RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

DEFER AND DELEGATE TO THE DIRECTOR OF DEVELOPMENT SERVICES SUBJECT TO A SECTION 106 AGREEMENT

DATE:


11 MARCH 2010

REF:


SW/EL

CHECKED BY:


APPLICATION NO:
3/2010/0054/P
(GRID REF: SD 373624 440918)

PROPOSED REGENERATION OF OPEN LAND (INCLUDING THE FORMER EA DEPOT – PART) FOR RESIDENTIAL DEVELOPMENT (25 AFFORDABLE UNITS), TO FORM PART OF THE WIDER PRIMROSE HOUSING SCHEME (APPLICATION 3/2008/0526/P), INCLUDING ACCESS LINK TO EXISTING CONTOUR HOUSING SCHEME AT FORMER EA DEPOT AND ADJACENT LAND TO REAR OF PRIMROSE MILL, WOONE LANE, CLITHEROE 

	TOWN COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I have no objection in principle to this application on highway safety grounds.

The applicant has provided relevant information concerning the anticipated impact of the proposed units being accessed from George Street.  I recognise that the existing parking patterns act to deter high vehicle speeds and that these will remain largely unaffected by the proposed development.  



	
	The applicant has identified changes in vehicular activity that, while relatively small in terms of vehicle numbers (9 and 13), would see an increase of almost 25% in the am peak and over 50% in the pm peak.  It is my view that this anticipated increase would not have an adverse impact on the safe operation of the priority junction at Woone Lane with George Street.  



	
	In response to concerns from residents, lengths of prohibition of waiting at the junction of Woone Lane and George Street are to be advertised from 25 February to 25 March 2010.  This simple junction protection is being considered in an effort to facilitate the safe movement of turning traffic and improved visibility.  



	
	It is suggested in the application that the road width of this junction be increased through a scheme of local widening.  I am concerned that this would require considerable engineering works to achieve a relatively minor improvement and may not take into account the impact of any changes on the adjacent lodge.  



	ENVIRONMENT DIRECTORATE (PLANNING CONTRIBUTIONS):


	Request £12,000 for waste management.

	ENVIRONMENT AGENCY:
	No objection in principle to the development.

	ADDITIONAL REPRESENTATIONS:
	Eleven letters of objection have been received.  Members are referred to the file for full details which can be summarised as follows:



	
	1.
	Oppose the creation of an access link to the proposed development from George Street on the following grounds:



	
	
	i.
Volume of traffic on George Street would present a danger to children who play in the road of this cul de sac.

ii.
Noise.

ii.
The road width is too narrow at the bottom end to accommodate parked cars and allow movement of vehicles to and from the site, especially emergency service vehicles.



	
	2.
	The junction with Woone Lane is hazardous to navigate with traffic parked right up to the end of George Street.



	
	3.
	Whilst Contour have been considerate to think of the disturbance construction traffic would cause residents, and thus use a different access route for that purpose, it is requested that Contour rethink their permanent access plans.



	
	4.
	Effect on privacy.



	
	5.
	Effect on current parking arrangements for residents of the Contour site adjacent to the proposed development.

	
	
	

	
	6.
	Quarry impact on public footpath.


Proposal

This is a full planning application for the development of phase 1A of the Primrose Regeneration Scheme – being the subject of outline planning application 3/2008/0526/P (still awaiting completion of the Section 106 Agreement at the time of drafting this report).

The proposal comprises the erection of 25 affordable dwellings intended for future ownership and management by an RSL.  The application is made jointly by Beck Developments Ltd and Contour Housing Group with the latter already being the current owner and social landlord of 11 properties on George Street.  The 25 units would be for social rent and comprise seven separate blocks of accommodation as follows.

Block 1

Comprises four x three bed five person houses in a terrace block with approximate dimensions of 21.7m x 9.4m x 8.4m in height.

Block 2 

Comprises three x three bed five person houses in a terrace block with approximate dimensions of 16.3m x 9.4m x 8.4m in height.

Block 3 

Comprises four x two bed four person houses in a terrace block with approximate dimensions of 24.6m x 9.4m x 8.4m in height.

Block 4

Comprises three x two bed four person apartments in a block with approximate dimensions of 9.5m x 11.3m x 11.1m in height.  In this block is a communal staircase with an apartment on each floor.  

Block 5

Comprises four x two bed four person houses in a terrace block with approximate dimensions of 14.9m x 9.4m x 8.4m in height.

Block 6

Comprises three x two bed four person houses in a terrace block with approximate dimensions of 14.9m x 9.4m x 8.4m in height.

Block 7

Comprises four houses in a terraced block with approximate dimensions of 20.2m x 9.4m x 8.4m in height.  Three of these would be two bed four person dwellings with one three bed five person unit.

Construction materials throughout would be buff art stone to the walls under a grey concrete tiled roof with white UPVC windows and doors.  The dwellings would be arranged around an extension to George Street with a new cul de sac turning head formed.  Blocks 1 and 7 are on the boundary with the existing development at George Street with the apartment block (block 4) being at the site’s most south western corner.  Off street parking spaces are provided to the front of the dwellings with each house having rear garden areas in lengths ranging from 9m to 15m.  

Highways 

As mentioned above, it is intended to access these 25 units by extending George Street.  

The scheme also denotes a junction improvement scheme at the point where George Street meets Woone Lane by utilising land on the east side of Woone Lane to build out the Woone Lane/George Street junction and realign an existing stone wall to widen Woone Lane in order to achieve improved visibility splays.  

In terms of construction traffic, the applicants have stated that they will use the existing Woone Lane access to eliminate any disruption and nuisance to existing George Street residents during the build process.  

Site Location

The site is set to the immediate south of an existing social housing scheme at the end of George Street.  To the west lies the railway line with the site forming a small part of the overall Primrose Regeneration Scheme that was presented to Planning and Development Committee in outline form under 3/2008/0526/P in May and June of last year with a further report in December outlining ongoing discussions regarding the Section 106 Agreement.  It is within the saved settlement boundary of Clitheroe and is also partly covered by the saved Primrose Area Policy A1 which shows this site identified as a potential employment area (subject to constraints).

Relevant History

3/2008/0526/P – Proposed regeneration of sites around and including Primrose Mill for residential development, including improved site access, highways improvements and provision of public open space.  Deferred and delegated to Director of Development Services to negotiate content of Section 106 Agreement – still ongoing at time of report preparation.

3/2010/0055/P – Regeneration of the existing commercial site(s) for residential development (25 units), being phase 1b of the Primrose Residential Project including improved vehicular access to Woone Lane (6 homes by affordable units and 19 market/for sale units).  See elsewhere in this agenda.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV9 - Important Wildlife Site.

Policy H19 - Affordable Housing - Large Developments and Main Settlements.

Policy H21 - Affordable Housing - Information Needed.

Policy EMP11 - Loss of Employment Land.

Policy RT8 - Open Space Provision.

Policy T1 - Development Proposals - Transport Implications.

Policy T7 - Parking Provision.

Policy A1 - Primrose Area Policy.

Affordable Housing Memorandum of Understanding.

North West of England Plan - Regional Spatial Strategy to 2021 – Policy DP1 – Spatial Principles.

Regional Spatial Strategy to 2021 - Policy L4 – Regional Housing Provision.

Regional Spatial Strategy to 2021 - Policy L5 – Affordable Housing.

Regional Spatial Strategy - Policy DP7 – Environmental Quality.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration in the determination of this application are the principle of development, highway safety, visual impact and impact on adjacent residential amenity.

Principle of Development 

Members will see from the planning history section of this report that an outline application for the re-development of a much larger site has been considered under 3/08/0526/P with Planning and Development Committee satisfied with that scheme subject to a suitably worded Section 106 Agreement being drafted to deal with affordable housing and financial contribution towards highways improvements and public open space.  Work is still progressing on agreeing the precise wording of that document.  

Ideally, this application and that for phase 1b (3/2010/0055/P elsewhere within this agenda) would take the form of reserved matters submissions following the grant of outline where the principle of development had already been clearly established.  However, the developer (Beck Developments Ltd) and Contour Housing Group have applied to the Homes and Communities Agency to secure funding under the Kickstart 2 programme and in order to meet timescales set by that process, they have had to submit full planning applications for part of the overall site that forms the outline application scheme.  As submitted, there is no draft Section 106 to cover this phase of development but the application is submitted within the spirit of the outline scheme already presented to Members last year.  The Council's solicitors are investigating ways of ensuring that the negotiated thresholds for affordable housing and monies for highway works and public open space, can be tied to this application and at the time this report was drafted, that had not been fully established.   Therefore, whilst this submission is a full application, and it could be argued should be looked at fresh in terms of principle against the most up to date planning policies, I am of the opinion that in terms of permitting residential development on this parcel of land regard should be had to the extensive negotiations on this wider scheme over the past couple of years and a pragmatic approach taken in that subject to highways and amenity considerations, the principle of 25 affordable units is acceptable.

Highways 

The outline application that Members have previously considered showed a single means of access to the entire development site leading from Woone Lane.  The introduction of Contour Housing Group as a partner to deliver 25 affordable units  on a site immediately adjacent to their existing properties on George Street has led to this application being submitted with a new access provided from George Street as they consider it to be beneficial from a future housing management and maintenance strategy as all their properties would sit together.  

The application has been submitted with a transport statement that outlines the required highway improvement works as described above and that the proposed development is estimated to generate a net increase of 9 (two way) vehicle movements in the am (0815 – 0915) peak hour and 13 in the pm (1645 – 1745) peak hour.  On this basis they conclude that there would not be a detrimental impact on the local highway network.  The highways engineer at LCC has been consulted on this matter and concluded that there are no objections to raise on highway safety grounds.  Members will see from his observations above that he does not consider the proposal to realign the wall to the east of Woone Lane in order to achieve a scheme of a local widening necessary and thus should Committee be minded to approve the application, those works would not be requested of the applicant.  

Visual impact 

The scheme has been designed to reflect the existing residential development on George Street in terms of scale, detailing and materials.  The apartment block at approximately 11.1m in height would sit above the height of the other six blocks of development but at the corner of the site would act as a clear end to the development.  Future phases of development may be constructed to its south but I do not consider that as part of this scheme, a building of such proportions would prove significantly detrimental to the visual qualities of the area.  I am mindful that the land in question is lower than that of George Street and further information has been sought on how this would be dealt with as there is a highway to extend on to this lower ground to form a new head to the cul de sac of George Street.  The applicants have submitted a section through the site which shows the relative changes in level and that the new properties would be set at the existing ground level as evident on site.  The section shows that the site levels are similar to that of George Street, however, when works were carried out for the track down to the Environment Agency depot the levels were reduced and as a consequence retaining structures were formed.  As the track is omitted from this application the area will be filled to bring the levels back to their original level.

Residential Amenity

In assessing this, it is important to consider the relationship not only between the site and surrounding development but the internal layout as put forward and how the residential blocks would impact upon one another.  With regard to the existing properties on George Street, I do not consider that the development would have an overbearing nature on the end unit and in terms of potential overlooking of that property’s private garden area, a single window was shown in the first floor gable elevation of block 1 which could have been considered to have some impact.  However, negotiations have resulted in an amended plan to show obscure glazing to this opening in order to respect privacy levels.

I am mindful that comments have been received regarding noise, increased traffic and inability of children to continue to play in what is presently a cul de sac.  However, I do not consider the construction of an additional 25 dwellings, that would access their properties via George Street, would have such a detrimental impact on existing residential amenity to substantiate a reason for refusal on that ground.  There are dwellings to the other side of the railway line and concerns have been expressed about potential overlooking to those properties.  I would advise Members that they are set approximately 30m away (25m to back of rear gardens) and I consider this sufficient distance away so as not to have a significantly detrimental impact with the railway line passing between the respective development areas.  

In respect of how the properties on the development would relate to one another, the provision of off street parking immediately in front of the dwellings means they are set over 25m away from each other when directly facing.  The only plots that have warranted further scrutiny are the end units of blocks 1 and 2 which have their gables set approximately 2m apart.  As originally submitted, there were to be ground floor dining room windows and first floor secondary bedroom windows directly facing each other.  The applicants have now revised the drawings to show an improved relationship between those units by obscure glazing these openings and should Committee be minded to approve the application a condition should be imposed to ensure this is retained in perpetuity.

On the basis of this, I am satisfied with the internal relationship between the dwellings proposed. 

Therefore, having very carefully considered all the above I conclude that no significant detriment would be caused to visual or residential amenity as a result of the scheme’s implementation and the highway engineer from LCC is satisfied that the local highway network can accommodate a further 25 units accessed via George Street.  Matters of principle have been discussed and subject to the Council's solicitors, agreeing an appropriate wording to the Section 106 Agreement to ensure that the triggers for highways and public open space are applicable to this development, I consider that the application should be given favourable consideration.

RECOMMENDATION: That the application be Deferred and Delegated to the Director of Development Services in consultation with the Chairman of Planning and Development Committee to negotiate a Section 106 Agreement which shall include affordable housing, highways contributions and public open space contributions with appropriate trigger points for those contributions with the application being subject to the following conditions:

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
This permission shall be implemented in accordance with the proposal as amended by letter received on 26 February 2010 and drawing numbers 6371/100 section through site boundary, 901/P2 proposed site plan; 905/P3 block plans 1 and 2,; 906/P4 block plans 3 and 4; 907/P4 block plans 5 and 6; 908/P3 block plan 7 as well as drawing numbers:


909/P2 street scene elevations; 902/P1 house type A; 903/P1 house type B; 904/P1 apartment type C.


REASON: For the avoidance of doubt since the proposal was the subject of agreed amendments and to clarify what plans are relevant.

3.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
This permission shall relate to a Section 106 Agreement dated                which includes mechanisms for the delivery of affordable housing and appropriate contributions and triggers for highway improvement and public open space.  


REASON: For the avoidance of doubt and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
Prior to the commencement of development a scheme identifying how a minimum of 10% of the energy requirements generated by the development willl be achieved by renewable energy production methods shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall then be provided in accordance with the approved details prior to occupation of the development and thereafter retained in perpetuity.


REASON: In order to encourage renewable energy and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

7.
The windows on the gable elevations of blocks 1 and 2 shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


REASON:  In order to protect nearby residential amenity as required by with Policy G1 of the Ribble Valley Districtwide Local Plan.

8.
All construction traffic associated with the development shall access the site via the existing Woone Lane access in accordance with the details outlined in the transport statement dated January 2010.


REASON: In the interests of highway safety and in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

9.
Prior to commencement of development approved by this planning permission (or such other date or stage in development as maybe agreed in writing with the Local Planning Authority) the following components of a scheme to deal with the risks associated with contamination of the site shall each be submitted to and approved in writing by the Local Planning Authority.

1.
A site investigation scheme, based on desk duty report, Primrose Mill, Primrose Road, Clitheroe, Lancashire for Beck Developments Ltd, GEA, June 2008, Ref J07352 to provide information for a detailed assessment of the risk to all receptors that maybe affected, including those off site.

2.
The site investigation results and the detailed risk assessment (1) and, based on these, an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken.

3.
A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in (2) are complete and identifying any requirements for longer term monitoring of pollutant linkages, maintenance and arrangements for contingency action.


REASON: To prevent the pollution of controlled waters from potential contamination on site in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

10.
No development approved by this permission shall be commenced until a scheme for the provision and implementation of a surface water regulation system has been approved by the Local Planning Authority.  The scheme shall be completed in accordance with the approved plans. 


REASON: To reduce the risk of flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

