de-sac.  The Head of Engineering Services has requested a condition to ensure that the parking is provided prior to the occupation of the dwelling.  The proposal is acceptable in accordance with policies T3 and T19.

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:

05th May 2006

Further Information

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

Julie Davies
(Case Officer) on Tel No:  392224

or

Richard Seaman
 (Senior Officer) on Tel No:  392248
Conditions 
1.
This permission shall relate to the application as amended by the plans received by the Local Planning Authority on 8th May 2006.

2.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the proposed facing and roofing materials have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
No dwellings shall be occupied until the off street parking facilities shown on the permitted plans for that dwelling have been constructed, surfaced and sealed and made available for the occupiers of that dwelling. These facilities shall thereafter be retained.
4.
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 dwelling and shall thereafter be retained.
5.
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.
6.
The development hereby permitted shall not begin until details of the Critall windows and a 1930s style door have been submitted to and approved in writing by the Local Planning Authority.  The frames and door shall then be installed in accordance with the approved details and so retained thereafter.
7.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.00 - 02
Application No:
06/00344/COU

Ward:
 Todmorden



  Area Team:
 Upper Calder


Proposal:
Change of use from cafe class (A3) to amusement arcade.
Location:
Bridge Cafe   39 Burnley Road  Todmorden  OL14 7BU  
Applicant:
W H Marshall Ltd
c/o Insight Design Ltd  158 Roberttown Lane  Roberttown  LIVERSEDGE
WF15 7LT
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

  



Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes

Consultations:
Environmental Health Services - Pollution Section 
Engineering Services - Network Section 
Todmorden Town Council 
Environment and Regeneration Group 
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 Comment as follows:

“Objection – property being in a prominent position in the town.  An amusement arcade was not needed, as Members feel there are enough gaming machines in local hostelries.  It would encourage children to loiter in the area.  On environmental and social grounds an amusement arcade would not be compatible with the area. “

Description of Site and Proposal

The site is situated within a parade of mixed-use shops on the West side of Burnley Road before the railway bridge/viaduct. The site is within the Todmorden Conservation Area and is in the centre of Todmorden adjacent the market and was previously used as a café.  

The proposal is to change the use of the former café (A3) to amusement arcade.

Relevant Planning History

Application for replacement shop front was submitted and subsequently approved in 1996.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	E1 Town and City Centres 

S4 - Urban and Rural Design

	PPG No
	PPS1 Delivering sustainable development

PPS6 Planning for Town Centres

	UDP Designation
	Town Centre

Conservation Area

Wildlife Corridor

	UDP Policies


Replacement UDP Designation
	S12 Secondary Shopping Frontages

CF16 Proposals for Urban Entertainment Centres

N2 Compatibility with area’s character

N4 Materials, Design and Layout
N59 Wildlife Corridor

N37 Conservation Areas

N92 Development causing noise pollution

T23 Provisions of parking in town centres

Town Centre

Conservation Area

Wildlife Corridor




Publicity/ Representations:

The application was publicised by a site notice and neighbour notification. As a result 27 letters of objection has been received and 1 letter of support.

Summary of points raised:

· Property in prominent position in town centre.
· Amusement Arcade not needed.
· It would encourage children to loiter in the area.
· Amusement Arcade not compatible with the area.
· Proposal does not support economic and cultural development in Todmorden.
· Building should be used to attract shoppers to the area brining valuable trade to the town.
· Attract trouble to the area.  There is already a problem with youths hanging around drinking and causing trouble.
· Would encourage children to gamble.
· Loss of privacy to those in residential properties above the existing shops.
· Breeding ground for trouble.
· Will allow even more broken windows in the area.
· More vandalism.
Assessment of Proposal

Principle

The site is allocated as Town Centre on the adopted and Draft Replacement Calderdale Unitary Development Plans.  The main policy associated with the proposal is policy S12, which establishes that within the secondary frontage area of Todmorden town centre, change of use of ground floor premises in Class A1 (shops) use to other uses will be permitted unless such a change will significantly harm the retail character of the street within which the site is located.  In terms of assessing the impact on the retail character, guidance in the UDP suggests that the proportion of non-retail uses allowable within a secondary shopping frontage should be up to 30%. 

 An assessment of all the units on the shopping frontage within which the application site is located has been made and shows that the number of non-retail units currently amounts to 33%. However, as the existing use as a café (A3) was a non-retail use and the amusement arcade is sui generis (it does not fall into a particular Use Class) this will not result in an increase in the level of non-retail uses in this frontage.  

It is considered that the proposal would not cause any significant harm to the overall retail character of the street and as such there is no conflict with policy S12. 

Design and Materials

Policies N2 and N4 of the UDP state that good design, layout and appropriate use of materials in all development. Including consideration of the needs of security and crime prevention. 

The existing shop front is of a standard design with the door in the middle with display windows to either side and fascia board above.  The only alterations to this main elevation are the installation of a recessed timber glazed door to form an open lobby area and painting of the shop frontage. Details of the colour and finish of the shop front will be required to be submitted. 

The proposal is acceptable in terms of scale, form, design and materials and is not considered to significantly harm the visual amenity of the area.

Amenity Issues

Policy CF16 states that the Council providing that the proposal meets certain requirements will support amusement arcades. These requirements are, no loss of amenity close to dwellings, provision for the control of noise from the premises, adequate parking and opening hours. 

The Head of Environmental Health has been consulted on the proposal and has raised no objection to the proposal, however, given the close proximity of the residential accommodation above the adjoining shops, and given that the development may attract youths to congregate and cause noise disturbance.  Two conditions have been recommended. The first condition relates to the hours of operation, which are in line with other town centre shops. ie 08.00 to 18.00 Mondays to Fridays and from 11.00 to 17.00 on Sundays and Bank or Statutory Holidays.  The second condition requires details to be provided for adequate resistance to the transmission of airborne and impact sound between the development and residential properties. 

In view of the above the proposal is considered acceptable, and in accordance with policies CF16 and N92 of the UDP.
Conservation Area 

Policy N37 states that within a Conservation Area, the development proposals should preserve or enhance the character or appearance of the area.

The main alteration to the shop front is the recessed timber glazed door to form an open lobby area and painting of the shop frontage. Details of the colour and finish of the shop front will be required to be submitted as it is located within the Todmorden Town Centre. 

The recessed timber glazed door and painting of the shop front is not considered to harm the visual amenity of the area and as the colour of the shop front is to be controlled by condition the proposal is considered acceptable.

Overall, the development maintains the character of the Conservation Area and complies with policy N37 of the UDP

Wildlife Corridor

In this instance the change of use to amusement arcade will not preclude the movement of species along the wildlife corridor and therefore, complies with policy N59 of the UDP.

Other Issues

This type of amusement centre proposed would be subject to regulations restricting entry to persons under eighteen years of age.  The possible attraction of youths to the premises, as feared by objectors, would therefore be unlikely.  The possibility of broken windows as feared by objectors will be prevented by the installation of roller shutters.

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date:

Further Information

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

Janine Branscombe
 (Case Officer)    on Tel No:  392224

or

Richard Seaman
(Senior Officer)  on Tel No:  392248

Conditions 
1.
Notwithstanding the details which have been submitted before the development commences full details of the colour for the shop front including the doors, door frames, window frames, pilasters and stall risers shall be submitted to and approved in writing by the Local Planning Authority.  The approved details shall thereafter be implemented before the use of the premises as a betting office begins.
2.
Unless otherwise agreed in writing by the Local Planning Authority, the use of the premises shall be restricted to the hours from 08.00 to 18.00 Mondays to Saturdays and from 11.00 to 17.00 on Sundays and Bank or Statutory Holidays.
3.
No construction works or alterations shall 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 development hereby permitted, and between the first floor accommodation and adjoining premises if a terraced or semi-detached property, has been submitted to and approved in writing by the Local Planning Authority. The scheme so approved shall be implemented prior to the first occupation of ground floor unit and shall be retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.00 - 03
Application No:
06/10012/ADV

Ward:
 Illingworth And Mixenden



  Area Team:
 Upper Calder


Proposal:
Commercial sign  (Advertisement Consent) (Retrospective)
Location:
Lower Brockholes Farm  1 Lower Brockholes, Lane Head Lane  Ogden  Halifax  HX2 8XQ
Applicant:
Mrs J Peel
Lower Brockholes Farm  1 Lower Brockholes, Lane Head Lane  Ogden  HALIFAX  HX2 8XQ
Recommendation:
Refuse Consent
Policy Implication:
 



 


Head of Engineering Services Request:

  



Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes

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

The site is located in a rural setting, but forms part of a small cluster of buildings at Lower Brockholes.  It is accessed from Lane Head Lane and is set at a lower level than the lane, with the land generally sloping westwards into open countryside.

The proposal is a retrospective advertisement application for a commercial sign at the entrance to Lower Brockholes. The sign is non-illuminated and measures 1.2m by 0.63m and is of an oval shape.  It is made of aluminium and powder coated burgundy/blue vinyl with inkjet lettering and is fixed to three grey plastic coated aluminium posts dug into the ground behind a stone wall. Planting is proposed for all around the sign to help make the sign less intrusive.

Relevant Planning History

06/00414 - Proposed cattery with 7 cat pods- awaiting decision

05/10030 – Commercial Sign (Retrospective) Refused 02.08.05
04/00706 – Extension to house to take up to 10 dogs in kennel, which was granted planning permission at Planning Committee in July 2004.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	S4 Urban and Rural Design

	PPG No
	19 Outdoor Advertisement Control



	UDP Designation
	Green Belt

Special Landscape Area



	UDP Policies


Replacement UDP Designation
	N18 Siting and design of 
advertisements

N105 Retention of the Green Belt

Green Belt

Special Landscape Area



Publicity/ Representations:

The application has been publicised with a site notice.  8 letters of objection have been received.  

Summary of points raised:

· Destruction of beautiful countryside
· Sign is unsightly and should be removed
· Conservatory is unsightly
· Noise from barking dogs 
· Sign is misleading and actually advertising the commercial business.

· Alien to the surroundings

· Affects the visual amenity of the area

· Existing stone plaque sign is small and difficult to read

· Sign is overlarge, garish and far too prominent

· Bushes around the sign are a joke. 

· Bushes will take 15-20 years to become established

· Applicant has only shown computer generated soft landscape.

Assessment of Proposal

The proposal is for a directional commercial sign at the entrance to a boarding kennels.  PPG19 is clear in its advice that advertisement signs can only be assessed against two issues – amenity and public safety– and this advice is reflected in our own policy N18.

The sign is situated at the entrance to Lower Brockholes, which is within the Green Belt in the adopted and Draft Replacement Unitary Development Plans, and is a commercial sign advertising and directing customers to the business.  The applicant advises that the sign is required as the existing one is inset in the existing wall and is small and difficult to read as it has weathered over the years.  By erecting the new sign, Lower Brockholes would be easier to find in the location.

Policy N18 seeks to carefully control the siting, design and size of advertisements in order to ensure that the public safety and amenity of the immediate neighbourhood is not adversely affected.  Policy N105 make no specific reference to advertisements being appropriate within the Green Belt. 

Amenity
Policy N18 says that signs should not adversely affect the visual amenity of the immediate neighbourhood where they are to be displayed. It goes onto advise that in open countryside, account should be taken of the landform and quality of the surroundings and whether the advertisement would respect the natural contours, character and background features against which it will be seen.

Whilst it is only natural that commercial uses in the countryside would want to advertise their whereabouts, the sensitivity of the location demands that any sign is designed and sited to harmonise with its setting.

The design and colour finish of this particular sign is considered to be out of character with its rural surroundings.  It is of a modern appearance and its position situated behind a traditional stone wall and supported by long galvanised steel poles does not harmonise with its setting.  For these reasons the sign is in conflict with both policy N18 and PPG19.

Trees and Landscaping

Planting is proposed around the sign to make it less intrusive but will take a long time to establish.  This is not a satisfactory solution to address the visual concerns regarding the sign 

Public Safety
The Head of Engineering Services has no objection to the application as it is not considered that the sign would be a distraction to drivers of vehicles.

Other Issues 

The application is for a sign only and therefore consideration cannot be given within the scope of this proposal to the appearance of the conservatory, decking and fencing, or barking of dogs.

CONCLUSION

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

Chief Officer:
Duncan Hartley

                      Head of Regeneration and Planning 

Dated: 8th May 2006

Further Information

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

Janine Branscombe

(Case Officer) on Tel No:  392224

or


Richard Seaman
           (Senior Officer) on Tel No:  392248
Reasons 
1.
The design and colour finish of this particular sign is considered to be out of character with its rural surroundings.  It is of a modern appearance and its position situated behind a traditional stone wall and supported by long galvanised steel poles does not harmonise with its setting.  For these reasons the sign is in conflict with both policy N18 of the Calderdale Unitary Development Plan and Planning Policy Guidance Note 19.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.00 - 04
Application No:
05/02045/REM

Ward:
 Hipperholme And Lightcliffe



  Area Team:
 Lower Calder


Proposal:
Removal of condition three of Planning Permission 96/02339/COU to extend the opening hours of the premises to 00.00 hrs Sunday to Thursday and 01.00 hrs Friday to Saturday.
Location:
The Old White Beare   Village Street  Norwood Green  Halifax  West Yorkshire HX3 8QG
Applicant:
Greencliffe Taverns
The Old White Beare   Village Street  Norwood Green  HALIFAX HX3 8QG
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

  



Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes

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

The site is the existing Public House, known as the Old White Beare, located on the north-east edge of Village Street in the central area of Norwood Green.

The proposal is the removal of the restrictive hours of operation condition currently in place through a 1996 permission.

Relevant Planning History

96/02339/COU – Change of use of former brew house to restaurant [Use class A3] along with related extension link between existing licensed accommodation and brew house.          Permit

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	None

	PPG No
	2 Green Belts



	UDP Designation
	Green Belt, Wildlife Corridor



	UDP Policies
	N105 Retention of the Green Belt

N92 Development causing noise pollution


Publicity/ Representations:

The application was publicised by press and site notices and neighbour notification letters.

Seven letters of objection received

Summary of points raised:

· Noise nuisance concerns

· Parking concerns

· An increase in hours is not necessary

· The increase in hours would change the character of the business – which would not be in keeping with the character of the area

Assessment of Proposal

Principle

Although the proposal is located within the established Green Belt in both the adopted and Draft Replacement unitary development plans, the assessment is centred around the impact on the aural amenity of neighbouring occupants, rather than the visual impact on the Green Belt.

The proposal seeks to amend the current hours, stipulated under the existing planning permission, to those of its license.

Residential Amenity

The licensing authority, Calderdale MBC, has a licensing strategy, which takes into account several issues including that of residential amenity. Such matters as hours of operation, potential noise disturbance and odour control are all considered prior to granting a licence.

The premises is surrounded by residential properties and with the proposed extension of hours, there is a possibility of disturbance to the residents during sensitive hours. However, Environmental Health [Pollution Team] is not aware of any complaints with regard to the undertakings associated with the premises in relation to noise or odour disturbance with the current hours of operation.

Therefore the Head of Environmental Health raises no objections to the proposal, subject to a condition restricting the hours of use to that of the existing licence, as proposed by this application. Overall, the application complies with policy N92 of the UDP.

It should also be noted that there is a procedure under the licensing legislation for reviewing such licences should problems arise with the premises. The Head of Environmental Health would be a consultee in this process and investigations into alleged amenity issues would be carried as part of the consultation process and appropriate recommendations would be made to the Licensing Authority.

Other issues

A large area of car parking serves the Public House and any extra impact through noise is addressed by the comments above. The Head of Engineering Services [Highways] raises no objections to the proposal.

The proposal would not significantly change the character of the business, as many public houses now operate extended licenses. The business would not be out of character with the adjacent village development, as visual change is not proposed.

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: 16th May 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: 392215

or

Richard Seaman (Senior Officer) on Tel No: 392248

Conditions 
1.
The permitted hours of use shall be restricted to that of the licence, and at no time be exceeded unless otherwise agreed in writing with the Local Planning Authority
2.
The development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
3.
Notwithstanding the Town and Country Planning [Use Classes] Order 1987, the former brewhouse building shall be used only as a restaurant/dining area ancillary to the public house and for no other purpose [including any other purpose falling within class A3 of the said order] without the written permission of the Local Planning Authority
4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no further windows or other openings shall be formed in the any elevation of the building without the prior written permission of the Local Planning Authority.
5.
The toilet windows in the rear [north-eastern] elevation of the link extension on the plans 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 first occupation of the extension and so retained thereafter.
6.
Notwithstanding the details submitted the development hereby permitted shall not commence until a revised car park layout to provide 45 spaces and the retention of the existing trees, unless otherwise agreed in writing by the Local Planning Authority, has been submitted to and approved in writing by the Local Planning Authority. The car park shall then be provided, surfaced, sealed and marked out in accordance with the details so approved before the development is brought into use and shall thereafter be retained for that purpose for the occupiers of and visitors to the development
7.
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.
8.
No sound reproduction equipment which amplifies music, conveys messages by voice or otherwise which is audible outside the premises shall be installed on the site without the prior written approval of the Local Planning Authority.
9.
The boundary wall fronting onto Village Street shall be reduced to a height no exceeding 900mm before the development hereby approved is first brought into use and shall be retained as such thereafter
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.00 - 05
Application No:
05/02437/FUL

Ward:
 Luddendenfoot



  Area Team:
 Upper Calder


Proposal:
Detached dwelling and garage
Location:
Land Adj  2 Bank Terrace  Luddenden  Halifax  West Yorkshire
Applicant:
Mr J Cheetham
Turf Pit Hill Farm  Wainstalls  HALIFAX  HX2 7TB
Recommendation:
Permit
Policy Implication:
 



GP HP NP TP 


Head of Engineering Services Request:

$  


Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes

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

Description of Site and Proposal

The application site is currently occupied by a garage and scrubland, which steeply slopes towards New Road to the rear of the application site.  The proposed development retains the present vehicular access onto High Street. The site is situated within a residential area of the Luddenden, and was a former quarry.

The proposal seeks planning permission for a three bedroom, two storey detached dwelling with a detached garage.
Relevant Planning History

Planning Application 05/00430/FUL was submitted in February 2005 for two detached dwellings, this was withdrawn on 28th April 2005.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1 Distribution of additional housing

	PPG No
	PPG15 – Planning and the historic environment

PPS17 – Open space

PPG3 – Housing

	UDP Designation (Adopted and DRUDP)
	Open Space, Conservation Area  & Wildlife Corridor

	UDP Policies
	H1 – Layout & design

N2 – Compatibility with area’s character

N4 – Design, layout & use of materials

N6 – Privacy & day lighting

N19 - Protected Open Spaces

N37 – Conservation Areas

N47 – Open Spaces in Conservation Areas

N59 – Wildlife Corridors

N68 Guidelines for protection and planting of trees

N96 – Unstable Land

T3 – Design of highways and accesses

T19 – Car parking guidelines


Publicity/ Representations:

The application was advertised by press notice, site notice and neighbour notification letters.  As a result four letters of objection have been received.
Summary of points raised:

· Trees – large well established trees are adjacent to New Lane, removal of these trees and replanting would not be characteristic of the streetscene, used by wildlife, investigation would be required to confirm impact on retaining highway wall. Trees have been removed on the site without consent.
· Concern regarding road network, capacity of road, and heavy load bearing vehicles.
· Access – current access has no vehicle use, no sightlines, parking outside proposed dwelling would create problems
· Contrary to the Conservation Area – development would have visual detrimental impact. 
· Wildlife – natural haven for wildlife
· Loss of view
· Lack of design in a conservation area.
Assessment of Proposal

Principle

This site lies within land designated as Protected Open Space in Calderdale’s adopted Unitary Development Plan and Draft Replacement Unitary Development Plan.  Policy N19 permits development, which would not cause significant harm to the open space character, appearance or function of the site in respect of public views and vistas, existing landscape features and recreational uses.  

The site itself does not offer recreational uses, nor is it considered that the site’s function and character will be harmed as a result of the development.  The application site is currently occupied by a detached garage and access.   Whilst the proposal may result in the loss of some trees, it is considered the overall amenity of the site, with its existing features as a quarry face would not be significantly harmed. The topography of the site would ensure the view and vistas from New Road would not be harmed as a result of the development. When viewed from High Street, the area, which is presently hard standing, will be developed with the remaining land fronting High Street being landscaped.

This proposal satisfies the requirements of PPG3. The Government is committed to promoting more sustainable patterns of development by, amongst other things, making more efficient use of land by maximising the re-use of previously developed land. The site is currently occupied by a garage and is to be developed on the existing hard standing area. The site is considered to be a brown field site and therefore complies with PPG3.

In land use terms, the proposal is considered to be acceptable.

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 site is situated within a residential area of Luddenden, which comprises of a mixture of house types, predominantly two storeys in height.  The proposed development consists of a two-storey house, incorporating 3 bedrooms and a detached garage.   The appearance of the house is of a standard design, respecting the overall character of the street scene.
In relation to the dwellings within close proximity of the proposed development, the materials comprise predominantly of stone external walls and blue slate roofing material. The dwelling subject of this application proposes the use of new sawn stone facing materials and blue slate roofing materials.  The proposed site boundary treatment are already in place, although additional railings are proposed on the boundary wall fronting High Street.

In view of above the proposal is considered acceptable.

Density

With regards to density, PPG3 seeks to ensure the most efficient use of land by maximising the re-use of previously developed land and the conversion and re-use of existing buildings. Local Planning Authorities should therefore avoid developments that make inefficient use of land, i.e. developments less than 30 dwellings per hectare. The application site is approximately 0.2 hectares in size and the proposal equates to a density of 11.9 dwellings per hectare. This is considerably below the density required by PPG3. However, the site context needs to be taken into account, the land is within a conservation area, therefore development needs to preserve or enhance the character of the area.  It is considered an increased density would adversely affect the character and appearance of the area.  As a result of these circumstances it is considered that the shortfall in density is acceptable

In view of above, the proposal is considered acceptable.

Conservation Issues

The site is located within Luddenden Conservation Area, and therefore policy N37 needs to be taken into account.  Applications within these areas are required to preserve and/or enhance the character or appearance of the area.  Policy N47 ensures proposals do not adversely affect the visual amenity of open spaces within the conservation area.

The proposed development is to be sited on an existing hard standing and the proposed dwelling replaces an existing garage and provides a detached garage within close proximity.   It is considered the siting of the proposed development respects the character of the conservation area, and a management scheme to ensure the healthy trees surrounding the site are retained, will enable preservation of the character of the area.  The windows of the existing garage adjacent to High Street are boarded up, and it is therefore considered the removal of the garage and the replacement of the dwelling would not be detrimental to the streetscene.  Opposite the site are new dwellings known as Blue Bell Walk, and adjacent to the site are two storey dwellings, therefore the design and materials are in keeping with the area.

In view of above, the proposal is considered acceptable, and in compliance with policies N73 and N47 of the UDP.

Residential Amenity Issues

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.

The relationship between 2 Bank Terrace and the proposed dwelling is approximately 18m from the dwelling.  There are no habitable windows proposed on the northern elevation of the dwelling, therefore the development exceeds the requirements of policy N6 by 9m.
The proposed eastern elevation of the dwelling fronting High Street comprises of both secondary and main aspects. In front of the proposed dwelling are a series of town houses known as Blue Bell Walk, the proposed dwelling is situated approximately 30m away, and therefore exceeds the requirements of Policy N6.

At a 45 degree intersection stands the property of Blue Bell Lodge, which is situated at an oblique angle to the proposed dwelling. The main window of concern is the proposed lounge window in relation to the existing main window of that property, which is sited 16m away at a 45-degree angle, and therefore falls short of standard policy by 5m.  However, having regard to the oblique angle of the existing property, which is located across High Street and the topography of the land (the dwelling is sited below the Road), the proposal is considered to be acceptable. In addition, the windows of the existing property are set partly below the wall, which lies adjacent to Luddenden Brook, and are screened further by a series of young trees, and the proposed development includes 1m high railings on top of the existing boundary wall.  On balance, the proposal is considered to be acceptable in relation to space about dwellings.

In view of above, the proposal is considered acceptable.

Highway implications

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 have considered the proposal and has raised no objections in principle to the proposed development.  The access to the site already exists, and whilst there is a small amount of additional use, this is considered to be acceptable subject to conditioning satisfactory parking and turning on the site. 

An objection has been received questioning the stability of the highway wall.  The Head of Engineering Services is not aware of any reason why they need to do any digging out nor is there anything shown in the application, that would disturb the existing ground.  However, in order to overcome the concern a condition is suggested to ensure that the higher ground is not excavated. 

The proposal is considered acceptable in highway terms.

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 was consulted on the Phase 1 report.  The report identifies the site was once a quarry and therefore further investigation is required.   An appropriate condition is requested in relation to land contamination and remedial work. 

In view of above, the proposal is considered acceptable.

Landscaping

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

The Head of Recreation, Trees and Streetscene has considered the proposal and has raised no objection subject to conditions.  

The applicant has submitted a tree survey undertaken by qualified specialist, who identified many trees with minor defects, and concerns were also raised over the stability of some trees.  The land to the either side of the former quarry face is steep and levels out leading up to New Road.  There are some very tall trees growing out of the former quarry face and also large tall trees growing in close proximity to the large retaining wall.  These trees have in the past grown in a relatively sheltered position protected by the quarry face, the large retaining wall and development to the rear of new road.  The trees have now grown tall, due to competition for light.  The survey concludes that the upper canopies are growing out of the former sheltered surroundings and as such it is only a matter of time before the increased wind resistance combined with the loosening effect of roots in the shallow soil and rock crevices, causes the trees to dislodge and blow over.

The Head of Recreation, Trees and Streetscene has the tree survey, and whilst they accept the loss of the trees growing out of the cliff face and the loss of the trees with more serious defects, they would not wish to see all the trees removed and therefore it is recommended that a more detailed management scheme to retain some of the trees with lesser defects whilst re-landscaping the area with more suitable trees, be submitted.  This could allow development of the site and enhance the area with more suitable long-term management.

Concern has arisen within the objections regarding the loss of trees. The Head of Recreation, Trees and Streetscene, was informed of these concerns, and whilst there does appear to have been some trees felled, the majority appear to be self sown and/or decayed.  Whilst this is not acceptable within a Conservation Area, it is considered the tree management scheme, which is to be submitted, can provide replacement planting. 

In view of above, the proposal is considered acceptable, and in accordance with policy N68 of the UDP.

Drainage

Policy GP4 seeks to ensure that all proposals for development do not result in unacceptable problems of environmental intrusion and pollution.

The proposal will connect to mains drainage in relation to the disposal of both rainwater and sewage. Surface water drainage may be a problem if Yorkshire Water does not allow this to be drained into the sewer, and as such conditions have been suggested to ensure that matter is dealt with acceptably. 

In view of the above, the proposal is considered to be acceptable.

Wildlife and ecology

Policy N59 of the adopted Calderdale Unitary Development Plan seeks to retain the integrity and value of Wildlife Corridors by, amongst other things, normally only allowing development that does not preclude the movement of species along the Corridor.

An objection has been received on the grounds that the proposal would cause disruption to the wildlife on this site. An area of hard standing and garage, together with trees and vegetation currently occupies the site. The proposed dwelling is to be sited on the brown field part of the site, the land towards the junction of New Road and High Street is to remain as a managed area of open space. Furthermore the retention and management of trees will contribute to the wildlife value of the site. As such it is not considered that the proposal will have a detrimental impact on the integrity and value of the Wildlife Corridor.

In view of the above it is considered that the proposal is acceptable.
Other issues

Loss of view is not a material planning consideration.

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: 16th May 06

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

Richard Seaman
 (Senior Officer)  on Tel No:  392248

Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
The existing access shall be reduced in width to a maximum of 6.0 m and the remaining part of the access not incorporated within this shall be permanently closed as soon as the development is brought into use with that part of the footway reinstated to full height.
3.
The existing stone-built wall along the highway boundary shall be retained within a  maximum height of 780 mm and shall only be altered where necessary to reduce the access width. In these circumstances, the additional wall shall use matching materials and construction and carried out prior to the first occupation of the development hereby permitted and shall be so retained thereafter.
4.
No dwellings shall be occupied until the garaging, visitor parking space and turning area shown on the permitted plans for that dwelling have been constructed /surfaced and sealed and made available for the occupiers of that dwelling. These facilities shall thereafter be retained.
5.
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.
6.
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.
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 the combined public sewer either directly or indirectly without the written approval of Yorkshire Water.  Surface water and foul drainage shall be separated on site and if Yorkshire Water consent to discharge water is obtained they shall be interconnected in a chamber at the site boundary before discharge to sewer.
9.
Unless otherwise agreed in writing by the Local Planning Authority, the development shall not begin until a detailed landscaping and landscape management scheme  for the site, which shall include details of all existing trees and hedges on the land, details of the trees and hedges to be retained, and details of the timing/phasing of works has been submitted to and approved in writing by the Local Planning Authority. The landscaping/landscape management scheme shall be implemented in accordance with the scheme and timescales so approved. 
10.
Unless otherwise agreed in writing by the Local Planning Authority, the construction of the dwelling shall not involve the excavation of the higher ground level adjacent to the retaining wall of New Road.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.00 - 06
Application No:
06/00131/COU

Ward:
 Ryburn



  Area Team:
 Lower Calder


Proposal:
Change of use from B1 (Business) to B2 (General industry)
Location:
Industrial Building Adj. Harley House  Mill Fold  Ripponden  Sowerby Bridge  HX6 4DJ
Applicant:
Mr I Whiteley
Green Holes Farm  Coal Gate Road  Soyland  SOWERBY BRIDGE HX6 4NH
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

$  



Departure:





No
Parish Council Representations:


Yes No Objections
Representations:
 
  
 
       
Yes

Consultations:
Environmental Health Services - Pollution Section 
Access Liaison Officer 
Environment Agency (Water) 
Ripponden Parish Council 
Engineering Services - Network Section 
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.

Resolved in a motion by Cllr G Carter and seconded by Cllr Booth that the Parish Council raises no objections to this application.

NB. The Parish Council wish to have it noted that the Parish Council did raise concerns at the time regarding planning consent being allowed for residential use in a Primary Employment Area.

Description of Site and Proposal

The site lies just to the south of Ripponden town centre, and is accessed from Mill Fold Way. The access is from a single lane road, and is shared with the adjacent building [Harley house - Spinal Products Ltd].

The proposal involves the change of use of the existing building – previously use as a light industrial building [B1] to a General Industrial Use [B2]. The site lies within an identified Primary Employment Area. 

Relevant Planning History

89/03875/OUT – Proposed light industrial unit [Outline] [B1] - Permit as Outline

92/02728/RES – Proposed industrial building - Permit

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	E3 -  Planning the overall provision of employment land

E4 – Employment site selection and development criteria



	PPG No
	PPG4 - Industrial, commercial development and small firms



	UDP Designation

Draft UDP Designation
	Primary Employment Area, Wildlife Corridor

Same

	
	

	UDP Policies
	E1 – Primary Employment Areas

N59 – Wildlife Corridors

N92  - Noise pollution

T3 – Design of highways and accesses

T19 – Car parking guidelines


Publicity/ Representations:

The application was publicised by press and site notices, and neighbour notification letters.

Three letters of objection have been received, all from local neighbours

Summary of points raised:

· General industrial use is inappropriate to the area due to visual impact, noise and vehicle access

Assessment of Proposal

Principle

The proposal site lies within a Primary Employment Area in the adopted and draft replacement unitary development plans, and is therefore acceptable in principle, under Policy E1 of the UDP, subject to not creating any unacceptable environmental, amenity, traffic or other problems.

The proposal will provide 5 [new or additional] full-time jobs. The new business seeks a five and a half day operation from the premises.

Residential amenity

The proposal is for a change of use from the existing industrial building [B1 Use] to General Industrial [B2 Use]. The site is an existing building, which is currently not in use, but is capable of conversion for general industrial purposes. 

The site lies within a Primary Employment Area, where there is other adjacent industrial development to the north-east, in the form of a scrap yard, and to the west, Harley House  [light industrial, B1 use]. There is though a residential area, across the River Ryburn, to the north west of the site, and 2 small pockets of residential areas to the north and west. 

The closest residential dwellings are some 35 metres to the north of the building. The Head of Environmental Health raise no concerns subject to 4 conditions regarding noise, emissions and hours of use.

The existing use, coupled with the siting in an established industrial area, suggests that the use would not result in creating any unacceptable environmental, amenity or other problems, and is therefore in accordance with policies E1 and N92 of the UDP.

Access and Parking

The existing access from Mill Fold Way is to be used. This access point itself is shared with the adjacent Harley house industrial development and is spacious and adequate. Mill Fold Way, however, is a narrow single-track road, with a thin grass verge on its north-west edge. The road is a public right of way and incorporates an existing footpath. The Head of Engineering Services raises no objections to the proposal, but raises concerns about the potential for an increase in large vehicular traffic with other B2 uses, or indeed if the proposal was used for B8 purposes. Accordingly, 2 conditions are proposed, one tying the use to the business specified (general car repairs), therefore serving to limited the use of larger vehicles, and the other, restricting the site from a permitted conversion to B8 use, which could lead to an increase in HGV use. These conditions would arguably not increase the noise, number, and type of vehicles accessing the site from Mill Fold Way, above what may occur through the existing B1 use of the site.

Parking space for approximately 50 vehicles is provided in a formal car park to the front of the building. The site has adequate turning space to the front of the building. A residential dwelling, permitted in 2001 and located immediately to the west of the proposed car park area, would retain access through the site, due to the existing marked parking layout. 

The proposal does not create any unacceptable traffic problems, and is therefore in accordance with policies E1, T3 and T19 of the UDP.

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: 16th May 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

Richard Seaman (Senior Officer) on Tel No:  392248
Conditions 
1.
The use of the premises shall be restricted to the hours from 07.00 to 20.00 Mondays to Fridays and from 08.00  to 13.00  on Saturdays, and the premises shall not be used at any time on Sundays and Bank or Statutory Holidays.
2.
Before the use of the premises hereby permitted begins, details of the means of suppressing and directing smells from the premises, including details of the fans in terms of location and sound power level or sound pressure at a given distance, the height, position, design of and materials used in any external chimney or extraction vent, shall be submitted to and approved in writing by the Local Planning Authority.  The details so approved shall then  be implemented  in full before the use first commences and shall be so retained thereafter.
3.
No plant, machinery or other equipment shall be installed and/or used within the building on the site until it has, where necessary, been insulated with sound proofing materials so as to ensure that noise emitted from the site shall not thereafter exceed : 50 dB LAeq (1 hour) from 0700 hours - 2000 hours Monday to Friday and 0800 hours and 1300 hours on Saturdays and shall not exceed 35 dB LAeq (1 hour) at any other time, as measured on the boundary of the site. These insulation measures shall be retained at all times.
4.
No plant, machinary or other equipment shall be installed or used outside of the building on the site, or work undertaken outside of the building on site, other than the transport of goods and materials to and from the building, and activities in connection with the repair and maintenance of the building.
5.
The development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
6.
This permission shall relate to the servicing and repairs of light vehicles only, unless otherwise agreed in writing with the Local Planning Authority.
7.
This permission shall relate to a general industrial B2 use only, and shall at no time be used for B8 purposes. Unless otherwise agreed in writing with the Local Planning Authority.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.00 - 07
Application No:
06/00548/COU

Ward:
 Todmorden



  Area Team:
 Upper Calder


Proposal:
Change of use from woodworking machinery sales centre to motorcycle sales including end of vehicle life works (Retrospective)
Location:
Crow Carr Ings Mill   Vale Street  Todmorden  OL14 5HG  
Applicant:
RS Motorcycles (Halifax) Ltd
F.a.o. Mr R Scholfield  Crow Carr Ings Mill   Vale Street  TODMORDEN OL14 5HG
Recommendation:
Permit
Policy Implication:
 



EP NP TP 


Head of Engineering Services Request:

$  


Departure:





No
Parish Council Representations:


Yes No Objections
Representations:
 
  
 
       
Yes

Consultations:
Environmental Health Services - Pollution Section 
Engineering Services - Network Section 
Environment and Regeneration Group 
Todmorden Town Council 
Parish/Town Council Comments

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

Todmorden Town Council - “Members recommend approval”.

Description of Site and Proposal

Crow Carr Ings Mil is a large single storey former mill located within a mixed use area of Todmorden just east Burnley Road.

The retrospective proposal relates to the use of half the mill for motorcycle sales and end of vehicle life works.  The staff and goods entrance is from Vale Street with the customer entrance from Eagle Street.

Relevant Planning History

02/00116/FUL - New pedestrian entrance on Vale Street to serve office area. Permitted 03.05.2002

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	E4 – employment site selection and development criteria



	PPG No
	Planning Policy Guidance 4: Industrial, commercial development and small firms

	UDP Designation (adopted and DRUDP)
	Primary Employment Area 

Wildlife Corridor

	UDP Policies
	E1 - Primary Employment Areas 

N5 - Design, layout and crime prevention 

N92 - Development causing noise pollution 

T3 - Design of highways and accesses 


Publicity/ Representations:

The application was publicised with a site notice and neighbour notification letters.  Six letters of objection were received, which are summarised below.

Summary of points raised:

· The customer door opens outwards and blocks the pavement.

· Customers park their motorbikes and cars on the pavement when using the customer access.

· There is no customer parking, and on street parking has increased.

· The water from the washing of bikes runs onto the road and in winter freezes.

· The metal barriers around the roof are unsightly.

· The ELV license does not specify just motorcycles.

Assessment of Proposal

Principle of development 

The site is located within a Primary Employment Area in the adopted and Draft Replacement Unitary Development Plans, but is surrounded on three sides by Primary House Areas.  Within such areas Policy E1 supports proposals for employment generating uses providing it does not cause unacceptable environmental, amenity traffic or other problems, its accessible by public and private transport and consistent with other UDP policies.

The principle use would be for motorbike sales, which is a sui generis use (it does not fit into any of the defined Use Classes).  There is no permitted change from a sui generis use without first applying for planning permission, and therefore no other retail use could take over the building in the future without first applying for permission.

 While the majority of the use of the building does not fall within Classes B1 (business) to B8 (storage and distribution) it would create 5 full time jobs and 1 part time job and therefore in terms of the impact on the supply of employment resources the proposal is considered acceptable within a Primary Employment Area.

In principle the proposal is considered acceptable subject to consideration to the more issues discussed below.

Residential Amenity

The Head of Environmental Health has not raised any objection to the proposal, subject to restricted opening times and sound insulation for any plant and machinery used on the premises to ensure that unacceptable levels of noise are not created and the proposal therefore complies with Policy N92.

The location is a mixed-use area, the present use of the premises generates noise from the motorcycle engines but there is limited machine noise.  A manufacturing use of the premises as the original use would have been could generate a far greater level of noise, the existing business is considered a more acceptable neighbour use than a more industrial process.

Subject to the above conditions the proposal is considered acceptable.

Highway Considerations 

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

The mill does not have any off street parking associated with it and in this respect is similar to many other older industrial premises in the area.  There are no parking restrictions in force on either Vale Street or Eagle Street.

At present customer access is a former fire exit door, which opens outwards onto Eagle Street.  Due to the internal arrangement of the building the end of life vehicles are taken into the mill via Vale Street.  Forklift trucks operate in this area, having customers using this access could create a potential conflict between customers and the operations in the workshop area and a potential health and safety issue.  

A condition to ensure the customer door is rehung to open inwards is considered necessary by the Head of Engineering Services to ensure that the footpath is not blocked.  The applicant is amenable to this and has also offered to place signs along Eagle Street to discourage customers from parking along this road.

Subject to a condition regarding the customer door, the Head of Engineering Services has not raised any objection to the application. 

Crime Prevention

Policy N5 requires the design of development to have regard to need to minimise the opportunities for crime. 

A fence has been placed along the roof at eaves height on the Vale Street frontage, and smaller pieces of fence in between the ridges of the roof facing Eagle Street, in order to prevent people from gaining access to the roof.  To Eagle Street the alterations are considered minimal with limited visual impact.  To Vale Street the streetscene is more industrial where the fence does not look out of place with industrial premises. 

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:

8th May 2006

Further Information

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

Julie Davies
(Case Officer) on Tel No:  392224

or Richard Seaman
(Senior Officer) on Tel No:  392248

Conditions 
1.
Unless agreed in writing by the Local Planning Authority the use of the premises shall be restricted to the hours from 08.30 to 18.00 Mondays to Saturdays and from 11.00 to 15.00 Sundays and Bank or Statutory Holidays.
2.
Within 30 days of this approval a scheme of sound insulation for any plant and machinery to be used on the premises shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall be implemented in full within 60 days of the date of the approval and shall be retained thereafter.
3.
Within 30 days of the date of this approval a scheme giving details of waste removal, storage and disposal shall be submitted to and approved in the writing by the Local Planning Authority.  The scheme shall be implemented within 60 days of the date of the approval and shall be retained thereafter.
4.
Within 30 days of the date of this approval the customer door to Eagle Street shall be re-hung to open inwards so as not to obstruct the highway and shall be so retained thereafter.
5.
The development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
KEY TO UNITARY DEVELOPMENT PLAN POLICY IMPLICATIONS
____________________________________________________________________________
GP
General Policies GP 1 to 6
EP
Employment Policies GE 1 & 2 and E 1 to 17
HP
Housing Policies GH 1 & 2 and H 1 to 17
NP
Environment  Policies GN 1 & 2 and N 1 to 119
CFP
Community Facilities Policies GCF 1 to 3 and CF 1 to 44
SP
Shopping Policies GS 1 & 2 and S 1 to 16
TP
Transport Policies GT 1 to 6 and T 1 to 42
MP
Minerals Policies GM 1 to 3 and M 1 to 20
WDP
Waste Disposal Policies GWD 1 & 2 and WD 1 to 11
Where an Asterisk is applied to a condition number, this indicates that the application of the condition will bring the proposal within Unitary Development Plan Policy.
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