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CALDERDALE METROPOLITAN BOROUGH COUNCIL

PLANNING COMMITTEE                                     

WARDS AFFECTED: MORE THAN THREE

Date of meeting:  11 April 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 11 April 2006

Time
     App No.               Location

   Proposal                        Ward
           Page No.

& No.


      
	
	
	
	
	
	

	15.00
	05/01651/FUL
	Unit 5

George Street

Mytholmroyd

Hebden Bridge

West Yorkshire
	Construction of general industrial ( class B2 ) building (replacement)
	Luddendenfoot


	7 - 12



	
	
	
	
	
	

	15.00
	05/01490/COU
	Land Rear Of

10 - 12 Ashville Croft

Pellon

Halifax

West Yorkshire
	Change of use of land to domestic garden including the construction of related structures (retrospective)
	Warley


	13 - 18



	
	
	
	
	
	

	15.00
	05/02536/FUL
	Todmorden Community College 

Burnley Road

Todmorden

OL14 7BX
	Construction of childrens play area in connection with a new Surestart childrens centre
	Todmorden


	19 -24



	
	
	
	
	
	

	15.00
	05/02115/FUL
	Garden Of

75 Blaithroyd Lane

Southowram

Halifax

West Yorkshire
	New house
	Town


	25 - 30



	
	
	
	
	
	

	15.30
	05/02442/FUL
	Former Salford Works 

Bramston Street

Rastrick

Brighouse

West Yorkshire
	Residential development of sixty two apartments with parking.
	Rastrick


	31 - 38



	
	
	
	
	
	

	15.30
	06/00023/CON
	Hallin Hall Water Treatment Works

Hollin Hall Lane

Wadsworth

Hebden Bridge

West Yorkshire
	Conversion of disused water pumping station to a single dwelling.
	Calder


	39 - 46



	
	
	
	
	
	

	15.30
	06/00041/FUL
	Princefield Nurseries

Carr House Lane

Shelf

Halifax

West Yorkshire
	Construction of 1286 metre square (sales area) neighbourhood food store and associated parking.
	Northowram And Shelf


	47 - 57




	
	
	
	
	
	

	15.30
	06/00061/FUL
	Land Adj

6 Oakleigh Avenue

Halifax

West Yorkshire
	Construction of new dormer bungalow with garage.
	Skircoat


	58 - 63



	
	
	
	
	
	

	16.00
	06/00132/COU
	19 Boothtown Road

Boothtown

Halifax

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


	64 - 69



	
	
	
	
	
	

	16.00
	06/00115/FUL
	Old Railway Goods Yard 

Sowerby Street

Sowerby Bridge

West Yorkshire
	Construction of format 25 class A1 retail store.
	Sowerby Bridge


	70 - 81



	
	
	
	
	
	

	18.00
	04/02715/FUL
	Land East Of High Trees

The Carriage Drive, Hoults Lane

Greetland

Halifax

West Yorkshire
	7 lifetime homes for retired, disabled, warden accommodation and adjacent woodland landscape area
	Greetland And Stainland


	82 - 88



	
	
	
	
	
	

	18.00
	06/00070/FUL
	Land Between Sycamore Close And

Woodhouse Grove

Mytholmroyd

Hebden Bridge

West Yorkshire
	Detached House
	Luddendenfoot


	89 - 95



	
	
	
	
	
	

	18.30
	06/00013/FUL
	Central Garage 

Oldham Road

Ripponden

Sowerby Bridge

West Yorkshire
	Mixed use residential and retail development comprising twenty four apartments and 360 metre square retail unit
	Ryburn


	96 - 103



	
	
	
	
	
	

	18.30
	06/00280/COU
	9 Hope Street

Hebden Bridge

West Yorkshire

HX7 8AG
	Change of use of ground floor to form retail shop.
	Calder


	104 - 109



	
	
	
	
	
	

	18.30
	05/00554/FUL
	Land Off

Regent Close

Brighouse

West Yorkshire


	Proposed residential development of two detached houses (amended design omitting plot 2)
	Elland


	110 - 117



	
	
	
	
	
	

	19.00
	06/00163/OUT
	Land At Whitehouse Farm

Holdsworth Road

Holmfield

Halifax

West Yorkshire
	Mixed use development of housing and commercial development including new access into adjoining fields and extension to curtilages at 46-64 Holdsworth Road  (Outline)
	Illingworth And Mixenden


	118 - 126



	
	
	
	
	
	

	19.00
	06/00172/FUL
	Land Rear Of

49 Halifax Road

Brighouse

West Yorkshire
	Proposed detached dwelling.
	Brighouse


	127 - 134



	
	
	
	
	
	



+      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:
05/01651/FUL

Ward:
 Luddendenfoot



  Area Team:
 Upper Calder


Proposal:

Construction of general industrial ( class B2 ) building (replacement)

Location:

Unit 5  George Street  Mytholmroyd  Hebden Bridge  West Yorkshire

HX7 5DT

Applicant:

D & J Sheard

Station Yard  HEBDEN BRIDGE  HX7 6JE  

Recommendation:
Permit

Policy Implication:
 



 


Head of Engineering Services Request:

$  

Departure:





No

Parish Council Representations:


N/A

Representations:
 
  
 
       
Yes

Consultations:

Engineering Services - Network Section 

Environment Agency 

Environmental Health Services - Pollution Section 

Local Planning and Policy Team - Mike 

Hebden Royd Town Council 

Group Engineer (Environment) Projects Team 

Description of Site and Proposal

The site is located to the south of Mytholmroyd town centre, with George Street accessed from New Road.  There are a mix of uses along the street, including housing, retailing and industry.

The proposal is to demolish an existing timber building, last used around 10 years ago as a joiner’s workshop and to replace it with a larger industrial building to be used for class B2 purposes (i.e. general industry). The footprint of the existing building is 55m2, with the proposal being that the new building would have a footprint of 80m2. The building is one of 5 units on either side of George Street, which are within the ownership of the applicant.

Relevant Planning History

Planning permission has twice been refused for residential development of the land immediately opposite the site on the other side of George Street, on the grounds that the development would unacceptably suffer from noise and fumes disturbance from existing industrial/commercial uses on the street (Applications 05/01161 and 03/01532).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	S4
Urban and Rural Design

E4
Employment site selection and


development criteria



	PPG No
	4
Industrial, Commercial Development 
and Small Firms



	UDP Designation
	Primary Employment Area



	Replacement UDP Designation
	Town Centre



	UDP Policies
	E1
Primary Employment Areas

N2
Compatibility with area’s character

N4
Design, layout and use of 
materials

N78
Development near watercourses 
and floodplains

N92
Development causing noise 
pollution

T3
Design of highways and accesses

T19
Car parking guidelines


Publicity/ Representations:

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

Summary of points raised:

· Impact on nearby houses

· Residents have had to put up with heavy traffic levels and noise 

· There is a right of way on George Street

Town Council Comments

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

Hebden Royd Town Council has no objection to the application.

Assessment of Proposal

Principle of Development

The site is allocated as a Primary Employment Area in the adopted Development Plan, and whilst it was initially intended to revise that allocation to Primary Housing Area in the first draft of the Replacement UDP, this was changed to a Town Centre allocation at the revised deposit stage following consultations, and the Inspector in her report on the Public Inquiry has agreed with that proposed allocation.  The adjoining land to the south, north and west is already within the town centre in the adopted UDP.

Policy E1 of the adopted Plan supports new development falling within classes B1 to B8 provided that there is no conflict with other relevant policies and therefore the proposal is considered to be acceptable in principle.  It is also considered that the proposal would be acceptable if the Town Centre allocation is confirmed as it is appropriate to have a mix of uses in the centre and a commercial use would be reflective of the historic pattern of the site and the range of uses along George Street.

PPG4 is also supportive of the beneficial use of under-used or derelict land in urban areas.

Residential Amenity
Policy N92 seeks to avoid development that would cause unacceptable levels of noise to nearby noise sensitive uses, such as houses, which is an issue raised by the objector.  There are houses both to the north, west and east of the building, although those to the east have other industrial buildings separating them from the site, with a distance of almost 50m achieved.  To the west the nearest properties are 35m away and to the north around 12m is achieved.

The Head of Environmental Health comments that this is a mixed use area with several industrial and commercial uses sandwiched between residential properties at both George Street and Dale View.  Given this background and the previous use of the existing building, which although derelict for a number of years could re-commence again at any time, it is considered that the proposal presents the opportunity to introduce some control into the use of the proposed building that would not exist with the existing building.  The Head of Environmental Health raises no objection to the application subject to conditions to control noise and emission levels, and to restrict the hours of use.

Layout and Design
The proposal is for a simple functional pitched roof building reflective of the proposed industrial use and would be an improvement on the derelict timber building that currently exists. The only issue of concern with the design is the proposed roller shutter door on the rear elevation which would open up onto a bank and towards nearby residential properties.  It is considered that visually this would be better as a solid elevation without the doors and the applicant is agreeable to the its omission, which is to be conditioned.

Materials are proposed as corrugated sheets for the roof and upper part of the walls with a blockwork plinth.  A breeze block finish is not considered to be acceptable as a design solution, notwithstanding the appearance of the existing building, and it has been suggested to the applicant that a painted rendered finish would be more appropriate, which again is to be conditioned.

Highway Considerations

Access to the site would be along George Street as existing.  The objector has pointed out that there is a right of way along the street, although this is not disputed and would not be affected by the development proposal.

The Head of Engineering Services has no objection to the application subject to a condition for a turning area for service vehicles and provision of parking for staff.

Flood Risk
Although a flood risk assessment was submitted with the application, the Environment Agency initially objected on the grounds that the assessment did not show how the development could be protected against flooding.  The applicant has subsequently submitted fresh information on this and the Agency is now sufficiently satisfied that it has withdrawn its earlier objection.

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: 23 March 2006

Further Information

Should you have any queries in respect of this application report, please contact in the first instance: -Roger Lee (Senior Officer) on Tel No: 392241
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
The development shall not begin until details of a scheme for surface water drainage works 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.
3.
The development shall not begin until details of a turning area for delivery vehicles and parking for staff have been submitted to and approved in writing by the Local Planning Authority. The details so approved shall then be provided before the development is first brought into use and shall be retained thereafter.
4.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the proposed facing and roofing materials (which shall include details of the external finish for the blockwork) 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.
5.
This permission shall not relate to the installation of roller shutter doors on the rear elevation.  Before the development begins revised details of the external appearance of this elevation shall be submitted to and approved in writing by the Local Planning Authority and the approved details shall be implemented in full before the development is brought into use and shall be so retained thereafter.
6.
Before the development begins details of a scheme to control noise emanating from the development shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall ensure that noise emitted from the site shall not exceed: 55 dB LAeq (1 hour)   from 0700 hours to 1900 hours, 40 dB LAeq (1 hour)   from 1900 hours to 2300 hours and 35 dB LAeq (1 hour)   from 2300 hours to 0700 hours on any day, as measured on  the boundary of the site. The scheme so approved shall, thereafter, be implemented in full before the development is brought into use and shall be retained thereafter.
7.
Unless otherwise agreed in writing by the Local Planning Authority the use of the premises shall be restricted to the hours from 8.00am to 6.00pm from Mondays to Saturdays, and the premises shall not be used at any time on Sundays and Bank or Statutory Holidays.
8.
The development shall not begin until details of measures to control emissions to the atmosphere likely to emanate from the proposed use within the site have been submitted to and approved in writing by the Local Planning Authority. These measures shall be implemented in full in accordance with the details so approved prior to the first occupation of the development and so retained thereafter.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 02
Application No:
05/01490/COU

Ward:
 Warley



  Area Team:
 Upper Calder


Proposal:
Change of use of land to domestic garden including the construction of related structures (retrospective)
Location:
Land Rear Of  10 - 12 Ashville Croft  Pellon  Halifax  West Yorkshire
Applicant:
Mr D Lumb
11 Ashville Croft  Pellon  HALIFAX  HX2 0QJ
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Recreation, Sport And Streetscene - Outdoor Recreation 
Description of Site and Proposal

The site lies within a residential area of Pellon, to the north of Halifax town centre.  It is an irregular shaped plot of land measuring approximately 0.18ha bounded by residential dwellings on Ashville Gardens, Ashville Grove, and Ashville Croft.  Vehicular access is gained to the site on its northern boundary off Ashville Grove.  The site was formerly owned by Pennine 2000 and is now in the private ownership of the occupant of 11 Ashville Croft.  The site has been developed from vacant land into a private domestic garden, and has several garden structures on the site.  There is a garage within the site accessed off Ashville Grove.  Pedestrian access into the site from the garden of 11 Ashville Croft has been formed to the south of the eastern boundary.

This application seeks the retrospective approval for the change of use of the land to domestic garden and the construction of the garden structures.
Relevant Planning History

None 

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	S3
Urban and rural renaissance

S3
Urban and rural design



	UDP Designation
	Primary Housing Area



	UDP Policies
	N2
Compatibility with area’s character

N4
Design, layout and use of materials

N6 
Privacy and daylight

N9
Development of vacant, degraded or 
derelict sites

T3
Design of highways and accesses

T19 
Car parking guidelines


Publicity/ Representations:

The application has been advertised with site notices and notification letters sent to near neighbours.  Two letters of objection have been received.

Summary of points raised:

· Increase in traffic and parking along Ashville Croft which is a private road

· Access has been formed from Ashville Croft into the site

· Parties have been held on the site causing nuisance

· Work was completed before planning permission granted

· The owner intends to charge for the use of the allotments

· A wooden structure has been erected attached to a private garden wall obstructing the view

· The site should only be used as a garden, not car parking

· Single private ownership of the site is unfair

Assessment of Proposal

Principle of development 

UDP policy N9 encourages new uses appropriate to the area on vacant, degraded or derelict sites.  This site was formerly vacant land in the ownership of Pennine 2000.  The development of the site into a private domestic garden in a Primary Housing Area is considered to be an appropriate use in this area.  The principle of the proposal is therefore acceptable.

Residential Amenity

Policy N6 of the UDP seeks to ensure that new development respects the privacy and daylighting of occupants of adjoining buildings.

Buildings constructed on this site are as follows:

4 x small greenhouses constructed along the northern boundary

2 x small garden sheds constructed to the northern boundary

1 x polytunnel located to the northern boundary

1 x domestic garage to the northern boundary accessed off Ashville Grove

1 x timber summer house with decking constructed to the southern side of the site

1 x aviary constructed to the southern boundary

None of the above buildings significantly affect the residential amenity of any of the surrounding dwellings.  The northern boundary is defined in the main by a 1.8m timber fence, the eastern boundary is a high stone wall and the western boundary again is a high timber fence with the dwellings on Ashville Gardens set up above the site.  The dwellings sited around the boundary have gardens between their rear elevations and the boundary fencing.  The property at 10 Ashville Croft has the high stone wall to its western boundary with the site.  The erection of the timber garden structure against this wall does not affect the privacy or daylight to this neighbouring dwelling.  The height of the structure does not, in any case, exceed the height of the wall.

In this case, it is considered that the proposal will not create any significant problems with regard to privacy and daylighting, it complies with policy N6 and is therefore acceptable.

Materials, Layout and Design

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

The change of use of the site to a domestic garden respects the established character of its surroundings, being residential in nature.  The various structures on the site are of standard design and materials, being timber garden sheds and glazed greenhouses.  The polytunnel is sheeted in semi-opaque plastic, and is acceptable in this location.  The timber summerhouse is painted blue with a dark pitched roof, with timber decking natural wood finish.  The aviary is treated timber with galvanised mesh.  The garage to the northern side is standard single garage with pitched roof and pebble dashed finish.  All the structures and buildings are considered acceptable in scale, form, design and materials with the proposal being acceptable in terms of UDP policy N2 and N4.

Highway Considerations

Policy T3 of the UDP expects the design and layout of highways and accesses to ensure the safe and free-flow of traffic in the interests of highway safety, with policy T19 concerned with car parking guidelines.  There is an existing vehicular access off Ashville Grove with the garage accessible from this point.  The Head of Engineering Services has been consulted and has no objection subject to a condition requiring two parking spaces to be provided within the site for the occupiers of and visitors to 11 Ashville Croft.
Other issues

In response to the concerns raised by the objectors not addressed above, please see the following points below. 

· The use of Ashville Croft is a private matter as it is a private road.

· The Council holds no records of any recent official public complaints regarding nuisance on the site.

· The owner of the site has forwarded information stating that the vegetable gardens are solely for his own use and no additional traffic is to be generated as a result of the development.

· The ownership of the site and the boundary walls is not a relevant planning consideration in the assessment of this application.

CONCLUSION

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



 Head of Planning and Regeneration

Date: 22 March 2006

Further Information

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

Beatrice Haigh
(Case Officer) on 01422 392201

or

Roger Lee
 (Senior Officer) on 01422 392241
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
Notwithstanding any details on the submitted plans, details of two off-street parking spaces within the site shall be submitted to and approved in writing by the Local Planning Authority prior to the first use of the approved garage.  These parking spaces are to be provided for the occupiers of and visitors to 11 Ashville Croft and shall be retained thereafter.
3.
No trade or business shall be carried on in or from the garage.
4.
The land and structures on the site shall be used for private purposes and no commercial or business use shall be operated at any time.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 03
Application No:
05/02536/FUL

Ward:
 Todmorden



  Area Team:
 Upper Calder


Proposal:
Construction of childrens play area in connection with a new Surestart childrens centre
Location:
Todmorden Community College   Burnley Road  Todmorden  OL14 7BX  
Applicant:
Adult & Community Learning
c/o Bradbury Associates  28 Henley Avenue  Thornhill  DEWSBURY
WF12 0JP
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


Yes No Objections
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Environment Agency 
Access Liaison Officer 
Todmorden Town Council 
Sport England 
West Yorkshire Archaeology Service 
Description of Site and Proposal

The site is the car parking area for the community college, which is situated towards the northern edge of the town centre.

The proposal is for the construction of a children’s play area in connection with a new Sure Start children’s centre located within the college building.  The application is accompanied by a Travel Plan.

Relevant Planning History

A planning application for this proposal was first submitted in 2005 (Application No 05/00143), but this was withdrawn. 

There has been a recent application for a canopy for the children’s centre, which was approved under delegated powers last month (Application No 05/02535).

The children’s centre itself does not require planning permission as the area where this is falls within the same use class as the use that preceded it within the building.

Key Policy Context:
	UDP Designation
	Town Centre

Wildlife Corridor



	Replacement UDP Designation
	Town Centre

Wildlife Corridor



	UDP Policies
	N78
Development near watercourses and 
floodplains

N92
Development causing noise pollution

CF33
Provision of day care facilities

T19
Car parking guidelines


Publicity/ Representations:

The application has been advertised with site and press notices as well as neighbour notification letters.  One letter of objection has been received from an occupant of one of the flats at Ridgefoot opposite the college.

Summary of points raised:

· Effect of noise on residents

· Potential use in the evenings by other children/youths

Town Council Comments

The 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:

“Members recommend approval”

Assessment of Proposal

Principle of Development

This proposal relates to a use within the town centre and the construction of a children’s play area is considered to be an appropriate form of development in principle in such a location.

As the proposal is inextricably linked with the children’s centre, policy CF33 is relevant and this policy is supportive of proposals that provide day care for children.  This is though subject to the development creating no unacceptable amenity, environmental, traffic or other problems and these issues are explored below. 

In addition the play space should be adequate for the proposed use and it is intended to provide an area of 123m2. The children’s centre would cater for a maximum of 30 children aged between 0-5 although the applicant expects that no more than 16 children would  use the area at any one time.  Given that it is intended that the use of the play area would be split into different times between age groups and the size has been reduced to address residential amenity concerns (see below), the extent of it is considered to be satisfactory.

Residential Amenity

The closest properties to the site would be the sheltered flats occupied by elderly residents at Ridgefoot, which are 20m to the north and where main aspects face towards the play area. The objector has raised concerns about noise nuisance from the use of the play area.

The scheme has though been amended from the previous application with the play area reduced considerably in size, with the earlier scheme resulting in it being just 9m from Ridgefoot.  This amendment allows parking as well as service vehicular access to continue in the area between Ridgefoot and the play area.  This, along with the extra distance achieved, provides a satisfactory buffer from the proposed play area and reduces any noise disturbance to a satisfactory level, such that there is no conflict either with policy CF33 or N92.  The Head of Environmental Health has no objection to the application.

The applicant has advised that children will be supervised at all times by nursery staff whilst using the play area and its size only lends itself to use by limited numbers at any one time.

Highway Considerations

The previous application suggested a reduction in parking from 40 spaces to 11, which the Head of Engineering Services could not support and this was the main issue in the objections that were received at the time from members of the public.

The existing allocated parking spaces have been surveyed by the applicant and it is agreed that there are 29 spaces at present as opposed to the 40 originally indicated. However, 13 of these spaces are on land within the highway and are therefore not controlled by the applicant, leaving 16 within the site.  The current scheme re-arranges the existing layout to accommodate the play area, but now proposes 29 spaces, so there would be no actual loss of provision.  However, 9 of these spaces are on highway land with the remainder within the site, which represents an improvement on the existing arrangements.

The Head of Engineering Services has no objection to the proposals subject to conditions.  The applicant has ensured that vehicular access is maintained to Ridgefoot both for visitors and emergency services, with an ambulance bay formally set aside.

Other Issues

The objector has raised concerns about the potential misuse of the play area outside operational hours.  The applicant advises that there will be a 1.8m high fence enclosing the play area, which will prevent any vandalism.  Also, there is no intention to provide permanent outdoor equipment, such as swings and slides, which could attract potential misuse. All equipment would be brought inside the building at the end of each day.

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: 23 March 2006
Further Information

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

Roger Lee (Senior Officer) on Tel No: 392241
Conditions 
1.
The development shall be carried out in accordance with the approved flood risk assessment dated 3 November 2005 and shall incorporate all the proposed mitigation measures into the development.
2.
The development shall not commence until a scheme for the provision of an emergency egress and evacuation arrangement has been submitted to and approved in writing by the Local Planning Authority. The details so approved shall be implemented in accordance with an agreed programme and shall thereafter be retained.
3.
Before the development begins details of a scheme showing the layout of the highway at Queen Street, including surfacing and drainage, shall be submitted to and approved in writing by the Local Planning Authority.  The approved details shall be fully implemented before the development is brought into use and shall thereafter be retained.
4.
Before the development hereby permitted is first brought into use, the parking areas shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
5.
This permission shall relate to the application as amended by the revised plan received by the Local Planning Authority on 7 February 2006.
6.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
7.
The development shall not begin until details of the proposed fence (including height and materials) which will enclose the play area have been submitted to and approved in writing by the Local Planning Authority. The details so approved shall then be provided in full prior to the first use of the play area and shall thereafter be retained.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.00 - 04
Application No:
05/02115/FUL

Ward:
 Town



  Area Team:
 Lower Calder


Proposal:
New house
Location:
Garden Of  75 Blaithroyd Lane  Southowram  Halifax  West Yorkshire
HX3 9PS
Applicant:
Mr & Mrs R W Kaye
c/o Manor Building Services  3 Milner Close  Greetland  HALIFAX 
HX4 8JZ
Recommendation:
Mindful To Permit - Refer to Office Deputy Prime Minister

Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





Yes
Parish Council Representations:


N/A
Representations:
 
  
 
       
No
Consultations:
Group Engineer (Environment) Projects Team 
Environmental Health Services - Pollution Section 
Engineering Services - Network Section 
Environment Agency 
Description of Site and Proposal

The site is situated within the village of Southowram and is at the southern end of Blaithroyd Lane. The site is surrounded by residential properties to the north and north west of the site and there is farmland to the south.

The site is within the garden of the existing dwelling at 75 Blaithroyd Lane, which is a bungalow, which is at the top of a slope. 

The proposal is for a two storey dwelling, to be positioned adjacent to the bungalow. Due to the different levels within the site, the ground floor of the bungalow will be on the same level as the first floor of the house.

Relevant Planning History

None

Key Policy Context:
	Regional Spatial Strategy 

For Yorkshire and the Humber
	H1
Distribution of additional housing

H2
Sequential approach to the allocation 
of housing



	PPG No
	3
Housing



	UDP Designation
	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

N4
Design, layout and use of materials 

N6
Privacy and daylight

N105
Retention of the Green Belt

T3
Design of highways and accesses

T19
Car parking guidelines


Publicity/ Representations:

The application has been publicised by a site and press notice, and neighbour notification. Two letters of objection have being received.

Summary of points raised:

· The proposed access would have to be via a bridleway, which is totally unsuitable for this purpose.
· Trooper Lane already has too much traffic.
· Trooper Lane should be made one way, as there is often head on meetings between vehicles.
· The Cobbled road, is never maintained and is in a poor state of repair due to heavy use of traffic.
· The proposal would exacerbate the existing problems in the area.
Assessment of Proposal

Principle

The site is situated within an area designated as Green Belt, in the adopted Calderdale Unitary Development Plan. In Green Belt areas there is a general presumption against inappropriate development such as the construction of a new dwelling.

However the designation of the site has being changed in the proposed Replacement UDP so that it is now allocated as a Primary Housing Area. As there has been no objection to the new allocation, the Primary Housing Area designation carries significant weight in the assessment of the proposal. Within Primary Housing Areas policy H4 of the adopted UDP and policy H2 of the Draft Replacement UDP, support proposals for new housing provided that there are no unacceptable environmental, traffic, amenity or other problems created and the quality of the housing area is not harmed, and wherever possible is enhanced.

Notwithstanding the support from the UDP, PPG3 along with the Regional Spatial Strategy are also material considerations in the assessment of an application of this nature. PPG3 places a strong emphasis on new housing development taking place on previously developed land as opposed to greenfield land. The land relating to this application is part of the residential curtilage of 75 Blaithroyd Lane and therefore is considered to be previously developed.

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

In view of all the above policies the application is therefore considered to be supported in principle. 

Density

The application site has an area of 0.033 hectares, and proposes the construction of one dwelling, this would work out at a density of 33 dwellings per hectare.  PPG3 states that a preferable density is of 30 to 50 dwellings per hectare. 

Therefore the proposal meets the density requirements of PPG3.

Residential Amenity

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

The dwelling would be constructed on land that is at a significant lower level then the existing bungalow, sitting mainly at the existing ground level of the bungalow to the immediate north of the site.

The main facing aspect would be on the north elevation, which would be adjacent to a private access route. The main aspect windows would be 26 metres away form the bungalow immediately opposite. This distance is in excess of the minimum 21m requirement in the UDP. There would be no overshadowing of the existing bungalow opposite due to the topography of the land

The south elevation would face the side elevation of the bungalow at No 75 at close quarters at a distance of 2.2 metres, with a subsidiary secondary window in the side of No 75. 

Although there is a significant shortfall of 6.8 metres on the standards recommended in policy N6 for secondary to side relationships, the side kitchen window is not the only one serving that room in No 75 as there is another window on its east elevation.  Also, the proposed development would be to the north of No 75 and would be of a single storey appearance on this elevation. In the circumstances and subject to no windows being formed in the south elevation of the proposed dwelling, it is considered that no harm would be caused to the privacy or amenity of No 75 and as such the shortfall can be accepted.

There are no issues with any of the other elevations.

Design and materials

Policy N2 of the UDP states that development must respect its surroundings in terms of scale, siting, and form. The surrounding houses consist of a mixture of types of two-storey dwellings and bungalows. Most of the houses are constructed out of stone and stone slates, and the applicant has stated that matching materials would be used.

Therefore, the proposal meets the requirements of policies N2 and N4 of the UDP.

Highways Considerations

Policy T3 of the UDP seeks to ensure that a safe and adequate access is created in development. The means of access for this proposal would be from a public right of way, however, the Head of Engineering Services is satisfied that the proposal meets the requirements of policy T3 and policy T19, and raises no objection.

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, with the exception of policy N6 where it is considered material considerations justify an exception to policy. 

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 29 March 2006

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

Gina Buckle
(Case Officer) on Tel No:  392257

or

Roger Lee
 (Senior Officer) on Tel No:  392241
Conditions 
1.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the 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.
2.
No surface water shall be connected to the public combined sewer either directly or indirectly without the written approval of Yorkshire Water.
3.
Details of the surface water drainage for the development shall be submitted for Local Planning Authority's written approval prior to commencement.  The details so approved shall be implemented prior to the first occupation of the development and retained thereafter.
4.
Surface water and foul drainage shall be separated on site and if Yorkshire Water consent to discharge surface water is obtained they shall be inter-connected in a chamber at the site boundary before discharge to sewer.
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 south elevation of the dwelling without the prior written permission of the Local Planning Authority.
6.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
7.
This permission shall relate to the application as amended by the revised plan received by the Local Planning Authority on 13 February 2006
8.
The development shall not begin until details of the treatment of the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwelling and shall thereafter be retained.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.30 - 01
Application No:
05/02442/FUL

Ward:
 Rastrick



  Area Team:
 Lower Calder


Proposal:
Residential development of sixty two apartments with parking.
Location:
Former Salford Works   Bramston Street  Rastrick  Brighouse  West Yorkshire
HD6 3AA
Applicant:
Salford Works
c/o Cartwright Pickard Architects  14 Foundry Street  Round Foundry  LEEDS
LS11 5QP
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 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Environment Agency  
Education Services 
Housing Services 
West Yorkshire Police ALO 
West Yorkshire Passenger Transport Exec 
Yorkshire Water Services Ltd 
Environment and Regeneration Group 
Recreation, Sport And Streetscene - Outdoor Recreation 
Description of Site and Proposal

The site is prominently located at the junction of Thornhill Road and Bramston Street in a mixed residential and commercial area and comprises works building and a relatively flat yard area. A small part of the site beyond the yard rises steeply to the north and west up to a grassed amenity area containing play equipment. 

The proposal is for an amendment to a permitted scheme for a six-storey block of flats with an innovative design curved on the western side to reflect the shape of the site and incorporating a bold design using stone, glass, timber and render materials. The building would have parking within its ground floor with access from Bramston Street. A courtyard garden would occupy the space above the parking area. 

The proposed changes to the permitted scheme relate to the third, fourth and fifth floors at the southern end of the building and would increase the number of units from the approved 58 to 62. This change results from customer preferences for smaller one-bedroom properties.

Relevant Planning History

In June 2005 planning permission was granted for a six-storey block of 58 flats with 59 parking spaces (application 04/00538). A commuted sum was accepted in lieu of on site affordable housing provision.

Key Policy Context:

	Regional Spatial Strategy                  

for Yorkshire and the Humber
	S3
Urban and Rural Renaissance

S4 
Urban and Rural Design

H1 
Distribution of Additional Housing

T2 
Public Transport Accessibility



	PPG No.
	3
Housing

13 
Transport

	
	

	UDP Designation
	Primary Housing Area

Open Space in the Urban Area

(NB same allocation in Draft Replacement UDP)



	UDP Policies
	H4
Primary Housing Areas

N19 
Protected open spaces

T3 
Design of highways and accesses

T19 
Car parking guidelines

N2 
Compatibility with area’s character

N4 
Design, layout and use of materials

N6 
Privacy and daylight

N93 
Resistance to noise sensitive uses near 
noise sources


Publicity/ Representations:

The application has been publicised by site notices and neighbour notification letters. 3 letters of objection have been received.

Summary of points raised:

· Concern about the access to and from Bramston Street during peak traffic periods

· There is a children’s nursery opposite the site which creates additional parking and traffic circulation problems

· The proposed 59 parking spaces is insufficient to serve 62 apartments some of which have 2 or 3 bedrooms

· There is already queuing traffic at peak times and the proposal would make the situation worse

· The building materials are inappropriate in an area where the predominant material is natural stone

· The style of architecture is out of keeping with the surrounding area

Assessment of Proposal

Principle of Development

There is no significant change in circumstances since planning permission was granted for the block of 58 flats. 

The majority of the site is located in a Primary Housing Area on the UDP with the northern tip within the wider open space area north and west of the site. UDP Policy H4 states that the Council will support proposals for new housing in Primary Housing Areas provided no unacceptable environmental, amenity, traffic or other problems are created and the quality of the housing area is not harmed and wherever possible, is enhanced. These issues are assessed in detail below. 

The development of that part of the site within the Open Space area must be assessed against the criteria set out in UDP Policy N19. This states that development will only be permitted where it does not cause significant harm to the open space character, appearance and function of the site in respect of public views and vistas, landscape features and recreational uses. The land is a small piece of sloping grassland, which is fenced off from the rest of the open space. It therefore, has no recreational function and no known landscape or ecological function. With regard to views and vistas, the view beyond the land is of the rear of a commercial building and a railway bridge. It is not, therefore, considered that the function of the open space is to provide views of the wider area. Overall, and subject to the issues discussed below, it is considered that the development is acceptable in principle.

As a previously developed site, the development would accord with the principles of PPG3. The site is also in a sustainable location in easy walking distance of the town centre and local facilities.

Education

Education Services confirm that the development would be expected to generate 3 primary pupils and 2 secondary pupils and that there are sufficient places available.

Affordable Housing

The original planning permission for 58 apartments was granted subject to a legal agreement related to affordable housing and the Council accepted a commuted sum instead of on-site provision as the contribution. In relation to the amended scheme, planning permission would be subject to the re-calculation of the commuted sum and a new legal agreement.

Highway Considerations
The site was previously used by electrical contractors and involved a substantial number of commercial vehicle movements from the existing access at the junction of Thornhill Road and Bramston Street. 

The access and parking proposals are unchanged from the original scheme. The application proposes an improved two-way access from Bramston Street and Scotty Croft to a 59-space ground floor car park occupying almost all of the site area. The ground floor area would also provide a 20-space cycle store, bin store and lay-by for a refuse collection vehicle. A security roller shutter door would control access to the car park. 

The Head of Engineering Services notes that planning permission already exists for 58 flats on the site and that the current proposal for 62 flats will not have any further appreciable effect on the highway compared with this. There are 59 proposed parking spaces to serve the 62 flats which is slightly less than the provision in the permitted scheme. It is not considered, however, that strong grounds exist to insist on more parking given the creation of smaller units, the site’s location close to the town centre and the advice in PPG’s 3 and 13.

Materials and Design

The design is largely unchanged from the previous planning permission but includes internal reorganisation to create the extra apartments and the deletion of the shared lobbies to the apartments (on the advice of the West Yorkshire Police Architectural Liaison Officer).

The overall scheme proposes a bold modern design on this gateway site located on one of the major accesses to Rastrick. The six-storey building would curve around the eastern part of the site following the boundary with Thornhill Road with external walkways to the flats. On the western side the building would curve around a communal garden area constructed above the car park and would incorporate private garden areas for those flats on the first floor and balconies for the flats on the floors above. 

To compliment the innovative design, the proposed materials are a mixture of traditional and modern including natural stone at ground floor level, glazing, render and timber cladding. Whilst the predominant material in the area is natural stone, it is not considered that the locality has any significant architectural merit or outstanding visual character and no objections are made to the proposed design or materials with regard to UDP Policies N2 and N4. The design is considered to be a commendable attempt to provide an exciting landmark building, which may aid the regeneration of Rastrick and the wider Brighouse area.

Crime Prevention

The West Yorkshire Police Architectural Liaison Officer has been in consultation with the applicants since the original permission was granted and supports the application. A concern is raised, however, about the possible crime implications of on-street car parking given the number of flats compared with the number of parking spaces. Such a concern was also relevant to the permitted scheme, however, and may be a consequence of attempts to reduce the general reliance on private motor vehicles by providing fewer on-site parking spaces. In this case, it is considered that the predominance of one-bedroom apartments and the site’s location near to the town centre will make the development attractive to non-car owners.

Residential Amenity

The impact on nearby dwellings is unchanged from the permitted scheme.

There are existing dwellings to the west of the site. The nearest is at Scotty Croft adjacent to the proposed access. The building has a gable elevation facing the application site with no windows at ground floor level and two small windows at first floor level. A blank gable in the proposed building would face the house at a distance of 9 metres which is acceptable for a secondary to side aspect relationship. 

Further to the west are houses at a higher level on George Street and George Terrace. All are over 40 metres from the nearest window or balcony in the proposed building and the submitted section shows the building lower in height than the nearest building on George Terrace. Overall, the development is considered to have an acceptable relationship with nearby houses and the scheme complies with UDP Policy N6.

The Head of Environmental Health has no objection to the details of the development subject to a number of conditions. Due to the proximity to busy roads and the railway line noise attenuation measures would be necessary. Subject to these the proposal is considered acceptable with regard to Policy N93. The bin store would be located inside the building at ground floor level and would have no impact on nearby dwellings.

Open Space

The scheme includes the provision of an open space deck over the ground floor car park on the inside of the building’s curve. As with the previous scheme, this is considered an acceptable open space provision and no further contribution is required.

CONCLUSION

The proposal is considered to be acceptable subject to conditions and a legal agreement in relation to affordable housing. The recommendation to grant planning permission has been made because the development is in accordance with the policies and proposals in the Calderdale Unitary Development Plan set out in the ‘Key Policy Context’ section above and there are no material considerations to outweigh the presumption in favour of such development.
Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 16 March 2006
Further Information

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

Paul Akroyd
            (Case Officer) on Tel No:  392229

or

Roger Lee
            (Senior Officer) on Tel No:  392241
Conditions 
1.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the 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.
2.
Prior to the first occupation of the dwellings hereby permitted, details of the finishes and colour of all surfacing materials, including those to access driveways, forecourts, parking/turning areas etc. shall have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with those approved details and shall be so retained thereafter.
3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no windows or other openings shall be formed in the south-west elevation without the prior written permission of the Local Planning Authority.
4.
The development shall not begin until details of the treatment of the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of any flat and shall thereafter be retained.
5.
The development shall not begin until details of measures to ensure that the noise level due to railway noise within any dwelling with the windows closed shall not exceed 45 dB LAeq (1 hour) from 0700 hours to 2300 hours and 35 dB LAeq (1 hour) from 2300 hours to 0700 hours have been submitted to and approved in writing by the Local Planning Authority.  These measures shall thereafter be implemented in accordance with the details so approved prior to the first occupation of each dwelling and shall be retained thereafter.
6.
The development shall not begin until details of measures to ensure that the L A10 (18 hour) within any dwelling unit with the windows closed shall not exceed 40dB have been submitted to and approved in writing by the Local Planning Authority.  The measures so approved shall then be implemented in full prior to the first occupation of each dwelling and shall be retained thereafter.
7.
Unless otherwise agreed in writing by the Local Planning Authority, no building or other obstruction shall be located over or within 3 (three) metres (225 pipe) and 5 (five) metres (450 pipe) either side of the centre line of the sewer which crosses the site.
8.
The site shall be developed with separate systems of drainage for foul and surface water on site.
9.
No development shall take place until details of the proposed means of disposal of surface water drainage, including details of any balancing works and off-site works, have been submitted to and approved by the Local Planning Authority.
10.
Unless otherwise approved in writing by the Local Planning Authority, there shall be no piped discharge of surface water from the development prior to the completion of the approved surface water drainage works.
11.
All areas to be used by vehicles shall be surfaced, sealed and drained so that surface water does not drain onto the public highway.
12.
Parking spaces shall be provided and marked out before the development is occupied and shall be retained for this purpose.
13.
Any redundant vehicular accesses along the Thornhill Road and Bramston Street frontages shall be reinstated to full footway construction  before the development is occupied.
14.
The vehicular access to the flats from Bramston Street shall be provided with footways to either side of at least 1.5 metres in width.
15.
No development shall take place until revised details of the design of the junction of the vehicular access from Bramston Street has been submitted to and agreed in writing by the Local Planning Authority.  The revised details shall include the deletion of the lay-by for refuse collection vehicles, relocation of the pedestrian refuge in Bramston Street and dropped crossings at the junction and on both sides of Bramston Street at the relocated refuge position, with any associated redundant dropped crossings reinstated to full footway construction.  The details so agreed shall be implemented in full before the development is brought into use.
16.
The cycle store (which shall be capable of accommodating motorcycles) shall be provided before the development is occupied and shall be retained thereafter.
17.
No development shall take place until details have been submitted to and agreed in writing by the Local Planning Authority of means of preventing mud and dirt being deposited on the highway.  The details so agreed shall be kept in place and operational for the duration of the construction phase unless otherwise agreed in writing by the Local Planning Authority.
18.
No development shall take place until details and a programme of implementation have been submitted to and agreed in writing by the Local Planning Authority of retaining works and safety barriers to support and protect the footway to Bramston Street and Thornhill Road during the construction phase, and details of permanent retaining structures to support the footways for the completed development.  The details so agreed shall be implemented in accordance with the agreed programme for the construction phase and the permanent structures shall be in place before the development is occupied.
19.
Before the development commences full details of the measures to be taken to ensure that the development is constructed in accordance with Secure By Design Principles shall be submitted to and approved in writing by the Local Planning Authority.  The development shall thereafter be constructed in accordance with such details and retained as such thereafter.
20.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
15.30 - 02
Application No:
06/00023/CON

Ward:
 Calder



  Area Team:
 Upper Calder


Proposal:
Conversion of disused water pumping station to a single dwelling.
Location:
Hallin Hall Water Treatment Works  Hollin Hall Lane  Wadsworth  Hebden Bridge  West Yorkshire
HX7 2AL
Applicant:
Keyland Developments Ltd
c/o Above & Beyond Architecture  C/o Michael Owens  The Media Centre  7 Northumberland Street
HUDDERSFIELD
HD1 1RL
Recommendation:
Permit
Policy Implication:
 



HP NP TP 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


Yes Objections
Representations:
 
  
 
       
Yes
Consultations:
Building Consultancy 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Environment Agency 
Group Engineer (Environment) Projects Team 
Wadsworth Parish Council 
West Yorkshire Ecology 
West Yorkshire Archaeology Service 
Description of Site and Proposal

The site comprises a flat roofed stone building adjacent to an underground reservoir located within Hardcastle Crags. It is bounded on all sides by groups of trees with the nearest residential property being located approximately 30 metres to the north east of the building. Access to the site is via an unmade track serving the wider Hardcastle Crags area.

The proposal seeks planning permission for the conversion of the existing disused pumping station building to a residential dwelling. The existing openings will be utilised and it is proposed to incorporate a raised glazed roof to allow light to the internal mezzanine floor. A glazed extension is also proposed on the southern elevation.

Relevant Planning History

None 

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1
Distribution of additional housing

H2
Sequential approach to the 
allocation of housing land

H4 
Housing size, type and affordability



	PPG No
	2
Green Belts



	UDP Designation
	Green Belt

Special Landscape Area

Wildlife Corridor



	UDP Policies
	H1 
Layout and design

H11 
Change of use

N2
Compatibility with area’s character

N4
 Design, layout and use of materials

N6 
Privacy and daylight

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

N59 
Wildlife Corridors

N95 
Contaminated land

N102 
Agreements to pollution Control

N105 
Retention of the Green Belt

N116 
Special landscape Areas

T3 
Design of highways and accesses

T19 
Car parking guidelines

	
	


Publicity/ Representations:

The proposal has been advertised by a site notice and neighbour notification letters. 2 letters of objection have been received.

Summary of points raised:

· Nobody has discussed the proposal with the National Trust

· The access to the site is owned by the National Trust and nobody has asked their permission to use the road for additional residential purposes

· There would be an increase in traffic on a daily basis along a bridleway along which people regularly walk

· The maintenance of the track would increase due to the additional traffic using it

· Impact on the privacy of the neighbouring property

· Poor access to the site

· Problems with the existing septic tank not being big enough to accommodate an additional dwelling  

· Impact on the pressure of the water supply

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 comment as follows:

‘Objection on the grounds that the design is totally inappropriate for Hardcastle Crags’.

Assessment of Proposal

Principle of development
The site is located within the Green Belt as identified in both the adopted and proposed Replacement Unitary Development Plans and as such policies N13 and N105 are appropriate. Policy N105 states that there will be a general presumption against inappropriate development, i.e. development harmful to the Green Belt. However, it does allow for certain types of development within such areas including, amongst other things, the re-use of buildings. Policy N13 supports the re-use and adaptation of buildings in the Green Belt provided that, amongst other things, the form, bulk and general design of the buildings are in keeping with their surroundings, the buildings are of permanent and substantial construction and are capable of conversion without major or complete reconstruction, and, the conversion does not have a materially greater impact than the present use on the openness of the Green Belt.

PPG2 reiterates this advice.

In principle the proposal is considered to be acceptable.

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

The site is located in a position whereby the nearest residential property is approximately 30 metres to the north east. Therefore the distance between the elevations more than satisfies the guidance contained in policy N6 and as such the residential amenities of the occupiers of either the existing or proposed properties will not be adversely affected.

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

The building is flat roofed and of stone construction. There are currently limited openings in the elevations and these will be reused with the design of the window styles being the only alteration. Building Control Services have stated that the walls appear to be in good condition and the conversion would require minimal, if any, rebuilding. As such it is considered that the building is capable of conversion without major or complete reconstruction. 

However, in its current form the building is relatively bland in architectural terms mainly due to its former use as a water pumping station. Internally the floor is sunk below the external ground floor level. In order to be able to create an adequate amount of internal accommodation the applicant proposes a mezzanine floor to house 2 bedrooms and 2 bathrooms. This will result in the existing roof being removed and a glazed structure with solid roof being constructed. This will project above the existing parapet wall and will therefore be more visually prominent from within the grounds of the building. It is also proposed to put a single storey, flat roofed glazed viewing room on the southern elevation. However, due to the sites location in that trees adjoin all the boundaries and views of the building surrounding it are difficult, it is not considered that the design of the scheme would have a detrimental visual impact on either the Green Belt or Special Landscape Area.

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

The site is accessed via a driveway from an unadopted track to the east of the building that also serves the wider Hardcastle crags area. The driveway also serves the adjacent property to the east. The Head of Engineering Services has not raised an objection to the proposed access arrangements.

The curtilage of the site is considered large enough to be able to adequately accommodate 2 parking spaces together with a turning area thereby complying with policy T19. Whilst on the plans an area is shown as being the ‘preferred position of the garage’ no plans have been submitted for this. As such the area will be utilised as a parking area. Should the applicant wish to construct a garage within the curtilage a separate planning application will need to be submitted. Again the Head of Engineering Services has not raised any objection.

Trees and Landscaping
Policy N68 of the UDP seeks the retention of those trees that are healthy and which have or would have a clear public amenity benefit.

The site is located in a position whereby trees are located adjacent to all the boundaries and there are some small self-seeded trees within the site. Whilst some of the trees within the site will be removed these are not considered to be of any visual amenity value and there is no objection to their removal. The larger trees located adjacent to the boundaries of the site do have public amenity value and will be retained.

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

The applicant proposes to connect to the mains in relation to the water supply whilst a soakaway and septic tank will be provided for rainwater and sewage disposal respectively. Neither the Environment Agency nor the Head of Engineering Services has raised an objection to the proposal subject to appropriate conditions being attached to a planning permission.

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

A report has been submitted and considered by the Head of Environmental Health. The report does not consider contamination specifically in relation to the operative uses of the structure and the asbestos content of material used in the industrial premises. An inspection of the premises has identified that further investigation is required and as such an appropriate condition is requested.

Wildlife and Ecology

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

West Yorkshire Ecology have commented that they hold records of otters together with several species of birds listed under Schedule 1 of the Wildlife and Countryside Act 1981 (as amended). It is suggested that the timing of any works should be discussed with a suitably qualified person in order to avoid disturbance to bird species that may be nesting in or around the building. Whilst there is no record of any bats in the area it is recommended that a bat survey be carried out before any works are undertaken. Taking on board these comments appropriate conditions are incorporated within the recommendation.

CONCLUSION

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



 Head of Planning and Regeneration

Date: 22 March 2006
Further Information

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

Malcolm Joy (Case Officer) on Tel No:  392228

or

Roger Lee (Senior Officer) on Tel No:  392241
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
No demolition or development shall take place until the applicant, or their agents or successors in title, have secured the implementation of a programme of archaeological and architectural recording. This recording must be carried out by an appropriately qualified and experienced archaeological/building recording consultant or organisation, in accordance with a written scheme of investigation which has been submitted by the applicant and approved in writing by the Local Planning Authority.  
3.
Prior to the development commencing:
a. A contaminated land Phase I report to assess the actual/potential contamination risks at the site shall have been submitted to, and approved in writing by, the Local Planning Authority .
b. Should the Phase 1 report recommend that a Phase II investigation is required, a Phase II investigation shall be carried out and the results submitted to, and approved in writing by, the Local Planning Authority.
c. Should the Phase II investigations indicate that remediation is necessary, then a Remediation Statement shall be submitted to and approved in writing by the Local Planning Authority. The remedial scheme in the approved Remediation Statement shall then be carried out.
Should remediation be required, a Site Completion Report detailing the conclusions and actions taken at each stage of the works including an agreed scheme of validation works shall be submitted to, and approved in writing by, the Local Planning Authority prior to the first use or occupation of any part of the development hereby approved.
4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995, (or any order revoking and re-enacting that order) no development falling within Classes A-E of Part 1 of Schedule 2 of the said order shall be carried out without the prior written permission of the Local Planning Authority.
5.
Details of the foul and surface water drainage for the development shall be submitted to and approved in writing b ythe Local planning Authority prior to the development hereby permitted commencing. The details so approved shall be implemented prior to the first occupation of the development and shall be permanently retained as such thereafter.
6.
This permission shall relate to the application as amended by the revised plan received by the Local Planning Authority on 23 March 2006
7.
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.
8.
Unless otherwise agreed in writing by the Local Planning Authority the development shall not begin until a bat survey has been carried out by a properly qualified expert in accordance with a scheme of investigation which first shall have been submitted to and approved in writing by the Local Planning Authority. Thereafter the development shall be carried out in full accordance with any recommendations contained in the surveys.
SEE SITE LOCATION MAP ON WEB PAGE
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Ward:
 Northowram And Shelf



  Area Team:
 Lower Calder


Proposal:
Construction of 1286 metre square (sales area) neighbourhood food store and associated parking.
Location:
Princefield Nurseries  Carr House Lane  Shelf  Halifax  West Yorkshire
Applicant:
Lidl UK GmbH
Century House  1275 Century Way  Thorpe Park   LEEDS
LS15 8ZB
Recommendation:
Permit
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Consultations:
Group Engineer (Environment) Projects Team 
Environmental Health Services - Pollution Section 
Environment Agency 
Access Liaison Officer 
Environment and Regeneration Group 
Engineering Services - Network Section 
Bradford Met. Distrist Council 
Environmental Health Services - Pollution Section 
Description of Site and Proposal

The application relates to the site of an existing nursery (comprising of both horticulture and the sale of plants and related items) extending to some 0.69 hectares in area. The site is sandwiched between Carr House Road and Carr House Lane, adjacent to the boundary between the administrative areas of Calderdale and Bradford Councils. Whilst the surrounding area is predominantly residential in character, a number of commercial uses are also evident.

The proposal is for a neighbourhood food store of some 1588m2 gross (1286m2 net retail sales area). The store would be of single storey design with artificial stone facings and a pitched roof finished in grey concrete tiles. The store itself would be located on the western half of the site, with the bulk of the remainder of the site being used to accommodate a total of 101 off-street parking spaces. 

Relevant Planning History

None

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	SOC3
Retail and leisure facilities

	PPS no
	6
Planning for town centres 



	UDP Designation
	Primary Housing Area



	UDP Policies
	N2
Compatibility with area’s character

N4
Design, layout and use of materials

N6
Privacy and daylight

N68
Guidelines for protection and 
planting of trees

N69 
Planting of new woodlands and 
trees

N92
Development causing noise 
pollution

N102 
Agreements to control pollution 

GS1 
Town Centres

GS2 
Retail developments

S1 
Priorities for retail locations

S2 
Criteria for retail development

S14
Design of shopping development 
proposals

T3 
Design of highways and accesses

T19 
Car parking guidelines




Publicity/ Representations:

The application has been publicised with site and press notices, together with neighbour notification letters. 5 letters of objection have been received and 2 letters of support (including one bearing a total of 15 signatures).

Summary of points raised:

Comments in objection:

· Lack of need for the development

· Impact on residential amenity

· Parking and highway safety problems

· Reduction in property values

Comments in support:

· A discount super market would be good for business because staff and customers can pop in for essentials

· Development would benefit residents of the area and provide more choice

Assessment of Proposal

Principle of development
The site is designated as a Primary Housing Area in both the adopted and proposed Replacement Unitary Development Plans.  Policy H4 of the UDP establishes that where there is a need local community and shopping facilities that are ancillary to and support the residential area are acceptable in principle. The need for the facility is considered in the assessment below. 

Policies GS1, GS2, S1 and S2 of the UDP are of particular relevance to this proposal. Whilst acknowledging that the residents of Calderdale should be able to benefit from modern retail facilities, these policies establish the requirement to subject applications for retail development located outside town centres to the sequential test; to consider the impact of the development on the vitality and viability of existing town centres; and to considered the accessibility of the development by modes of transport other than cars. 

Since the adoption of the UDP in 1997, ministerial statements have established that the starting point for the consideration of retail developments outside town centres is an existence quantitative and qualitative need for the development. This requirement was carried forward in to the most recent government guidance on retail development in PPS 6, which also introduced a requirement to establish whether a proposal for retail development was commensurate in scale with the role of the centre to which it relates. The policies contained within the proposed Replacement UDP closely reflect the requirements of PPS6. These issues are considered in detail in the paragraphs below. 

Retail policy issues

The need for retail development

As indicated above there are quantitative and qualitative dimensions to retail need. However, government policy is clear that quantitative need is the more important factor. An assessment of quantitative need essentially involves establishing whether or not sufficient surplus expenditure exists within the store’s potential catchment area to support the turnover of the potential floorspace that would be created. 

The starting point for this assessment is to establish the store’s primary catchment area (i.e. the area from which the store will draw the majority of its trade). In this instance the applicant has identified a catchment that essentially takes the settlements of Queensbury, Clayton Heights, Buttershaw, Shelf and Northowram (note Bradford Council were consulted on the application, but have not commented to date). Given the scale and likely trading patterns of a store of this type, the suggested catchment is considered to be a realistic one. 

Having established the catchment area, the retail assessment then compares the projected turnover of the proposed store along with existing and committed retail space to projected expenditure within the catchment area. The data for this assessment is drawn from standard databases of information.      

Convenience goods retail expenditure capacity

	PCA (Primary Catchment Area)
	(£m)



	Expenditure within PCA at 2005
	37.601

	Turnover of existing floorspace at 2005 
	17.847

	Expenditure capacity at 2005 
	19.754

	Expenditure within PCA in 2008
	39.022

	Turnover of existing floor space in 2008
	18.035

	Expenditure capacity at 2008
	20.986

	Turnover of committed Tesco store (Queensbury) from with PCA
	8.108

	Expenditure capacity at 2008 (after commitment)
	12.880

	Turnover of proposed scheme from within PCA
	2.485

	Residual expenditure capacity at 2008
	10.396


Further to the above, Bradford Council is currently considering applications for a replacement Tesco store at Buttershaw and for additional Tesco floor space over above that already committed at Queensbury. In view of this the applicant was asked to consider what capacity would be available in the event of Bradford Council permitting both of their current Tesco applications. Under such circumstances the residual expenditure capacity at 2008 is forecast to be £3.771m.    

Overall it has been demonstrated that there is plenty of convenience goods surplus expenditure to support the proposed new store.  

The proposed floorspace would mainly be dedicated to the sale of food and other convenience items. However, in common with other stores of this type it is proposed to dedicate some 15% of the floorspace to the sale of comparison goods. Given that there is currently very little comparison goods shopping available within the catchment area, this modest level of comparison retailing does not present any concerns in terms on expenditure capacity.  

In relation to the qualitative need for the development, the key point to stress is that, whilst there is a Tesco store at Buttershaw, Shelf and Northowram have very limited shopping facilities. As such the proposed development will provide an accessible local shopping facility for the local population.

Overall it is considered that a quantitative and qualitative need exists for the development. 

Sequential assessment

Having established a need for the development, planning policy establishes that it is necessary to consider whether the development can be accommodated within a town centre, and if there are no suitable, available or viable town centre sites, whether the development can be accommodated on an edge of centre site. 

Shelf itself does not have a defined town centre area within the proposed Replacement UDP. However, the applicant has considered the local centres of Buttershaw, Queensbury and Northowram. The applicant’s methodology for carrying out the sequential assessment is set out in their retail study and is considered to be suitably robust. Having regard to the fact that a certain economy of scale is required to facilitate the type of “deep discount” retailing that forms the core of the applicant’s business, it is not considered that the retail need could realistically be accommodated on any sequentially preferable sites. 

Retail impact
The applicant has provided an assessment of the trading impacts of the proposed new store. In particular it is noted that:

· The proposed store would result in claw back of expenditure of approximately £0.9m of expenditure that it currently leaking from the catchment area

· £1.7m of the stores turnover would constitute expenditure diverted from existing stores and centres within the PCA

· £0.2m of the store’s turnover would be derived from stores currently trading outside the PCA

· The forecast impact on the turnover of the existing Buttershaw Tesco store would be in the region 4.8%, and the impact on the committed Tesco at Queensbury 3.1%

· The forecast impact on the Co-op in Queensbury is some 2.5%

· The forecast impact on other convenience retailers within Buttershaw, Queensbury, and Northowram is modest at 2.1%, 1.6% and 0.8% respectively

Having regard to the fact that convenience goods expenditure is forecast to grow by 3.8% between 2005 and 2008, these trading impacts do not give any cause for concern, and it is not therefore considered that the development will have an adverse impact on the vitality or viability of any local centres. 

Scale of development 

The proposed development is of a scale that would essentially provide a neighbourhood convenience shopping facility, and the store would not attract significant numbers of customers from beyond its local catchment. In view of this the store is considered commensurate with the role of the catchment area’s various local centres within the retail hierarchy. 

Accessibility
The site is located on a main road, within a residential area. There is good pedestrian access to the site from the neighbouring residential streets. The site is located on a frequent bus service connecting Halifax to Bradford, and there are bus stops immediately outside the site on the east and west bound sides of Carr House Road. 

Retail policy Conclusions  

· There is a need for the development

· The development could not be accommodated on any sequentially preferable sites

· The development would not have any unacceptable trading impacts

· The development is of an appropriate scale

· The development would be accessible by modes of transport other than the car.

In view of the above conclusions, the development complies with the requirements of national and local retail planning policy. 

Materials Layout and Design

The proposed store would be faced in artificial stone and roofed in concrete tiles. In principle these materials are considered to relate acceptably to the character of the area. 

The proposed development originally had a gabled roof to both the east and west elevations. However, this design generated concerns about the overbearing impact of the tall gable on the amenity of the occupants of the Vicarage immediately to the west of the site. In response to these concerns the applicant amended the design to incorporate a hipped roof to the western elevation. The hipped roof design has considerably reduced the visual bulk of development on the western boundary, and having regard to the fact that there is already a line of tall conifers on this boundary, the impact on the Vicarage is now considered to be acceptable. 

Overall the application does not present any conflicts in relation to policies S14, N2, N4 and N6 of the UDP.

Residential Amenity

The Head of Environmental Health has been consulted on the application and indicates that he has no objection subjection to conditions. On this basis the application complies with policy N92 of the UDP. 

Highway Considerations

The applicants have provided a Transport Assessment with their application. The Head of Engineering Services has scrutinised this and has concluded that that the development would not present unacceptable highway problems. In relation to this he considers that the assessment is consistent with his observations of traffic conditions on site. Furthermore he indicates that the two existing Lidl stores in Calderdale have been observed at various times to analyse pedestrian and traffic movements for comparison. It has been noted from these surveys that there have been no significant highway problems. Overall the application complies with policy T3 of the UDP.

For developments of this type, the adopted UDP requires a minimum of 1 car parking space per 15 sq. metres, and the proposed Replacement UDP requires a maximum of 1 space per 14 sq. metres. The development proposes 101 car parking spaces, which complies with these policies. 

The development also makes acceptable provision for disabled and cycle parking. 

Trees and Landscaping

Lines of conifer trees around its perimeter currently screen much of the site. The trees along the site frontage to Carr House Road would be removed to facilitate development. However, they are not worthy of formal protection. 

The applicants have provided details of a landscaping scheme that would mainly relate to the areas around the edges of the site. Subject to a condition requiring full details of species etc., the landscaping proposals are considered to be acceptable  

Overall the application complies with policies N68 and N69 of the UDP.

Drainage and flood risk
The Environment Agency has not commented on the application. However, the Head of Engineering Services has expressed some concerns about the capacity of the drains in the area to accept surface water drainage. He has therefore requested conditions requiring details of drainage to be approved in writing. Subject to this the application complies with policy N102 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: 20 March 2006

Further Information

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

Richard Seaman (Case Officer) on Tel No:  392248

or

Roger Lee (Senior Officer) on Tel No:  392241
Conditions 
1.
This permission shall relate to the application as amended by the Plans 'A' and 'B' received by the Local Planning Authority on 21/03/2006.

2.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
3.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the proposed facing and roofing materials have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
4.
At no time shall more than 15% of the net retail floor area of 1,286  square metres be used for the sale of comparison goods.
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 development and shall thereafter be retained.
6.
Before development begins, details of method of storage and access for collection of wastes from the premises shall be submitted to and approved in writing by the Local Planning Authority.  The approved measures shall be implemented in full before the use commences and shall be so retained thereafter.
7.
Prior to the development commencing:
a. A contaminated land Phase I report to assess the actual/potential contamination risks at the site shall have been submitted to, and approved in writing by, the Local Planning Authority .
b. Should the Phase 1 report recommend that a Phase II investigation is required, a Phase II investigation shall be carried out and the results submitted to, and approved in writing by, the Local Planning Authority.
c. Should the Phase II investigations indicate that remediation is necessary, then a Remediation Statement shall be submitted to and approved in writing by the Local Planning Authority. The remedial scheme in the approved Remediation Statement shall then be carried out.
Should remediation be required, a Site Completion Report detailing the conclusions and actions taken at each stage of the works including an agreed scheme of validation works shall be submitted to, and approved in writing by, the Local Planning Authority prior to the first use or occupation of any part of the development hereby approved.
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.
No plant, machinery or other equipment shall be installed and/or used within the boundaries on the site until it has, where necessary, been insulated with sound proofing materials so as to ensure that noise rating level in accordance with BS4142 emitted from the site shall not thereafter exceed : 55 dB LAeq (1 hour) from 0700 hours to 1900 hours 45 dB LAeq (1 hour) from 1900 hours to 2300 hours and 35 dB LAeq (1 hour) from 2300 hours to 0700 hours on any day, as measured on the boundaries of the site. These insulation measures shall be retained at all times.
10.
Unless otherwise agreed in writing by the Local Planning Authority, the development shall not begin until a scheme of landscaping the site, which shall include details of all existing trees and hedges on the land and details of any to be retained, has been submitted to and approved in writing by the Local Planning Authority.
11.
All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the first planting and seeding season following the occupation of the development  or the completion of the development, whichever is the sooner;  and shall be so retained thereafter, unless any trees or plants within a period of 5 years from the completion of the development die, are removed or become seriously damaged or diseased. These shall be replaced in the next planting season with others of similar size and species, (unless otherwise agreed in writing by the Local Planning Authority) and these replacements shall be so retained thereafter.
12.
Notwithstanding the submitted plans and prior to the commencement of development full engineering details of the access to the site shall be submitted to and approved in writing by the Local Planning Authority. The access shall be provided in accordance with the approved details prior to the development first being brough into use and shall be so retained.
13.
The use of the development hereby permitted shall not commence until the car park shown on the permitted plans has been provided, surfaced, sealed and marked out in accordance with the permitted plans and the car park shall thereafter be retained for that purpose for the occupiers of and visitors to the development.
14.
The development shall not begin until details of a scheme for foul and surface water drainage has been submitted to and approved in writing by the Local Planning Authority.  The scheme so approved shall thereafter be implemented prior to the first occupation of any part of the development and shall be so retained thereafter.
15.
Any existing access or part thereof not incorporated within the new access hereby permitted shall be permanently closed as soon as the new access has been constructed and brought into use.
16.
The service area shown on the approved plans shall be provided, surfaced and sealed before the development is first brought into use and shall be retained thereafter.
17.
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.
18.
Unless otherwise agreed in writing by the Local Planning Authority there shall be no use of the supermarket service yard between the hours of 21.00 and 07.00 on any day for activities associated with the delivery of goods or fork lift truck movements.
19.
 Before development commences details of a scheme to adequately control any glare and stray light produced by artificial lighting at the proposed development should be submitted to, and approved in writing by, the Local Planning Authority. The lighting installation shall comply with the recommendations of the Institution of Lighting Engineers (ILE) "Guidance Notes for the Reduction of Light Pollution" (dated 2005, for zone E3.  The artificial lighting should be installed in accordance with the scheme so approved and retained thereafter.
The scheme should include the following information:-
1.
The proposed level of maintained illuminance, measured horizontally at ground level. 
2.
The predicted maximum vertical illuminance that will be caused by the lighting when measured at windows of any residential properties in the vicinity. 
3.
The proposals to minimise or eliminate glare from the use of the lighting installation when viewed from windows of properties in the vicinity.
4.
The proposed type of luminaires to be installed showing for each unit, the location, height, orientation, light source type and power. 
5.
The proposed hours of operation of the lighting.
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 ILE guidance
SEE SITE LOCATION MAP ON WEB PAGE

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


Proposal:
Construction of new dormer bungalow with garage.
Location:
Land Adj  6 Oakleigh Avenue  Halifax  West Yorkshire  
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Mr P S Jackson
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Consultations:
Conservation Team 
Engineering Services - Network Section 
Group Engineer (Environment) Projects Team 
Environmental Health Services - Pollution Section 
Recreation, Sport And Streetscene – Forestry Officer

Description of Site and Proposal

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

The proposal is for a dormer bungalow with associated gardens and parking.

Relevant Planning History

An outline application for a detached dwelling on the site was refused in 1979 on the grounds of the poor visibility at the access (79/03817).

Key Policy Context:
	Regional Spatial Strategy 

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

	PPG No
	3  
Housing



	UDP Designation
	Primary Housing Area

Conservation Area



	UDP Policies
	H1 
Layout and design 

H4 
Primary Housing Areas 

N2 
Compatibility with areas 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 together with neighbour notification letters.  1 letter of objection has been received.

Summary of points raised:

· The development would reduce the privacy to the properties on St Albans Road

Assessment of Proposal

Principle of Development 

The site is located within a Primary Housing Area as defined within the Calderdale Unitary Development Plan. As such, policy H4 is relevant and within these areas the policy says that support will be given to 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, enhanced.

PPG3 states that Local Planning Authorities should provide sufficient housing land but give priority to re-using previously developed land within urban areas, in preference to the development of greenfield sites.  The site is a brownfield site, and in principle the proposal is therefore considered acceptable.

The location of the development within the new Skircoat Green Conservation Area does not preclude development. The implications of the impact on the Conservation Area will be discussed in more depth later in the report.

Density 

PPG3 provides guidance regarding the density of new development, which it suggests should be between 30 and 50 dwellings per hectare.  The site is 0.04ha and the development of 1 dwelling would be at a density of 25 dwellings per hectare.  Although this is below the recommendations of PPG3, it is more in keeping with the pattern of development along Oakleigh Avenue. 

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 nearest elevation to the rear of the properties on St Albans Road contains subsidiary windows to a lounge, and would be more than 21m away, which complies with the requirements of Policy N6.

The front elevation of the proposed dwelling contains secondary and main aspect windows, which would overlook Oakleigh Avenue itself, the front garden of No. 3 Oakleigh Avenue and the blank side elevation of No.3.  The 12m distance achieved is compliant with Policy N6.

The east elevation of the property contains non-habitable room windows that would overlook a garden.  The west elevation contains main windows that would face the front of No.6 Oakleigh Avenue which contains secondary windows, with 12.5m separating the two elevations which is below the 18m required by Policy N6.  However the windows would be offset from each other, the application site is approximately 0.5-1m lower than No.6 and the boundary is formed by a 2m high stone wall, therefore no loss of privacy or overlooking would be possible.

Materials, Layout and Design
Policy N4 seeks good design, layout and the appropriate use of materials in all development.  

The dormer bungalow design is considered acceptable because there is no coherent style or character to Oakleigh Avenue.  The low level of the building will minimise its visual impact on the setting and be of similar proportions to the dwelling at No.1 Oakleigh Avenue.  

The proposed materials include artificial stone for the north and south elevations, and rendered east and west elevations with artificial slate roof.  Again, with the mix in the area of brick and stone, this is considered to be acceptable.

With regard to layout, the construction of the dwelling would be in character with the surroundings and could be reasonably seen as rounding off the development on either side of the avenue.

Conservation Issues
The site is within the Skircoat Green Conservation Area, which Policy N37 seeks to preserve or enhance the character or appearance of.  Policy N39 provides criteria against which to assess proposals.  The site is towards the periphery of the Conservation Area and can be viewed from the boundary, therefore it forms part of the views into and out of the Conservation Area.  These views are formed by the setting of the site within the context of Oakleigh Avenue.  Within this context the design of the bungalow is in keeping with the other properties, and therefore the appearance of the Conservation Area would be preserved.

The proposal involves the loss of two garden type trees that are not considered significant to the character of the area, and their loss is considered acceptable.  The Head of Recreation, Sport and Streetscene has no objection to the application.

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.  Policy T19 specifies the parking requirements for different types of development.

Whilst a much earlier application in 1979 was refused on access grounds, the Head of Engineering Services does not object to the proposed addition of a further dwelling onto the Avenue.  Sufficient parking is provided to satisfy policy T19.

Drainage
The drainage details submitted are considered acceptable, but subject to conditions to secure some of the more specific aspects of the foul and surface water treatment.

CONCLUSION

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

Chief Officer:
 
Duncan Hartley



 
Head of Planning and Regeneration

Date: 21 March 2006

Further Information

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

Julie Davies
(Case Officer) on Tel No: 392224

or

Roger Lee
 (Senior Officer) on Tel No:  392241
Conditions 
1.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the external facing material which shall be of regularly coursed natural stone or pitched-faced artificial stone (sympathetic in colour, coursing and texture with the local natural stone used in the immediate vicinity) have been submitted to and approved in writing by the Local Planning Authority. Furthermore, the pointing shall be flush with the facing of the stone or slightly recessed.  Before the development hereby permitted is first brought into use, the facings of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
2.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the roofing materials which shall be of natural stone slates, natural blue slates or artificial slates (sympathetic with local natural stone slates or blue slates) have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
Before the development hereby permitted is first brought into use, the ridge (and hip) tiles shall be installed to match the roofing materials in colour and texture (unless otherwise agreed in writing by the Local Planning Authority) and shall be so retained thereafter.
4.
Notwithstanding any details shown on the permitted plans, the heads, cills and jambs of windows and doors shall be constructed using the same stone as that approved for the facings of the development hereby permitted, unless otherwise agreed in writing by the Local Planning Authority and shall be so retained thereafter.
5.
The development shall not begin until details of the treatment of the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwelling and shall thereafter be retained.
6.
Before the development commences the existing drains and sewers on the site shall be located and a scheme for prevention of damage and of ingress of debris to the sewer system shall be submitted to and approved in writing by the Local Planning Authority. The details so approved shall be implemented at commencement of works on site and maintained during the construction period.
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.
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.
9.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no further windows or other openings shall be formed in the east elevation of the dwelling without the prior written permission of the Local Planning Authority.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
16.00 - 01
Application No:
06/00132/COU

Ward:
 Town



  Area Team:
 Lower Calder


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



HP NP 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


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

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

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

Relevant Planning History

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

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



	UDP Designation
	Primary Housing Area

Conservation Area

Wildlife Corridor



	UDP Policies
	H4
Primary Housing Areas

H16
Subdivision into flats

N37
Conservation Areas

N39
Effects of development in Conservation 
Areas

N59
Wildlife Corridors

T19
Car parking guidelines


Publicity/ Representations:

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

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

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

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

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

Assessment of Proposal

Principle

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

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

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

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

Residential Amenity

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

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

Impact on the Conservation Area

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

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

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

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

Highway Considerations

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

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 22 March 2006

Further Information

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

Gina Buckle
(Case Officer) on Tel No:  392257

or

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

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
16.00 - 02
Application No:
06/00115/FUL

Ward:
 Sowerby Bridge



  Area Team:
 Upper Calder


Proposal:
Construction of format 25 class A1 retail store.
Location:
Old Railway Goods Yard   Sowerby Street  Sowerby Bridge  West Yorkshire  
Applicant:
Tesco Stores Ltd
c/o John Roche  11 Ryburn Buildings  SOWERBY BRIDGE   HX6 3AH
Recommendation:
Mindful To Permit - Refer to Ofice Deputy Prime Minister

Policy Implication:
 



 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


N/A
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Environment Agency  
Environmental Health Services - Pollution Section 
Recreation, Sport And Streetscene – Forestry Officer 
Group Engineer (Environment) Projects Team 
Network Rail NE 
Environment and Regeneration Group 
West Yorkshire Police ALO 
Yorkshire Water Services Ltd 
West Yorkshire Archaeology Service 
West Yorkshire Passenger Transport Exec 
Access Liaison Officer 
Description of Site and Proposal

The site is an irregularly shaped plot land, of approximately 1.9 hectares in area. It is currently used by Stoneywood Motors as a repair garage and as a base for vehicle recovery.

The site is located approximately 20 metres to the west of the junction of Sowerby Street and West Street and to the west of Sowerby Bridge town centre. It is immediately enclosed by the Leeds – Manchester railway line to the north, by a mixture of housing, shops and industrial premises to the south; by housing to the west; and by commercial premises to the east.  

The proposal is to erect an artificial stone/steel clad retail store of 3382m2 floor area, with associated car parking and servicing. All existing buildings are to be demolished. The site is currently the subject of a valid planning permission which allows for the erection of a retail store, with associated parking, on the land. However, the applicants now wish to increase the size of the store to the floor area outlined above as opposed to the previously approved 2840m2 store, and have also shown the inclusion of a mezzanine floor level internally.

Updated Retail Impact and Transport Assessments have been submitted with the application.
Relevant Planning History

An outline application for the demolition of existing buildings and provision of a food retail store with ancillary car parking was granted in 1998 (application no 97/01554).

Reserved matters approval pursuant to the outline permission was granted at Planning Committee in April 2002 (No 01/01507) for a store with a gross floor area of 2840m2. Full planning permission was granted under delegated powers in 2004 for additional car parking for the proposed supermarket and a modification of the parking in the reserved matters approval on land in the western part of the site (No 03/02134).

In June 2004, the Planning Committee resolved to be minded to grant planning permission for an amended scheme for a new retail store, incorporating substantial amendments to the design and layout, although the 2840m2 remained.  The application was referred to the Government Office for its consideration prior to determination and as there was no intervention permission was granted in August 2004 (No 04/00225).

A further application for the store, with an amended design, was approved at Committee on 22 November 2005 (No 05/01642).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	E1
Town and City Centres

SOC3 Retail and Leisure Facilities



	PPS No
	6
Planning for town centres

	UDP Designation
	Primary Employment Area

New Employment Site 

Commercial Comprehensive Improvement Area 

Wildlife Corridor

(NB. The site is allocated in the Replacement Plan as Town Centre and Primary Employment Area)



	UDP Policies
	E1
Primary Employment Areas

N2
Compatibility with area’s character

N4
Design, layout and use of materials

N5
Design, layout and crime prevention

N31
Listed Buildings

N37
Conservation Areas

N68
Guidelines for protection and planting of 
trees

N92
Development causing noise pollution

S1
Priorities for retail locations

S2
Criteria for retail development

T3
Design of highways and accesses 

T19
Car parking guidelines


Publicity/ Representations:

The application has been publicised with site and press notices as well as neighbour notification letters. 3 letters of objection have been received.
Summary of points raised:

· Retail impact assessment puts forward dubious statistics 

· Applicant’s market share is having an adverse impact on choice and diversity, destroying meaningful competition

· A parliamentary inquiry has recommended a moratorium on further expansion of control by the “big four” supermarkets and to allow this application would be perverse in the circumstances

· Large superstore would be out of proportion with the likely shopping needs of the town centre, contravening PPS6

· Impact on traffic levels and congestion

· Design not in sympathy with other buildings in the area

· Loss of the old ticket office at Sowerby Bridge railway station and removal of station buildings to make room for car parking

· Detrimental to local traders

Assessment of Proposal

Principle of Development

The application seeks approval for retail development on land allocated as employment land and also outside the defined Town Centre of Sowerby Bridge in the adopted Unitary Development Plan. This being the case the proposal initially needs to be judged against the requirements of policies S1 and S2 of the UDP and the criteria set out in PPS6.
The principle of developing the site for use as a retail store has already been established by previous approvals, the most recent being in November 2005.  Whilst the site is not currently part of the town centre, in the draft Replacement Plan the area where the supermarket building would be sited is proposed to be re-allocated such that it would fall within the Town Centre.  The Inspectors Report into the Replacement UDP has now been received and no issue is raised with the inclusion of part of the site within the Town Centre in the Plan. That being the case, the re-allocation carries significant weight in the decision making process.

Policy S1 of the adopted UDP lists a preferred sequence of locations for retailing development, with the first choice being within the town centre, which to all intents and purposes the site now is. Policy S2 looks at relevant issues in the assessment of retailing applications, including compliance with other relevant policies (such as amenity, traffic and environment), scale of development having regard to visual amenity and quality of the environment, and respect for Conservation Areas and Listed Buildings where relevant.  The issues brought out by policy S2 are assessed within the body of the report below.

PPS6 lists criteria to be considered in assessing retailing proposals.  These are the need for development, the scale of development, that there are no more central sites, the impact on existing centres and accessibility.

The Retail Assessment submitted by the applicant argues that the proposed store would increase the overall level of trade in the town, would provide a valuable facility for local people and would result in a substantial increase in the level of expenditure retained within the catchment area.  The assessment also contends that the additional turnover resulting from the larger store would not result in any other town or district centre experiencing a loss in trade sufficient to have any material effect on its overall trading health.  The proposal would also be likely to result in a reduction in the overall demand for car travel through its effect on clawback of expenditure leakage, which fulfils an important objective of PPS6.

The proposal would increase the floorspace of the store by 542m2, which amounts to a 19% addition.  Whilst noting the concerns expressed in the objections about the impact the development would have on local trade and competition, PPS6 is clear in its advice that it is not the role of the planning system to restrict competition or to preserve existing commercial interests.

It is considered that the applicant has adequately demonstrated the need for the development of a larger store and that the scale of the store is necessary to be able to clawback trade currently being lost out of the area to locations such as King Cross and Halifax. With regard to impact on existing stores, there would inevitably be an impact on turnover, but the applicant’s forecast is that this would be little more than was accepted when the original approval was granted, amounting to a diversion of £0.82m on the total town centre turnover of £13.18m, which amounts to just over 6%. This is offset somewhat by the additional spin-off trade that the new store would introduce to the town centre, with the applicant estimating that at least 35% of shoppers would make linked trips into the centre.

With regard to the issue of the sale of comparison goods, the store would offer a full range of convenience goods with an element of comparison goods normally found in supermarkets (e.g. household wares, home entertainment goods, health and beauty products).  The previous permission restricted the sale of comparison goods to no more than 25% of the net retail sales area and this condition is proposed to be repeated again with this application, which would also serve to restrict impact on existing stores.
The site is located on a main road in a highly sustainable area. There is good pedestrian and public transport access to the site and in terms of accessibility the proposal is satisfactory.

Finally, because of the size of the proposed development and having regard to the advice in Circular 15/93 (Shopping Direction) it will be necessary to refer this application to the Government Office for consideration prior a final decision being made.

Materials and Design
The scheme approved last year was for a single building with a design reflecting the corporate style of the applicant and similar to their other stores in the borough at Brighouse and King Cross.  The height of the building was shown as 6.8m at its maximum point with a shallow pitched roof constructed in a simple range of materials, including white rannilla panelling, grey roofing sheets and substantial areas of glazing.  

This amended scheme is not dissimilar to the previous approval, with the same type of design concepts and materials. The front elevation would be an almost entirely glazed curtain wall with the frames pre-finished in white. Above the glazing there would be a fascia finished in white metal cladding. The shallow pitched appearance on the frontage is though now replaced with a flat roof, although still clad in grey coloured preformed metal decking.

The remaining elevations would be formed predominantly in white finished metal cladding, broken up a little with the introduction of some glazing, with the area between the building and the access road formed in natural stone gabion walls with a landscaped terrace.  

It is considered that this simple and functional design is acceptable having regard to the design and materials that have previously been approved on the site.  As such, the proposal satisfies policies N2 and N4 of the UDP.

As previously, the new building would be approximately 32m from the ‘The Royal Lofts’, a Grade II Listed Building, and close to the Sowerby Bridge Conservation Area. However, it is not considered that the proposal would unduly affect the character or setting of either. Therefore, there is no conflict with policies N31 and N37 of the UDP.
Highway Considerations

Vehicular access to the store and its car park would be gained from Sowerby Street via the existing access serving Stoneywood Motors. However, the existing access road is to be replaced with a new realigned one which will skirt the new store. A further vehicular access would be formed to the site from Sowerby Street designed to serve the service yard.

An updated transport statement has been submitted with the application which covers matters relating to impact on trip generation and parking provision.  Objectors have referred to concerns about the impact of the supermarket on existing traffic levels in the area, however, a new store has already been approved on the site, and the emphasis with this application is on assessing what additional impact there may be from the proposed increase in size of the store.

With regard to trip generation, the statement concludes that the proposed increase would not generate a material amount of additional traffic, with data from previous additions to Tesco stores elsewhere used to predict any increase in traffic levels.  The Head of Engineering Services does not disagree with the findings and conclusions of the Transport Statement and has no objection to the application. Conditions are recommended and these are designed to ensure that there will be satisfactory visibility at the access points, that the access roads are of a suitable gradient and that suitable agreed off-site highway works are carried out before the store is brought into use.

The previous approvals proposed 255 car parking spaces, although as a result of the proposals now put forward to increase the size of the store, 12 of those spaces will be lost, resulting in a total of 243 spaces being provided.  There would be 219 standard spaces, 14 disabled spaces and 10 parent/child spaces. There was an overprovision on policy T19 requirements with the previous approval of 255 spaces, with the policy actually requiring provision at the rate of 1 space per 15m2 gross floor area.  With a store of the size proposed now, 226 spaces would be required.  The proposed parking policy in the Replacement UDP changes the rate to 1 space per 14m2, which equates to 241 spaces, so in applying either policy 243 spaces would be sufficient. 
The proposal is in accordance with policies T3 and T19.

Environmental and Amenity Issues

The site is partly enclosed by housing. In order to protect the occupiers of those properties from undue noise from the development, a condition is recommended controlling the hours when service vehicle deliveries may be made.  In addition, conditions are proposed limiting noise levels on the site boundaries and preventing the use of sound reproduction equipment that is audible outside of the building.

The Head of Environmental Health has raised a concern about the location of the recycling facilities, which are proposed to be situated at the western end of the site.  This would be within 15m of the gardens of properties on Hillside View, which is the only residential area in close proximity to the development site.  The Head of Environmental Health is concerned that the noise from these facilities could cause disturbance to residents and that this disturbance could include unsociable hours due to the extensive hours over which the supermarket is likely to operate.  However, the location for the re-cycling facilities is identical to that approved with the 2004 application to which the Head of Environmental Health did not raise an objection.  Whilst the applicants have been asked to consider re-locating the facilities to a less sensitive area of the site, they are unwilling to do this having regard to the previous permission.  Given the circumstances, it is not considered justifiable to reject the application on this issue.

In addition to the above, as this site is currently used as a garage it is likely to be contaminated.  If it is, and the contaminants are not satisfactorily removed, they are likely to pose a health risk to future employees and users of the new store. In order to safeguard against such risk, a condition is recommended requiring the applicants to submit a contaminated land report which clearly identifies the extent to which the site is contaminated and sets out appropriate measures for its remediation. 

Trees and Landscaping

The proposal would lead to the loss of a small number of trees, 3 in total. The tree loss and replacement planting proposals are identical to that proposed and approved with the previous applications. Two of the trees to be lost are prominently located on the Sowerby Street frontage.  The Head of Recreation, Sports and Streetscene has again raised no objection to the application on the basis that a number of replacement trees are proposed and subject to suitable protection of retained trees.  In addition, he considers that a greater degree of planting should be provided throughout the site than is currently shown and conditions are proposed to cover all these issues.

Crime Prevention

The West Yorkshire Police Architectural Liaison Officer has commented that the boundary fence with the railway line and adjacent to Hillside View should be 1.8m high and to secured by design standards.  He also considers a separation fence should be erected between the car park and landscaped area towards the western end of the site in the interests of crime prevention, with the car parking area illuminated.

A condition is included to address these points as part of a scheme to be submitted to include measures to address crime prevention.

Other Issues
One objector has referred to the loss of station buildings, including the old ticket office at the railway station. No such buildings would be affected by the development.

CONCLUSION

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

Chief Officer:
      Duncan Hartley

                            Head of Regeneration and Planning 

Date: 21 March 2006
Further Information

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

Roger Lee (Senior Officer) on Tel No: 392241
Conditions 
1.
The development shall not begin until details and/or samples of the proposed facing and roofing materials (including the stone to be used in the construction of the retaining walls) 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.
2.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
3.
This permission shall not relate to the signage shown on the approved plans.
4.
Not more than 25% of the net retail sales area shall be used for the sale of comparison goods without the prior written approval of the Local Planning Authority.
5.
Unless otherwise agreed in writing by the Local Planning Authority, there shall be no use of the supermarket service yard between the hours of 22.30 and 07.00 on any day for activities associated with the delivery of goods.
6.
The development shall not begin until details of measures to control emissions to the atmosphere likely to emanate from the proposed use within the site have been submitted to and approved in writing by the Local Planning Authority. These measures shall be implemented in full in accordance with the details so approved prior to the first occupation of the development and so retained thereafter.
7.
Prior to the development commencing:
a. A contaminated land Phase I report to assess the actual/potential contamination risks at the site shall have been submitted to, and approved in writing by, the Local Planning Authority .
b. Should the Phase 1 report recommend that a Phase II investigation is required, a Phase II investigation shall be carried out and the results submitted to, and approved in writing by, the Local Planning Authority.
c. Should the Phase II investigations indicate that remediation is necessary, then a Remediation Statement shall be submitted to and approved in writing by the Local Planning Authority. The remedial scheme in the approved Remediation Statement shall then be carried out.
Should remediation be required, a Site Completion Report detailing the conclusions and actions taken at each stage of the works including an agreed scheme of validation works shall be submitted to, and approved in writing by, the Local Planning Authority prior to the first use or occupation of any part of the development hereby approved.
8.
Before the development begins details of a scheme to control noise emanating from the development shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall ensure that noise emitted from the site shall not exceed : 60 dB LAeq (1 hour)  from 0700 hours - 1900 hours Monday to Saturday , and shall not exceed: 55  dB LAeq (1 hour)  at any other time,  as measured on the 40 of the site. The scheme so approved shall be implemented in full before the boundary  and shall be retained thereafter.
9.
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.
10.
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.
11.
This permission shall not relate to any external artificial lighting of the development.
12.
Before development commences, details of recycling facilities for glass, cans and newspapers to be provided at the site shall be submitted to and approved in writing by the Local Planning Authority.  These facilities shall be provided in full within one month of the store being brought into use and so retained in accordance with the approved details and available for use by the public.
13.
Unless otherwise agreed in writing by the Local Planning Authority, the premises shall include facilities for baby feeding and changing as well as toilet facilities (accessible to people with disabilities) details of which shall be submitted in writing to, and approved by, the Local Planning Authority before the development commences. These facilities shall be retained thereafter.
14.
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.
15.
The development shall not begin until details of surface water drainage which shall include details of any off site and balancing works have been submitted to and approved in writing by the Local Planning Authority.  The details so approved shall thereafter be implemented prior to the first occupation of any part of the development and retained thereafter.
16.
Unless otherwise agreed in writing by the Local Planning Authority there shall be no piped discharge of surface water from the development prior to the completion of the approved surface drainage works.
17.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from parking areas and hardstandings shall be passed through an oil interceptor installed in accordance with a scheme previously submitted to and approved in writing by the Local Planning Authority.  Roof water shall not pass through the interceptor.
18.
Before the development begins a specification of measures to be taken to address crime prevention at the site shall be submitted to and approved in writing by the Local Planning Authority.  The details so approved shall be fully implemented before the development is occupied.
19.
Prior to the first occupation of the development hereby permitted, details of the finishes and colour of all surfacing materials, including those to access driveways, forecourts, parking/turning areas etc. shall have been submitted to and approved in writing by the Local Planning Authority. The development shall be carried out in accordance with those approved details and shall be so retained thereafter.
20.
Unless otherwise agreed in writing by the Local Planning Authority there shall be no outdoor storage or display of equipment, plant, goods or materials within the site.
21.
Notwithstanding the submitted details and 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 additional planting to that shown on the approved plans and 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.
22.
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.
23.
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.
24.
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.
25.
The development shall not commence until full details of the off site highway works have been submitted to, and approved in writing by, the Local Planning Authority.  The development shall not be brought into use until the approved works have been fully implemented in complete accordance with those details.
26.
The initial 10 metres of the service yard access shall have a maximum gradient of 1:40 and unless otherwise agreed in writing by the Local Planning Authority thereafter a maximum of 1:12
27.
The initial 5 metres of the access to the store shall have a maximum gradient of 1:40 and thereafter a maximum gradient of 1:10.
28.
The use of the service yard access shall not commence until sightlines of 4.5 metres x site frontage to the right and 4.5 metres x 70 metres to the left have been provided, with no obstruction to visibility over 900mm, and these shall be so retained thereafter.
29.
The development shall not be occupied until sightlines of 4.5 metres x 70 metres to the right and 4.5 metres x site frontage to the left, with no obstruction to visibility over 900mm, have been provided on either side of the access to the store and these shall be retained thereafter.
30.
Before the development hereby permitted is first brought into use, the areas to be used by vehicles shall be constructed, sealed and drained such that surface water does not drain onto the adjacent highway and shall be so retained thereafter.
31.
The finished floor level of the store shall be set at the level shown on approved drawings.
32.
The development shall not begin until details of the treatment of the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the store and shall thereafter be retained.
33.
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 crown spread of the retained. 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.
34.
Unless otherwise agreed in writing by the Local Planning Authority, the development shall not begin until a scheme to compensate for the loss of the existing public car park has been submitted to and approved in writing by the Local Planning Authority.  The scheme so approved shall be implemented in full before the car park first comes into use and shall be retained thereafter.
35.
The net retail sales area shall not exceed 2336 square metres.
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:
04/02715/FUL

Ward:
 Greetland And Stainland



  Area Team:
 Lower Calder


Proposal:
7 lifetime homes for retired, disabled, warden accommodation and adjacent woodland landscape area
Location:
Land East Of High Trees  The Carriage Drive, Hoults Lane  Greetland  Halifax  West Yorkshire
Applicant:
Lathman Properties Ltd.
c/o Stott Thompson Architects Ltd  Westholme Road  HALIFAX  HX1 4JF
Recommendation:
Refuse
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 
Access Liaison Officer 
Ofsted Early Years 
West Yorkshire Police ALO 
Yorkshire Water Services Ltd 
Recreation, Sport And Streetscene – Forestry Officer

West Yorkshire Archaeology Service 
Description of Site and Proposal

The site is a southward sloping, walled, and wooded area that was apparently formerly part of the private garden of large Victorian property on Carriage Drive. The site has a narrow frontage onto Hoults Lane, which was originally occupied by two cottages, which have since been demolished. There are several mature trees on the site, which have been surveyed, and are the subject of a Tree Preservation Order. 

It is proposed to develop a linked group of seven "lifelong" homes with a separate warden's house on the former site of 27 and 29 Hoults Lane.  Vehicular access to the site would be via Carriage Drive, which is a private road. 

The proposed buildings would be of a split 2/3 storey design, and would be faced in natural stone and roofed in natural blue slate. 

This application has been brought to Planning Committee in the light of a request from a ward councillor.

Relevant Planning History

A planning application for the development of five apartments and associated parking was withdrawn in August 2003 (03/01052).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1
Distribution of housing land

H2
Sequential approach to the 
allocation of housing land

H3
Managing the release of housing land



	PPG No
	3
Housing



	UDP Designation
	Primary Housing Area



	UDP Policies
	H1
Layout and design

H4 
Primary Housing Areas

N2 
Compatibility with area’s character

N4 
Design, layout and use of materials

N5 
Design, Layout and crime prevention

N6 
Privacy and daylight

N60 
Protection of wildlife Habitats

N68 
Guidelines for protection and planting 
of trees

CF31
Provision of accommodation for the 
disabled

T3
Design of highways and accesses

T19
Car parking guidelines


Publicity/ Representations:

The application has been publicised with site and press notices, together with neighbour notification letters. 76 representations have been received. 7 representations are in support of the application and the remainder, which include a 123 name petition, object.

Summary of points raised:

Comments in objection

· This should be regarded as a ”greenfield” site

· Effect on land stability and drainage;

· Effect on trees and wildlife;

· Effect on highway safety;

· Loss of privacy;

· Noise pollution/disturbance;

· Effect on the character of the area;

Comments of support

· Development has been well thought out and would be of a high quality

· There is a need for this type of development, and it would benefit elderly people in need of this type of accommodation

Assessment of Proposal

The site is located within the Primary Housing Area in the adopted UDP and the Deposit Draft Replacement UDP. The application is therefore acceptable in principle under policy H4 of the UDP. 

In principle, policy CF31 of the UDP supports the provision of domestic scale accommodation and facilities for people with disabilities within residential communities, subject to compliance with various detailed criteria.  
It is also necessary establish whether the development is consistent with the Government guidance in PPG3 (Housing), which sets out a presumption in favour of previously developed land being developed before “greenfield” sites. In relation to this it is understood that there were dwellings on the site’s narrow Hoults Lane frontage and it is also understood that historically there were buildings elsewhere on the site that have since been removed.  Furthermore the applicant has indicated that the site previously formed part of the garden to the dwelling known as Highfield, to the north west of the site. Previously developed is defined under Annex C of PPG3, as follows:

“Previously-developed land is that which is or was occupied by a permanent structure (excluding agricultural or forestry buildings), and associated fixed surface infrastructure. The definition covers the curtilage of the development…

…. Also excluded is land that was previously developed but where the remains of any structure or activity have blended into the landscape in the process of time (to the extent that it can reasonably be considered as part of the natural surroundings), and where there is a clear reason that could outweigh the re-use of the site - such as its contribution to nature conservation - or it has subsequently been put to an amenity use and cannot be regarded as requiring redevelopment.”

In relation the first paragraph of the quote above, the key question is not whether the site is or was garden, but whether the site is domestic curtilage. It is possible that the site did at some stage in the past form a garden area to Highfield. However, it is separated from the curtilage of Highfield by a boundary fence and wall and is in separate ownership to that property, and would appear to have been for some time. In the recent past the site was overgrown and although the site has now been cleared, there is no evidence that it is currently used as domestic curtilage. Furthermore whilst the foundations of former dwellings and other buildings may still be evident, this does not confer previously developed status on the entire site.  It is therefore concluded that the site is not previously developed. 

There is currently a substantial supply of housing land and as such there is currently no overriding need for greenfield sites to be released for residential development.   In view of this the application is considered to be contrary to PPG3. 

Issues relating to the need for life time homes

It is acknowledged that the provision of lifetime homes is a desirable objective.  However, the mechanism that the Council has chosen to use to pursue this objective is policy H14 of the Deposit Draft Replacement UDP, which will require 15% of dwellings on larger sites to be built to a lifetime home standard. Given that a policy is emerging to deliver lifetime homes, and that there is no shortage of sites being brought forward for development, it is not considered that the provision of lifetime homes overrides the conflict with PPG3 in this instance. 

Objectors to the application have stressed that the site is not sufficiently close to local facilities to accommodate people with mobility problems. However, whilst the development is not ideally located in relation to local facilities, it is not sufficiently remote for this concern to be a significant objection to the proposal.  

Residential amenity
There are potential shortfalls on the full requirements of policy N6 of the UDP. In particular the rear of the proposed development (main aspect) is only 14 metres from the rear 23/25 Hoults Lane (where it is understood that at least one bedroom window is present). However, the relative levels of the site compared to the dwellings fronting Hoults Lane, in conjunction with the angles between existing and proposed dwellings are such that, with appropriate boundary treatment, any harm to the privacy of adjacent dwellings can be overcome. In this respect the lower ground floor level of the apartments would be 800mm above the eves level of 23/25 Hoults Lane. The relative aspects of the existing and proposed dwellings are such that there would be no issues in relation to daylighting. 

Materials, layout and design
The proposed facing materials would be natural stone and slate, which would relate well to existing dwellings. The design of the buildings would be of a conventional split level appearance that it is not uncommon in the area. 

The site is located on a plateau that is some 8 metres above the level of Hoults Lane. In this respect at the point in front of the warden’s house, Hoults Lane is at approximately 400 metres AOD; the lower ground floor of the proposed apartments is at 408 metres; the first floor of the apartments is at 413 metres AOD; and the roof apex would vary from 417.2 metres AOD to 418.7 metres AOD. The ridge heights of the Hoults Lane dwellings located either side of the warden’s house are 411.06 metres AOD and 409.17 AOD.  In these circumstances there is some potential concern that the development may have a rather overbearing impact on the surrounding area. However, given that the proposed apartments would be set back from the edge of the plateau, it is on balance considered that the block would not be unacceptably dominating or overbearing. In view of this the development complies with policies N2, N4, H1 and H4 of the UDP. 

Highway considerations

A highway assessment has been provided with the application and the Head of Engineering Services indicates that the existing use of Carriage Drive by walkers on the definitive route and use by private frontages is relatively low-key.  Carriage Drive is a through route, rural in nature, and a wide single track in width, with passing areas in front of existing drives. 

Some access improvements are planned with the development to remove overgrowth and restore the full width of passage. The HES goes on to indicate that this type of development tends to create activity during the day and is busiest around late morning to early afternoon. Whilst additional activity is inevitable, in this instance it is likely to be of a low level and at quieter periods of the day. As such he concludes that the application should not create any significant adverse effect for existing users. The development would provide a total of 12 off-street parking spaces which is acceptable.

Overall the HES has no objection subject to conditions. The application therefore complies with policies T3 and T19 of the UDP.  

Trees and landscaping
As indicated above the site is the subject of a Tree Preservation Order.  The development will result in the loss of a large beech tree from the centre of the site. However, having regard to the fact that the applicant proposes to provide an extensive area of managed landscaping, the Head of Recreation, Sport and Streetscene has no objection to the application. 

Wildlife and ecology
Given that the application includes the substantial area of managed landscaping, it is not considered that the development would have a significant impact on the wildlife or ecological value of the area.  

Crime prevention
The Police Architectural Liaison Officer has no objection to the application proposal and as such there is no conflict with policy N5 of the UDP. 

Other issues raised
· Effect on land stability and drainage – Yorkshire Water has no objection subject to conditions. Stability could be dealt with through a condition.

· Noise pollution/disturbance – The noise disturbance from a development of this type would not be sufficient to justify refusal of the application.

CONCLUSION
The proposal is not considered to be acceptable.  The recommendation to refuse  planning permission has been made having regard to the relevant policies in the Calderdale Unitary Development Plan and to all other relevant material considerations.

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 21 March 2006

Further Information

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

Richard Seaman
(Case Officer) on Tel No:  392248

or

Roger Lee
 (Senior Officer) on Tel No:  392241
Reasons 
1.
The proposed development relates to an area of land that is not previously developed (green field). Government guidance in PPG 3 (Housing) establishes that a presumption in favour of bringing previously developed sites forward for development before greenfield sites. Furthermore the Council has an adequate supply of sustainable previously developed sites to meet its housing needs. As such the application is contrary to the guidance in PPG3 (Housing).
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:
06/00070/FUL

Ward:
 Luddendenfoot



  Area Team:
 Upper Calder


Proposal:
Detached House
Location:
Land Between Sycamore Close And  Woodhouse Grove  Mytholmroyd  Hebden Bridge  West Yorkshire
Applicant:
Butterworth
c/o Yorkshire Design Partnership  The Coach House  1 Swires Road  HALIFAX 
HX1 2ER
Recommendation:
Permit
Policy Implication:
 



NP TP 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


Yes Objections
Representations:
 
  
 
       
Yes
Consultations:
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Environment Agency 
Group Engineer (Environment) Projects Team 
Hebden Royd Town Council 
Description of Site and Proposal

The proposal is for a single residential dwelling in respect of a small area of previously developed land between No.4 Woodhouse Grove and No.1 Sycamore Close.  Until June 2002 a pair of garages had stood on the site, although only a dilapidated glasshouse now remains. The site has been cleared of vegetation.  Access to the site is obtained from Scout Road.

The application proposes a split-level dwelling with the front elevation being two storeys in height and the rear three storeys.  There is a parking area shown to the front of the dwelling.

Relevant Planning History

There have been three previous applications for a dwelling on this site, three of which were withdrawn but one, an outline application (Application No 04/00296), was permitted in August 2004.
Key Policy Context:
	Regional Spatial Strategy 

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

	PPG No
	3
Housing

14 
Unstable Land



	UDP Designation
	Primary Housing Area 

Wildlife Corridor

Unstable Land 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 

N59 
Wildlife Corridors 

N96 
Unstable land

N102 
Agreements to control pollution 

T3 
Design of highways and accesses 

T19 
Car parking guidelines 


Publicity/ Representations:

The application has been publicised with site notices and neighbour notification letters.  Four letters of objection have been received.

Summary of points raised:

· Very small site more suited to a small bungalow or dormer rather than a 4-storey house.

· Proposed dwelling would dominate the area being nearly 3m higher than the adjacent bungalow.

· The dwelling would create overlooking of the neighbouring gardens and properties.

· The excavation that has already taken place could affect the boundary trees and drains.

· Pedestrians, including school children using the pavement along Scout Road will be put at risk due to the lack of turning space within the site.

Parish/Town Council Comments

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

Hebden Royd Town Council comment as follows:

“Objection – Design of building (too tall) is not in keeping with surroundings, compounded by proximity to Conservation Area.”

Assessment of Proposal

Principle of Development

The site is allocated on the Unitary Development Plan as forming part of a Primary Housing Area. Therefore subject to other material considerations there is a presumption in favour of residential development. PPG3 states that the Government is committed to maximising the re-use of previously developed land. The definition of previously developed land includes land, which is or was occupied by a permanent structure, which includes garages.   The site is therefore considered to be ‘brownfield’.

Within Primary Housing Areas, Policy H4 of the UDP supports proposals for new housing provided there are no unacceptable amenity, traffic or other problems.  Policy H1 outlines the criteria that should be considered when assessing an application residential development, including space about dwelling, design and materials, utility and open space, compatibility with existing environment (in particular listed buildings), car parking and access arrangements, crime prevention and environment and wildlife conservation. 

Density

The site is 0.02ha, the development of a single house would be a density of 50 dwellings per hectare which is within the guidance of 30-50 dwellings per hectare provided by PPG3.

Materials, Layout and Design

Policy N4 seeks good design, layout and the appropriate use of materials in all development.  There is a traditional terrace of houses to the west at a lower level, and bungalows to the east.  The proposal has been amended to lower the pitch of the roof, so that it would be more in keeping with the height of the neighbouring cottages.  The design of the front of the house is simple with well proportioned fenestration.  The proposed stone and blue slate roof would be in keeping with the surrounding area, where a variety of materials can be seen. 

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.  

Access to the site has previously been accepted under the outline planning permission.  The Head of Engineering Services has assessed the proposed access and parking area and has requested a condition about the provision and surfacing of the area but not raised any objection to the proposal.

Residential Amenity

The main habitable room windows face north and the nearest property in this direction is over 21m away.  The side elevations contain only non-habitable room windows, whilst to the front there is a mixture of secondary and non-habitable room windows.  The rear of No.2 Woodhouse Grove contains secondary windows that are just within the primary sector of the proposed dwelling, however there is a 2m high boundary wall between the ground floor windows, and therefore no loss of privacy would be created by the proposal.  The relationship between the ground floor window of the existing cottage and the first floor bedroom window of the proposed dwelling is such that the angles would prevent overlooking to either room.

The proposal is therefore considered to be acceptable in relation to the requirements of Policy N6.
Drainage
The proposal includes connection of the surface water drainage to the mains sewer, which is not considered acceptable by the Head of Engineering Services.  He has therefore requested a condition to secure details of the drainage in order to comply with Policy N102.

Other Issues

The site is within an area indicated as unstable land on the UDP. It is appropriate to acknowledge this by including a condition requiring a site investigation and assessment being made prior to commencement of development in accordance with Policy N96.

The proposal, as submitted, is not considered to have any bearing on the UDP allocation of Wildlife Corridor.
CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 22 March 2006

Further Information

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

Julie Davies
(Case Officer) on Tel No: 392224

or

Roger Lee
 (Senior Officer) on Tel No: 392241
Conditions 
1.
This permission shall relate to the application as amended by the plans received by the Local Planning Authority on 27 March 2006.

2.
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.
3.
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.
4.
Prior to the development commencing a Phase II investigation shall be carried out and the results submitted to and approved in writing by the Local Planning Authority. Should the Phase II investigations indicate that remediation is necessary, then a Remediation Statement shall be submitted to and approved in writing by the Local Planning Authority. The remedial scheme in the approved Remediation Statement shall then be carried out. Should remediation be required, a Site Completion Report detailing the conclusions and actions taken at each stage of the works including an agreed scheme of validation works shall be submitted to, and approved in writing by, the Local Planning Authority prior to the first use or occupation of any part of the development hereby approved.
5.
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.
6.
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.
7.
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.
8.
The development shall not begin until details of the treatment of all boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwelling and shall thereafter be retained.
9.
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.
10.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (and any order revoking and re-enacting the order) no further windows or other openings shall be formed in the side elevations of the dwelling without the prior written permission of the Local Planning Authority.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.30 - 01
Application No:
06/00013/FUL

Ward:
 Ryburn



  Area Team:
 Lower Calder


Proposal:
Mixed use residential and retail development comprising twenty four apartments and 360 metre square retail unit
Location:
Central Garage   Oldham Road  Ripponden  Sowerby Bridge  West Yorkshire
HX6 4DN
Applicant:
Lytham Estates
c/o Ark Design & Architecture  Bedford Place  115 Bradshawgate  Leigh
GREATER MANCHESTER
WN7 4ND
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


Yes Objections
Representations:
 
  
 
       
Yes
Consultations:
Group Engineer (Environment) Projects Team 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Environment Agency  
Recreation Sport & Streetscene - Countryside Section 
Access Liaison Officer 
Education Services 
West Yorkshire Police ALO 
Yorkshire Water Services Ltd 
Description of Site and Proposal

The site is an existing garage premises on the main A672 Oldham Road which runs through Ripponden Town Centre. It is a split level site and the buildings are single storey to the upper level and two storey to the lower level. There is an access at the western side of the garage forecourt to the lower level.  The site is a town centre location within a mixed use environment. There are rows of traditional 3 and 4 storey terraced stone residential properties across the road, a retail premises and a joinery works adjacent to the site and a convenience store nearby. 

The proposal is for a mixed use residential and retail development comprising of 24 apartments and a 360m2 retail unit at ground floor level. 

Relevant Planning History

02/01491 – Demolition of existing garage/filling station followed by construction of convenience store and three speculative units (A1, A2 or A3 use) – permitted

05/01089 – Residential Development of 24 apartments – refused as the building would be incongruous with existing buildings in the vicinity because of its scale, design, materials and external appearance and the loss of employment land.

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	E1
Town and city centres

	PPG No
	3
Housing

13
Transport



	UDP Designation

Replacement UDP Designation
	Town Centre

Wildlife Corridor

Town Centre

Wildlife Corridor



	UDP Policies
	E10
Loss of employment land and buildings

H1
Layout and design

N2 
Compatibility with area’s character

N4 
Design, layout and use of materials

N6 
Privacy and daylight

S1
Priorities for retail locations

T3 
Design of highways and accesses

T23
Provision of parking within town 
centres




Publicity/ Representations:

The application has been publicised by site notice and neighbour notification letters.   11 letters have been received.

Summary of points raised:

· Introduction of a retail element is welcomed however, the building will appear unduly prominent within both the streetscene and in views from the village from the hillside to the south.

· Not in keeping with existing buildings, being equivalent to a 5 storey block of flats and significantly larger than any other buildings on the southern side of Oldham Road. Should be reduced by at least one storey in height

· Ripponden is already a bottleneck with cars parked on the sides of the road and the proposal will add to further congestion

· The gardens along the back of Oldham Road will be dominated by a high side walled elevation 

· The proposed design incorporates penthouse apartments which would introduce windows overlooking existing properties

· Materials are unsuitable, cement render and timber cladding are out of character 

· Balconies and dormers are out of character

· The retail element is welcomed and should not be allowed to change into residential in the future

· There are already enough struggling shops in Ripponden, some empty at present

· Services such as doctor’s and schools are already fully stretched

· Workshops adjacent require access at all times and should not be disrupted during development also, there should be no noise restriction imposed on their commercial operation

Parish/Town Council Comments

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

Ripponden Parish Council comments as follows:

“Objects to the visually dominating effect the proposal will have on the town centre being 4-5 storeys high, not in character with the village scene, inadequate car parking and vehicular movements will be increased. The inclusion of a 360 sq retail area is merely a “SOP”. The prime use of the site is being changed.”
Assessment of Proposal

Principle of development

The site is allocated as Town Centre. Policy S1 of the Calderdale UDP expects proposals for retailing and other key town centre uses to be sited firstly within Town Centres as defined on the Proposals Map.

The existing use of the site is an employment use therefore Policy E10 is relevant. Policy E10 of the UDP allows for non-employment uses on employment sites where it can be demonstrated that it would not lead to the loss of employment land that is in scarce supply in the area, it can be demonstrated that the site is not attractive to employment uses and its redevelopment would not cause harm to local amenity and/or highway safety.

The application is supported by a planning and design statement in relation to policy E10.  

The site is allocated within the core of Ripponden and it is considered that a retail project, within a scheme of shops on the ground floor and residential above is likely to attract developer interest and provide sufficient development profit. An application for A1/A2/A3 uses has already previously been granted on this site. It is anticipated that the store will employ around 19 staff (5 full time and 14 part time). In view of this, it is considered that the proposal complies with Policy E10.

Residential Amenity

The proposal is 3/4 storeys high at the front and 5 storeys high to the rear and will be set back from the road. The elevations facing Oldham Road will be approximately 30 metres away from the properties across the road. Policy N6 states that a distance of 21 metres should be provided from main windows to main windows (lounge/living and dining rooms).

There are no properties to the rear of the site and a distance of 2 metres is achieved from side (blank walled elevation) to the commercial property on the north eastern elevation and 6.5 metres to the commercial property on the south western elevation therefore the proposal is in accordance with Policy N6. 

Materials, Layout and Design
The Ripponden Area is a traditional village settlement comprising natural stone and stone slate roofed buildings mostly of Victorian design. The original plans showed a design comprising glassed panelling, timber, and rendered cladding which was considered not to be in keeping with the character of the area or the street scene. However, amended plans have now been received modifying the design, removing the majority of the timber cladding, amending the colour of the render and is considered to now satisfy Policies N2 and N4 of the Calderdale UDP.

Education

An assessment has been provided of schools in this area and Schools and Young People’s Services do not consider that an educational contribution is required

Highway Considerations
The Head of Engineering Services has no objection to the proposal.


Crime Prevention

The West Yorkshire Police Architectural Liaison Officer has concerns that the basement level car park would be vulnerable and recommends that a security gate be installed with all car parking areas being illuminated. The proposal should meet secure by design standards.

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: 29 March 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:  392233

or

Roger Lee (Senior Officer) on Tel No:  392241
Conditions 
1.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
2.
This permission shall relate to the application as amended by the revised plans received by the Local Planning Authority on 20th March 2006.
3.
Notwithstanding any details shown on the permitted plans, the development shall not begin until details and/or samples of the facing material which shall be of regularly coursed natural stone (sympathetic in colour, coursing and texture to that used in the immediate vicinity), have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, it shall be constructed in accordance with the details so approved and so retained thereafter. The pointing shall be flush with the face of the stone or slightly recessed, ("ribbon" or "strap" pointing shall not be used) and shall be so retained thereafter.
4.
Notwithstanding any details shown on the submitted plans, the development shall not begin until details and/or samples of the roofing material which shall be of natural  slates have been submitted to and approved in writing by the Local Planning Authority.  Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
5.
Notwithstanding the submitted details before the development commences a signage and marking scheme within the site indicating a "one way" system through the retail car park ("in" at the north east access and "out" at the south west access) shall, unless otherwise agreed in writing by the Local Planning Authority, be submitted to and approved in writing by the Local Planning Authority. The signage and marking scheme so approved shall be provided before the retail element is brought into use and shall be retained thereafter
6.
Unless otherwise agreed in writing by the Local Planning Authority the accesses serving the retail car park shall be formed via block paved footway crossings and the access to the residential car park shall be formed via block paved footway crossing and the access to the residential car park shall be formed via a standard dropped footway crossing
7.
The retail car park shall be surfaced and sealed, and drained so that water does not flow on to Oldham Road
8.
The retail unit shall not be brought into use until the retail car park has been provided and marked out, and it shall be retained as such thereafter
9.
Notwithstanding the submitted details this permission shall not relate to the layout of spaces one and two in the residential car park. A single wide space shall be provided in this area before the development is brought into use and shall be retained thereafter.
10.
None of the apartments shall be occupied until the residential car park has been provided and marked out and shall be retained thereafter
11.
The development shall not begin until details of a scheme for foul and surface water drainage has been submitted to and approved in writing by the Local Planning Authority.  The scheme so approved shall thereafter be implemented prior to the first occupation of any part of the development and shall be so retained thereafter.
12.
No development approved by this permission shall be commenced until the following have been completed in accordance with documents PPS23 (ODPM 2004) and CLR11 (EA/DEFRA 2004)
a)A geo-environmental Desktop Study (Phase 1) including a conceptual site model with qualitative risk assessment has been completed and approved in writing by the Environment Agency and Local Planning Authority
b)Should the Desktop Study conclude that a geo-environmental Site Investigation (Phase 2) is required, this should be undertaken to include an appropriate scope with quantitative risk assessment, and approved in writing by the Local Planning Authority
c)Should the risk assessment conclude that risks to controlled water receptors are unacceptable; then a Remediation Statement including remedial options appraisal (demonstrating how the risks to controlled waters will be made acceptable) must be approved in writing by the Environment Agency and Local Planning Authority before any remedial works commence
d)On completion of the remedial works a Validation Report submitted to the Environment Agency (demonstrating that the remediation has achieved the previously agreed site-specific clean-up targets for the protection of controlled waters) must be approved in writing by the Environment Agency and Local Planning Authority before any development works commence
13.
Before the development begins a specification of measures to be taken to address crime prevention at the site shall be submitted to and approved in writing by the Local Planning Authority. The details so approved shall be fully implemented before the development is occupied
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.30 - 02
Application No:
06/00280/COU

Ward:
 Calder



  Area Team:
 Upper Calder


Proposal:
Change of use of ground floor to form retail shop.
Location:
9 Hope Street  Hebden Bridge  West Yorkshire  HX7 8AG  
Applicant:
Mr S James
c/o Deakin Design Associates  16 Halifax Road  TODMORDEN   OL14 5AD
Recommendation:
Permit
Policy Implication:
 



NP SP TP 


Head of Engineering Services Request:

  
Departure:





No
Parish Council Representations:


Yes Objections
Representations:
 
  
 
       
Yes
Consultations:
Group Engineer (Environment) Projects Team 
Engineering Services - Network Section 
Environmental Health Services - Pollution Section 
Hebden Royd Town Council 
Description of Site and Proposal

The property is situated on the east side of Hope Street at the end of Cheetham Street.  The property was last used as a dwelling, although it appears to have been empty for some time.  The majority of Hope Street is used for local services such as the Police Station, Baptist Church and library, and also for private residential purposes. The only shops are at the corner with Albert Street.  No.9 forms half of a pair of identical properties with No.7 which is currently in residential use.

The proposal is to change the use of the ground floor to a retail shop.

Relevant Planning History

An application for alterations to form a new shop front was refused at Committee in February 2006 due to the visual impact the proposal would have on the appearance of the Conservation Area, and the fact there was no extant permission for use as a shop.

In 1996 planning permission was granted for the conversion of the premises to a shop (96/01323/COU), however, this was never implemented and has since lapsed. 

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	E1
Town and City Centres

N2
Historic and cultural resources

 

	PPS No
	6
Planning for Town Centres

	UDP Designation
	Town Centre

Conservation Area

Wildlife Corridor



	UDP Policies
	N2
Compatibility with area's character 

N37
Conservation Areas  

N39
Effects of development in Conservation 
Areas 

N77 
Washlands and natural floodplains 

S1 
Priorities for retail locations 

S2 
Criteria for retail development 

S12 
Secondary shopping frontages

T23 
Provision of parking in town centres 


Publicity/ Representations:

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

Summary of points raised:

· The property was built in 1865 as an identical pair of residential properties.

· Hope St is not a shopping street, but No.7 & 9 form a unique pair of residential properties.

· There is no parking to the front of the property and delivery vans would block the road and cause queuing back to the A646.

· There is no room for deliveries to be to the rear of the premises, and limited space for the storage of waste.  The use of the rear yard would be to the detriment of residential amenity for the adjoining dwelling.
· Retaining the use of the property as a dwelling would help keep the centre of Hebden Bridge alive and add to the stock of family accommodation, which has been diminishing.

Parish/Town Council Comments

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

Hebden Royd Town Council comment as follows:

 “Objection – Hope Street is not and never has been a shopping street.  There are numerous vacant retail premises in the Town Centre area.  It is also desirable to retain family living accommodation in the Town Centre”.

Assessment of Proposal

Principle of development 

The site is located within Hebden Bridge Town Centre, although it is not on either a  primary or secondary shopping frontage.  Policy S2 provides criteria to assess retail proposals within urban areas against.  Of relevance it includes the possible impacts on environmental, amenity, traffic, safety or other issues and whether the development respects, preserves or enhances Conservation Areas.

Outside primary and secondary frontages changes of use are encouraged by Policy S12 in order to diversify the town centre, provided that there are no unacceptable environmental, amenity, traffic or other problems.  This policy relates to changes of use from retail to other uses.  There is no specific policy that relates to the change of use from other uses to retail, but in principle the development of shops in town centres is considered acceptable and appropriate, and a previous application was accepted as such in 1996.  The proposal would fall within use class A1 which includes shops, travel agents, hairdressers and post offices, and these are all acceptable uses within the town centre.  This is compatible with the character of the area and therefore policy N2 of the UDP. 

Notwithstanding concerns expressed by the Town Council and in the objections, PPS6 encourages diversity of uses in town centres in order to stimulate opportunities within the Centre.

Residential Amenity

The property adjoins a residential dwelling and the Head of Environmental Health has considered the issues relating to noise and waste.  As a result, he has requested a condition to secure a scheme for resistance to airborne and impact sound and details of the waste storage and collection.

The red line, which identifies the application site, does not include any external areas and therefore if consent is granted it would be restricted to the physical limits of the building and the waste would have to be stored internally.

Retail uses and residential properties are considered compatible neighbouring uses, particularly in town centres where a range if uses might be expected.

Conservation Issues

The property is within the Hebden Bridge Conservation Area.  Policy N37 and N39 seek to preserve the character and appearance of the conservation area.  As there are no external alterations included as part of the scheme, there can be no negative impact on the appearance of the Conservation Area.  

Hope Street is neither a shopping street nor a residential street.  It has a mixed character with the Police Station, Library and Church being the predominant structures within the street scene.  A shop would contribute to the overall mixture of uses within the street, and the character of the Conservation Area.

The change of use to a shop would have limited impact on the character or appearance of the Conservation Area and is therefore considered acceptable.

Highway Considerations

Within Town Centres Policy T23 does not require developments to provide parking.  The Head of Engineering Services has not raised any objection to the proposal 

Materials, Layout and Design

There are no external alterations proposed as part of this proposal.

Flood Risk
The site is within a Zone 3 area, which is the highest rating as categorised by the Environment Agency.  However as the proposal is for a less sensitive use than the existing residential use, the proposal is considered acceptable in relation to the risk from flooding to people and property.

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 22 March 2006

Further Information

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

Julie Davies
(Case Officer) on Tel No: 392224

or

Roger Lee
 (Senior Officer) on Tel No: 392241
Conditions 
1.
Before development begins, details of method of storage and access for collection of wastes from the premises shall be submitted to and approved in writing by the Local Planning Authority.  The approved measures shall be implemented in full before the use commences and shall be so retained thereafter.
2.
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 retail shop unit hereby permitted, and the adjoining dwelling 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 the retail shop unit and shall be retained thereafter.
3.
The use of the premises shall be restricted to the hours from 08.30 to 18.00  Mondays to Saturdays and the premises shall not be used at any time on Sundays.
4.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
18.30 - 03
Application No:
05/00554/FUL

Ward:
 Elland



  Area Team:
 Lower Calder


Proposal:
Proposed residential development of two detached houses (amended design omitting plot 2)
Location:
Land Off  Regent Close  Brighouse  West Yorkshire  
Applicant:
Mr & Mrs McMahon
c/o Calder Architectural Services  13 Henry Street  BRIGHOUSE  HD6 2BL
Recommendation:
Permit
Policy Implication:
 



 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


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

Recreation Sport & Streetscene - Countryside Section 
Description of Site and Proposal

The application relates to 0.125 hectares of land located to the east of New Hey Road at Rastrick. The site was formerly part of a garden area, and is surrounded by development on all sides, including the grounds of a Sunday School to the north. The site is the subject of a woodland Tree Preservation Order.

Full planning permission is sought for the construction of two detached dwellings, with vehicular access from New Hey Road via Regent Close. 

Relevant Planning History

None

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1 
Distribution of housing land

H2 
Sequential approach to the allocation of 
housing land

H3 
Managing the release of housing land



	PPG No
	3 
Housing



	UDP Designation
	Primary Housing Area

Wildlife Corridor



	UDP Policies
	H1 
Layout and design

H4 
Primary Housing Areas

N2 
Compatibility with area’s character

N4 
Design, layout and use of materials

N6 
Privacy and daylight

N59 
Wildlife Corridors

N60 
Protection of wildlife Habitats

N68 
Guidelines for protection and planting 
of trees

T3 
Design of highways and accesses

T19 
Car parking guidelines


Publicity/ Representations:

The application has been advertised with a site notice and neighbour notification letters. 32 letters of objection have been received. 

Summary of points raised:

· Impact on wildlife

· Impact on highway safety

· Insufficient parking

· Loss of trees

· Impact on the general character of the area

· Loss of privacy and daylight

· Impact on water pressure and the blocking of drains

· Concern that digging of foundations may cause subsidence of existing dwellings

· Disruption during construction

· Impact on stability and integrity of boundary wall

Assessment of Proposal

Principle

The site is located within a Primary Housing Area in both the adopted UDP and Deposit Draft Replacement UDP. As such the development is acceptable in principle under policy H4 of the adopted UDP.

The land was purchased by the applicant at the same time as the dwelling at 21 Clough Lane, is under the same title as that dwelling and also has no separate means of access. When the applicant sold 21 Clough Lane approximately a year ago, he retained the application site and constructed a fence to separate the site from the land remaining in the ownership of 21 Clough Lane. In view of this history, the site would appear to form part of the lawful domestic curtilage of 21 Clough Lane. As such the site is classed as previously developed land and is therefore consistent with government guidance in PPG3 relating to the development of previously developed land before greenfield sites.

Density

In the form originally submitted the development had a net density of 24 units per hectare. As a result of negotiations with the applicant one dwelling was omitted resulting in a net density of some 16 units per hectare. 

Whilst the above density is less than the minimum density of 30 units per hectare recommended in PPG3, the presence of protected trees and the standard of the access limit the density that could be achieved on this site. 

Residential Amenity

The development has been designed in such a way as to ensure that the minimum distances between dwellings set out under policy N6 of the UDP are met or exceeded. The relationship between plot 2 and 15 New Road Square was a cause for some concern and in the light of this the applicant agreed to omit that plot.

Materials Layout and Design
The proposal is for conventionally designed two-storey detached houses, finished in natural stone and natural or artificial blue slates. The surrounding area is characterised by a range of different house designs and layouts, and a number of different facing and roofing materials are also evident in the area. Therefore, subject to conditions requiring approval of materials (it is suggested that either natural or artificial stone would be acceptable in this location), the application is acceptable and complies with policies N2 and N4 of the UDP.  

Highway Considerations
Four off-street car parking spaces are proposed along with sufficient space to turn vehicles around clear of Regent Close and New Hey Road. The Head of Engineering Services has no objection to the application.   

Trees and Landscaping

The proposed development would result in the removal of a number of trees and the whole site is subject to a Tree Preservation Order. In view of this the applicant has provided a Tree Report that considers the health and amenity of the trees within and immediately adjacent to the site.  The report identifies 5 trees/groups of trees that require removal regardless of development due to poor health. The bulk of trees to be removed are classified as trees that could be retained, but are immature or of no particular merit. Prior to the omission of the third plot it was also proposed to remove 2 trees that have been classified as falling into the retention ‘desirable’ category. However, the omission of that plot has restricted the loss to one specimen. It is not proposed to remove either of the 2 trees falling into the retention most desirable category.  

Overall it is considered that the scheme now strikes the appropriate balance between the retention of trees that contribute to the amenity of the area, and facilitating the redevelopment of the site. The application therefore complies with policy N68 of the UDP. 

The Head of Recreation, Sport and Streetscene has raised concern over the amount of trees that would be lost, albeit that some are self sown.  The omission of one plot goes some way to addressing his concerns and he would wish to see a suitable landscaping scheme conditioned to include replacement trees.
Wildlife and Ecology 

The applicant has provided a report assessing the impact of the development on wildlife. The Head of Recreation, Sport and Streetscene has inspected this report and confirms that he accepts its findings and he has no objection on this issue.  The application complies with policies N59 and N60 of the UDP. 

Other issues raised
· Impact on water pressure and the blocking of drains – Water pressure is a matter between Yorkshire Water and its customers, whereas blocking of drains is a private matter.

· Concern that digging of foundations may cause subsidence of existing dwellings – the objector has not provided any particular evidence to suggest why this should occur. However, this matter would be controlled through Building Regulations 

· Disruption during construction – This is temporary and does not justify refusal of planning permission.

· Impact on stability and integrity of boundary wall – This is a private matter. 

CONCLUSION

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



 Head of Planning and Regeneration

Date: 20 March 2006

Further Information

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

Richard Seaman (Case Officer) on Tel No:  392248

or

Roger Lee (Senior Officer) on Tel No:  392241
Conditions 
1.
This permission shall relate to the application as amended by the revised plan 'A' received by the Local Planning Authority on 17 March 2006.

2.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the external facing material which shall be of regularly coursed natural stone or pitched-faced artificial stone (sympathetic in colour, coursing and texture with the local natural stone used in the immediate vicinity) have been submitted to and approved in writing by the Local Planning Authority. Furthermore, the pointing shall be flush with the facing of the stone or slightly recessed.  Before the development hereby permitted is first brought into use, the facings of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
3.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the roofing materials which shall be of natural stone slates, natural blue slates or artificial slates (sympathetic with local natural stone slates or blue slates) have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
4.
Notwithstanding the submitted plans, this permission shall not relate to the removal of the tree identified as Tree 15 in the submitted Arboricultural Survey.
5.
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 to be retained. 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.
6.
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.
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.
The development shall not begin until details of the treatment of the boundaries of the site have been submitted to and approved in writing by the Local Planning Authority. The treatments so approved shall then be provided in full prior to the first occupation of the dwellings and shall thereafter be retained.
9.
No dwellings shall be occupied until the off street parking and turning facilities shown on the permitted plans for that dwelling have been constructed, surfaced and sealed and made available for the occupiers of that dwelling. These facilities shall thereafter be retained.
10.
Unless otherwise agreed in writing by the Local Planning Authority the development shall be carried out in complete accordance with the approved plans, unless the variation from approved plans is required by any other condition of this permission.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
19.00 - 01
Application No:
06/00163/OUT

Ward:
 Illingworth And Mixenden



  Area Team:
 Upper Calder


Proposal:
Mixed use development of housing and commercial development including new access into adjoining fields and extension to curtilages at 46-64 Holdsworth Road  (Outline).
Location:
Land At Whitehouse Farm  Holdsworth Road  Holmfield  Halifax  West Yorkshire
Applicant:
Mr R Sutcliffe
c/o Pickles Architects  16 Church Lane  BRIGHOUSE   HD6 1AT
Recommendation:
Refuse
Policy Implication:
 



 


Head of Engineering Services Request:

  
Departure:





Yes
Parish Council Representations:


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

Recreation Sport & Streetscene - Countryside Section 
West Yorkshire Police ALO 
Environment and Regeneration Group 
Local Planning and Policy Team - Mike 
Group Engineer (Environment) Projects Team 
Description of Site and Proposal

The site extends to just under 2 hectares and is located on the edge of an urban location on the north side of Holdsworth Road, with local schools and a new housing estate on the opposite side of the road. Riley Lane runs to the west of the site and Holdsworth Road to the south.  There is existing housing to the east and the Holmfield Industrial Estate further to the north east, with Green Belt land to the north.  Part of the site is currently in mixed use for both residential and industrial purposes, comprising of the farmhouse and a pallet storage and distribution business, which includes 5 buildings, two of which are attached to the house.

The proposal is submitted in outline and permission is sought for a mixed used development of the site.  The predominant use would be for housing with 60 dwellings proposed on 1.7 hectares, to include family housing, lifetime and over 55 units.  The south eastern corner of the site is intended for commercial use with single storey workshops/offices, day nursery and a café/sandwich shop indicated.  The proposal also includes curtilage extensions for existing terraced properties from Nos 46 to 64 Holdsworth Road and the formation of an access road within the site into adjoining Green Belt land to the west with a view to its potential future use for leisure and recreational purposes.

Approval is sought for siting and access at this stage.

Relevant Planning History

Outline planning permission was granted at Planning Committee in 2003 for the residential development of the south eastern portion of the site (02/01746).  That permission has recently been renewed under delegated powers (06/00160).

Outline planning permission for the residential development of the south western part of the site was refused in 2003 (03/00483) on the grounds that it involved the development of Green Belt land and also a greenfield site, therefore being contrary to both PPG2 and PPG3 as well as policy N105 of the UDP.

Two other permissions on nearby land are also relevant – one for industrial development 50m to the north of the site granted in 2002 (02/01212) and the other a reserved matters approval granted earlier this year for 3 dwellings immediately to the east of the site (05/02221).

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	S4
Urban and rural design

P2
Green Belts

H1
Distribution of additional housing

H2
Sequential approach to the allocation of 
housing land



	PPG No
	2
Green Belts

3
Housing



	Adopted UDP Designation
	Primary Housing Area

Green Belt 



	Replacement UDP Designation
	Primary Housing Area

Protected Land



	UDP Policies
	H4 
Primary Housing Areas

H14
Affordable Housing

N2
Compatibility with area’s character

N5
Design, layout and crime prevention

N6
Privacy and daylight

N24
Provision of open space by developers

N31
Listed Buildings

N60
Protection of wildlife habitats

N68
Guidelines for the protection and 
planting of trees

N91
Air pollution

N92
Development of noise pollution

N105
Retention of the Green Belt 

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

CF18
Education, infrastructure provision for 
new housing development

CF33
Provision of day care facilities

T3
Design of highways and accesses


Publicity/ Representations:

The application has been publicised with site and press notices as well as neighbour notification letters.  16 letters of objection and 1 letter of support have been received.

Summary of points raised:

· Noise and disturbance from the proposed commercial uses

· Impact on traffic levels and highway safety

· Loss of views

· Loss of privacy

· Impact on local environment and wildlife

· Commercial development would be out of place in a residential area 

· The land is Green Belt

· Over-intensification of housing

· Access into the field is for future housing

· No need to release more land to housing

· No parking for commercial uses

· Character of development out of keeping with the older and listed buildings in the area

· Loss of trees

Assessment of Proposal

Principle of Development

The site has a mixed allocation in the adopted Unitary Development Plan, including both Primary Housing and Green Belt land.  The Green Belt annotation is the predominant one however, covering around ¾ of the overall site area (i.e. 1.5 hectares of the 2 hectare site).  In the proposed Replacement UDP, the recommendation put forward at the Public Inquiry was that the Green Belt area be re-allocated as Protected Land.  However, the Inspector in her report following the Inquiry considers that there is no necessity for the land to be removed from the Green Belt to meet development needs either in the short or long term.  In these circumstances, it is considered that the Green Belt status of a large proportion of the site should carry significant weight in the decision making process.

With regard to Green Belt issues, Policy N105 of the UDP, which broadly reflects national policy advice in PPG2, lists the types of development that are considered to be appropriate in the Green Belt.  The development of new housing does not fall into that list and, as such, the proposal is inappropriate development and represents a departure from the development plan and can only be accepted if very special circumstances exist.

The applicant has argued that over 50% of the site is brownfield and, although it is considered that this is an over-estimation, any brownfield status does not overcome the fundamental issue that by definition development is inappropriate.  The applicant also contends that the Regional Government Office has recently raised housing allocation figures in Calderdale and that as protected land reserved for future use, the site can be brought forward to address this housing demand.  The point about the protected land status was made prior to the Inspector’s report being issued and as outlined above, the intention now is that much of the site remains within the Green Belt.

With regard to housing allocation figures, the target for new housing under the Regional Spatial Strategy is given as a further 8,100 new dwellings between 1998 and 2016.  As of 30 September 2005, 5041 new dwellings had been completed since 1st April 1998 and a further 5,570 had planning permissions.  Therefore in view of the number of new dwellings, either completed or with extant permissions, and the Council's determination to make decisions on applications for new housing in the light of PPG3 and RSS advice, there is no demonstrable need to support housing developments on either Green Belt land or on greenfield sites.  

The applicant also advises that the proposal makes provision for access into adjacent fields for future recreational use, that it is close to existing facilities (such as schools and public transport), and that it would provide adequate funds to allow the existing pallet manufacturing business to re-locate, with an agreed contribution also to be made towards adjacent community sports facilities.

Whilst these comments are noted, they cannot be considered to represent very special circumstances to justify a departure from established Green Belt policy.  

In summary therefore on the issue of Green Belt, the proposal is not considered to be acceptable and is in conflict with policy N105 of the adopted UDP and PPG2 advice.

Turning to the Primary Housing Area allocation, which makes up the remaining ¼ of the site, as already referred to in the “History” section, outline permission has been granted for residential development of this area.  There is no objection to the development of this part of the site for housing, although much of this area is actually intended for the commercial aspect of the development.  Policy H4 of the UDP does allow for both local community and shopping uses, along with certain forms of employment, where there is a local need and provided that they are in accordance with other relevant UDP policies.

Whilst it is possible that a day nursery, workshop/office use and café/sandwich shop may have some justification in this location, having regard to the built up nature of the area with a good mix of industry and housing, no supporting case has been made to demonstrate that there is indeed a local need and in the absence of this the application has to be considered to be in conflict with policy H4.

PPG 3 Issues

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

In terms of the site’s status, it is considered that part of the site is brownfield, which is the area where the pallet activity is, and also the farmhouse and its associated curtilage.  As already referred to outline permission has been granted for housing on this area.

The remainder of the site is physically separated from the existing housing and commercial uses and is considered to be greenfield land. It has already been demonstrated that there is no need to release this land to housing, aside from its UDP allocation.

With regard to density, 60 dwellings are proposed on 1.7 hectares of the site, which equates to 35 units per hectare which is within the recommended 30-50 units per hectare level that PPG3 promotes.

On the issue of sustainability, it is considered that the site performs satisfactorily against the criteria set out in paragraph 31 of the PPG, which are concerned with location and accessibility to jobs, shops and services by means other than the private car; the capacity of infrastructure; the ability to build communities to support new and existing services and facilities; and physical and environmental constraints. 

Residential Amenity

With regard to the distance standards between dwellings that accompany policy N6 of the UDP, there are no concerns with the layout either in terms of the relationship to existing dwellings on Holdsworth Road to the south and east or to the dwellings on Riley Lane, as the distances achieved are at least 25m which is in excess of the minimum 21m recommended.  Similarly there is no conflict either with the relationship of the proposed dwellings to each other.

The only concern is with the layout and position of some of the proposed commercial uses at the south eastern end of the site.  The day nursery would be located 15m away from No 8 Holdsworth Croft and adjacent to the boundary to that property, whilst the workshops and offices would be adjacent to the boundary and within 2m of the closest of the three dwellings approved earlier this year, which has a habitable room window facing towards the site.  The Head of Environmental Health considers that the relationship between the workshops/offices and the development to the east can be acceptable subject to conditions to control noise levels, restrict operational hours and to require the building to have a blank eastern elevation.

With regard to the day nursery, the Head of Environmental Health objects to the location of this, on the basis of the absence of any indication as to where the outdoor play space would be for children and the requirement for kitchen extraction equipment, both in terms of noise and odour nuisance to the nearby property at 8 Holdsworth Croft and the nearest proposed dwelling within the site.  As such, the proposal is considered to be contrary to policies N91 and N92 of the UDP.

The concern about external play space also extends to the requirements of policy CF33 of the UDP which requires adequate outdoor play space to be provided with day nurseries.  On the basis of the submitted layout, it is difficult to assess where there would be available room to make this provision and on this basis this element of the proposal does not comply with policy CF33.

Trees and Landscaping

There are a large number of well established but young trees on the undeveloped part of the site, which collectively form an attractive feature and are of public amenity value.  The applicant indicates that trees would be lost to accommodate the housing development, but that a substantial amount would be retained, along the boundaries of the site.  

Subject to the retention of the boundary trees, the proposal would accord with policy N68 and the Head of Recreation, Sport and Streetscene has no objection to the application subject to conditions to protect the boundary trees and to landscape the site.

Wildlife Issues

The Head of Recreation, Sport and Streetscene considers that there is the potential that bats may roost in the buildings on the site and recommends that a condition be include for a survey to this effect, along with an indication of mitigation measures, in the event that outline permission is granted.

Highway Considerations 
Access would be taken from the existing access point onto Holdsworth Road. Objectors have raised concerns that the additional traffic generated by the development would have an unacceptable impact on what is already a busy local road network, taking account of the nearby industrial estate and local schools.  However, the development would result in the removal of traffic and manoeuvres associated with the existing pallet manufacturing business and the Head of Engineering Services does not object to the application.

Layout and Conservation
As siting is put forward for consideration it is necessary at this stage to consider the proposed layout of the development.  The arrangements for splitting the residential and commercial aspects are considered to be satisfactory, with the internal estate road separating the two uses.  The residential layout is of a typical suburban style, in the form of a circular estate road with houses outside and inside it served by individual drives.  This is satisfactory having regard to the character of the area.

Reference has been made in the objections to the layout not respecting the more traditional buildings or listed buildings in the area.  There are listed buildings both to the south and east of the site, however, it is considered that there is a reasonable buffer between the site and these buildings, such that there is no significant impact and the setting of the listed buildings would not be harmed by the development. 

Education
Schools and Young People’s Services consider that the development has the potential to create demand for 12 primary school places and 9 secondary school places. There are adequate surplus school places at both levels and therefore no contribution is requested.

Affordable Housing

Policy H14 of the UDP and the Government’s circular 6/98 states that it is appropriate for local authorities to seek to negotiate an element of affordable housing on sites of the size proposed in this application.

There is an identified local need for units of this type in the area and although comments have not yet been received from the Head of Housing Services it is expected that affordable housing would be required on site and on the basis of 20% of the dwellings (or net floorspace) at a price that ensures that rent levels are consistent with the Housing Corporation’s target rent without the need for further subsidy.

Crime Prevention

The West Yorkshire Police Architectural Liaison Officer, whilst not objecting to the proposal, has raised a concern with the proposed inclusion of an access road into the adjacent land to the east, in terms of potential security and crime risk issues.  He would prefer to see any access into this land taken directly from Riley Lane. 

In the event that planning permission is granted a scheme of measures to be taken to address crime prevention would be recommended.

Other Issues

Concerns have been expressed in the objections about the proposed access into the adjacent land to the east and that this would be to serve further housing (this land is Green Belt allocated). The applicant has indicated on the submitted plan that the access is to be provided to facilitate the potential future use of that land for recreational and leisure purposes, rather than taking a direct access from Riley Lane, which it is felt would be more contentious locally.  Any future use of this land would require separate planning approval and therefore, an access road into it from the site would not prejudice any future consideration of such an application.
CONCLUSION

The proposal is not considered to be acceptable.  The recommendation to refuse has been made because the development is not in accordance with policies H4, N91, N92, N105 or CF33 of the Calderdale Unitary Development Plan and is also not in accordance with the advice in Planning Policy Guidance Notes 2 and 3.

Chief Officer:
      Duncan Hartley

                            Head of Regeneration and Planning 

Date: 23 March 2006
Further Information

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

Roger Lee (Case Officer) on Tel No: 392241
Reasons 
1.
The bulk of 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, and the making of a material change of use of land where the openness of the Green Belt is maintained) in order to check the unrestricted sprawl of large built up areas, to safeguard the contryside from encroachment and to retain the openness of the Green Belt.  The proposal falls outside these specified categories in that it involves new housing development which by definition is inappropriate in the Green Belt nor is it considered that very special circumstances have been established which justify an exception being made to the presumption against inappropriate development.  The proposal would therefore cause demonstrable harm to the Green Belt and is contrary to the above policies.
2.
The bulk of the site forms part of a wider area of undeveloped ("greenfield") land. Planning Policy Guidance Note No. 3 (PPG3)  places a strong emphasis on new housing development taking place on previously developed land ("brownfield land") and there is a presumption that such land should be developed before greenfield sites. There is a suufifient supply of new dwellings, either completed or with extant permissions, such that there is no current need to release greenfield sites for housing development.  As such, the Local Planning Authority considers that the proposed development fails to meet the criteria for development set out in, and would conflict with the aims and objectives of PPG3.
3.
The proposed commercial development and in particular the workshops and day nursery would be likely to result in disturbance being generated to residents of adjacent dwellings, both existing and proposed, and would thereby be detrimental to the amenities of those residents.  For these reasons the proposal would be contrary to Policies N91 and N92 of the Calderdale Unitary Development Plan.
4.
The proposed day nursery does not include the provision of, or sufficient land, for external play space. As such, the proposal is contrary to Policy CF33 of the Calderdale Unitary Development Plan.
5.
Policy H4 of the Calderdale Unitary Development Plan establishes that local community and shopping uses as well as certain forms of employment can be supported where there is a local need. No supporting evidence has been submitted to demonstrate that a local need exists for the proposed day nursery, cafe/sandwich shop or workshops/offices.  In these circumstances the proposal is considered to be in conflict with Policy H4 of the Calderdale Unitary Development Plan.
SEE SITE LOCATION MAP ON WEB PAGE

www.calderdale.gov.uk/build-plan/planning/control/search/index.jsp
Time Not Before:
19.00 - 02
Application No:
06/00172/FUL

Ward:
 Brighouse



  Area Team:
 Lower Calder


Proposal:
Proposed detached dwelling.
Location:
Land Rear Of  49 Halifax Road  Brighouse  West Yorkshire  
Applicant:
Mr & Mrs Clenton
c/o Calder Architectural Services  13 Henry Street  BRIGHOUSE  HD6 2BL
Recommendation:
Permit
Policy Implication:
 



HP NP 


Head of Engineering Services Request:

$  
Departure:





No
Parish Council Representations:


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

The site is situated to the north West of Brighouse Town Centre, and is situated to the rear of the property of number 49 Halifax Road. The site is surrounded by residential properties consisting of a mixture of terraced, semi-detached and detached properties.

The proposal is for a detached dwelling to the rear of 49 Halifax Road, and to remove a garage and greenhouse within the existing garden area. The rear boundary of the garden area is on Rydings Avenue, which is a cul-de-sac and the access to the dwelling would be gained from here. Separating the site from 49 Halifax Road, is a back lane, which is for the residents of Halifax Road to gain vehicle access to the garages for their properties.

Relevant Planning History

None

Key Policy Context:
	Regional Spatial Strategy 

for Yorkshire and the Humber
	H1
Distribution of additional housing

H2
Sequential approach to the 
allocation of housing



	PPG No
	3
Housing



	UDP Designation
	Primary Housing Area

Wildlife Corridor



	UDP Policies
	H1
Layout and design

H4
Primary Housing Areas

N2
Compatibility with the area’s character

N4
Design, layout and use of materials 

N6
Privacy and daylight

N59
Wildlife Corridors

T3
Design of highways and accesses

T19
Car parking guidelines


Publicity/ Representations:

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

Summary of points raised:

· The entrance to the proposed house will cause parking problems in the cul-de-sac.

· The only parking spaces that are available are where the entrance to the proposed dwelling will be.

· There will be no space for visitors to park in Rydings Avenue, if the proposal is permitted and then existing residents driveways would become blocked.

· If the garden of 49 Halifax Road is used for the construction of a dwelling, then the property would lose most of it’s garden, and this would in turn affect the character of the area

· The outlook for the properties of Rydings Avenue and the rear of the houses on Halifax Road would change

· The house will be very thin and narrow and within close proximately to existing dwellings

· There is no garage incorporated into the development

· There are already parking problems in the cul-de-sac

· The proposal will not be in keeping with its surroundings

· The submitted plans fail to show the laying of sewage pipes and the relationship to public open space density.

· There is a lamppost within the site that may have to be moved.

· The proposal if permitted may set a precedent.

· The development may cause problems with the sewerage system.

· The back access road is already in a poor condition

· There are covenants on the back lane stating that the lane needs to be kept open at all times.

Assessment of Proposal

Principle of Development

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

Notwithstanding the support from the UDP, PPG3 along with the Regional Spatial Strategy are also material considerations in the assessment of an application of this nature. PPG3 places a strong emphasis on new housing taking place on previously developed sites (i.e. brown field) as oppose to green field. The site is within the residential curtilage of 49 Halifax Road, and therefore is considered to be a brown field site.

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

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

Density
The application site has an area of 0.018 hectares and proposes the construction of one dwelling. This works out at a density of 50 dwellings per hectare. PPG3 states that a preferable density is 30 to 50 dwellings per hectare. 

Residential Amenity

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

The proposed dwellings main facing aspect will be the west elevation, facing towards Halifax Road, this will be 21 metres from the dining room of 49 Halifax Road. The minimum distance established within policy N6 for main to main is 21 metres, therefore the proposed distance is seen to be acceptable.  The main elevation will also be 17 metres from a conservatory of 47 Halifax Road. However the view of the conservatory to the site is blocked by a shed in the rear yard, and therefore there are no privacy or overlooking concerns.

The elevation facing Rydings Avenue contains secondary aspect windows, and will be 40 metres away from the main aspect of number 18 Rydings Avenue. 

The north elevation contains a side aspect and is 16 metres away from 7 Rydings Avenue and is a side elevation, and the blank south elevation is 5 metres away from a blank side elevation. These are considered to meet the requirements of policy N6.

Notwithstanding concerns expressed in the objections, the proposal is considered to provide adequate provision for amenity space. The existing dwelling of 49 Halifax Road, has a back yard, as well as the application site, and if the proposal is permitted would still be considered to have adequate amenity space.

Design and Materials
Policy N2 states that development must respect the established character of its surroundings in terms of scale, form and materials.

The proposed materials for the development are natural or artificial stone slate for the roofing material, and natural coursed stone for the facing material. The surrounding properties on Halifax Road are constructed in mostly natural stone. The properties on Rydings Avenue are constructed of a mixture of natural and artificial stone. Therefore the proposal is considered to be in keeping with the surroundings.

The proposal is considered to be acceptable in terms of policy N2, and also N4.

Highway Considerations
Policy T3 of the UDP states that the council will expect the design and layout of highways and accesses to ensure the safe and free flow of highway safety. The Head of Engineering Services raises no objection subject to 2 replacement car parking spaces to be provided for 49 Halifax Road, and two spaces for the proposed dwelling.

Wildlife and Conservation

The site is situated within a Wildlife Corridor and policy N59 is of relevance. Policy N59 states that development must not prelude the movement of wildlife along the corridor. There have been reports of bats in the area and as the proposal will involve the removal of existing built structures a condition is included for a bat survey to be carried out.

CONCLUSION

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

Chief Officer:
 Duncan Hartley



 Head of Planning and Regeneration

Date: 22 March 2006

Further Information

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

Gina Buckle
(Case Officer) on Tel No:  392257

or

Roger Lee
 (Senior Officer) on Tel No:  392241
Conditions 
1.
Notwithstanding any details shown on the permitted plans the development shall not begin until details and/or samples of the roofing materials which shall be of natural stone slates, natural blue slates or artificial slates (sympathetic with local natural stone slates or blue slates) have been submitted to and approved in writing by the Local Planning Authority. Before the development hereby permitted is first brought into use, the roofing of the development shall be constructed in accordance with the details/samples so approved and shall be so retained thereafter.
2.
Unless otherwise agreed in writing by the Local Planning Authority the development shall not begin until a bat survey has been carried out by a properly qualified expert in accordance with a scheme of investigation which first shall have been submitted to and approved in writing by the Local Planning Authority. Thereafter the development shall be carried out in full accordance with any recommendations contained in the surveys.
3.
The two replacement parking spaces for 49 Halifax Road shall be provided and hard surfaced before the existing parking area/garage is removed. The parking area so provided shall be retained as such thereafter.
4.
The two parking spaces for the new dwellings shall be provided and surfaced, sealed and drained before the new dwelling is occupied. The parking area so provided shall be retained thereafter.
5.
The development shall not begin until details of a scheme for foul and surface water drainage has been submitted to and approved in writing by the Local Planning Authority.  The scheme so approved shall thereafter be implemented prior to the first occupation of any part of the development and shall be so retained thereafter.
6.
Notwithstanding 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.
7.
Prior to the development commencing:
a. A contaminated land Phase I report to assess the actual/potential contamination risks at the site shall have been submitted to, and approved in writing by, the Local Planning Authority .
b. Should the Phase 1 report recommend that a Phase II investigation is required, a Phase II investigation shall be carried out and the results submitted to, and approved in writing by, the Local Planning Authority.
c. Should the Phase II investigations indicate that remediation is necessary, then a Remediation Statement shall be submitted to and approved in writing by the Local Planning Authority. The remedial scheme in the approved Remediation Statement shall then be carried out.
Should remediation be required, a Site Completion Report detailing the conclusions and actions taken at each stage of the works including an agreed scheme of validation works shall be submitted to, and approved in writing by, the Local Planning Authority prior to the first use or occupation of any part of the development hereby approved.
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.
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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