RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

DEFERRED AND DELEGATED SUBJECT TO A SECTION 106 AGREEMENT

DATE:


11 MARCH 2010

REF:


SW/JS

CHECKED BY:


APPLICATION NO:  3/2010/0055/P
(GRID REF: SD 373687 440870)

PROPOSED 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 HOME BUY AFFORDABLE UNITS AND 19 MARKET/FOR SALE UNITS) AT LAND TO THE REAR OF PRIMROSE MILL, WOONE LANE, CLITHEROE 

	TOWN COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

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

	
	

	ENVIRONMENT DIRECTORATE (COUNTY ARCHAEOLOGIST):
	No objection subject to imposition of conditions.

	ENVIRONMENT DIRECTORATE (PLANNING CONTRIBUTION):
	Request £12,000 towards waste management.

	
	
	

	ENVIRONMENT AGENCY:
	No objection subject to imposition of conditions.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No comments received.


Proposal

This is a full planning application for the development of Phase 1B of the Primrose Regeneration Scheme – being the subject of outline planning application 3/2008/0526/P (still awaiting completion of a Section 106 Agreement at the time of drafting this report.   The proposal comprises the erection of 25 dwellings arranged in four blocks which follow the form of the submitted layout under the outline planning permission.  The part of the overall site that this application relates to includes the courtyard which was identified in the outline scheme as the focal point of the development which is achieved by a sharp change in direction in the access way creating a village centre with the positioning of block 1, 2 and 3 providing the built form to help achieve this feature.  

With regard to the appearance of the dwellings it is proposed to construct them of natural buff walling stone with 150mm coursing and random lengths with matching smooth stone window surrounds, feature stone course and chimney detail.  The roofing material would be matching slate with matching ridge with uPVC windows and/or timber work painted black.  

The blocks of accommodation are as follows:

Block 4

To the rear of the mill building this block consists of 6 two storey dwellings (4 x 2 bed and 2 x 3 bed).  Approximate overall dimensions are 26.4m x 9.1m x 8.7m in height which steps down to 8.2m for the 2 x 3 bed units.  There would be four pitched roof porches on the front elevation of this block to a maximum height of approximately 4m.  

To the north of Block 4 (approximately 4m from the front elevation excluding the depth of the porches) would be a car port to accommodate three cars with parking spaces in front.  Dimensions of this are 9m x 5.5m x 4.5m in height.

Block 3

Set 12m to the north west of Block 4 this block consists of 4 x 3 bed dwellings and has a footprint of 18.7m x 9.1m.  Two of the units (Plots 16 and 17) are a full three storey height to 10.5m with Plots 18 and 19 being 2½ storey which is approximately 9.8m in height.  Off street parking spaces are shown to the south eastern gable of this block. 

Block 2

This block consists of 11 dwellings and has a feature three storey massing to the corner which houses three apartments (units 8, 9 and 10).  The height of this corner block is approximately 12.5m.  

To the south west of this is a two storey duplex dwelling which has an archway through to parking (optimum height of 7.5m) and next to that 4 x 3 bed town houses to a height of approximately 10.7m with a step down to approximately 10.4m for the two units immediately adjacent to the duplex unit.  

To the north east of the three storey corner block are three townhouses with a two storey front elevation which has a feature two storey arch completing the ‘L’ shaped form to this block.  The height of the three townhouses (Plots 5, 6 and 7) is approximately 9.8m.  

Block 1

To the north east of Block 2 and facing Block 3 this block consists of 4 x 3 bed dwellings with varied massing of 2 and 2½ storeys.  The two storey units to a height of 8.3m and the 2½ storey being 9.8m with feature two storey bay window to their front elevation.  

To the rear of this block is shown another car port with the same details as stated above in connection with the car port to the north of block 4.

Access to the site is from Woone Lane as detailed previously on the outline scheme with parking provision throughout the site in the form of the car port detailed above with parking in front, parking at the sides of properties and group parking hidden behind enclosures and buildings.

Site Location

The application site occupies land that is to the west of Woone Lane between Primrose Mill (former Government Building) and the land covered by application 3/2010/0054/P, see elsewhere within this agenda.   It lies within the settlement limit of Clitheroe as defined in the Districtwide Local Plan and is also covered by the Saved Primrose Area Policy which shows part of the 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, highway improvements and provision of public open space.  Deferred and delegated to Director of Development Services to negotiate contents of Section 106 Agreement – still ongoing at time of report preparation.

3/2010/0054/P – 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 – see elsewhere within 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 to 2021 - 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 1a (3/2010/0054/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.  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 the subjective highways and amenity considerations, the principle of 25 units, six of which would be Homebuy affordable units is acceptable.

Highways

Access to these 25 units is shown from Woone Lane to the immediate north of Primrose Mill.  This is a location that is shown on the outline planning application and has been accepted in principle by the Highways Engineer subject to a priority working arrangement being introduced at this point of Woone Lane.  A financial contribution is necessary from the developer for such works with this being a component part of the legal agreement under discussion.  Subject to an 

appropriate wording which requires the payment of monies at the right trigger point and that no further units (whether market or affordable) can be occupied prior to the necessary works having been carried out, the Highway Engineer does not raise any objection to this scheme on highway safety grounds.  

Residential Amenity

With regard to residential amenity I am mindful of the potential impact on existing surrounding development as well as the relationships between the proposed dwellings.  In terms of existing surrounding development there is Pendleton Brook Day Centre to the north of the site and it would be the apartment and town houses of Block 2 that would have the potential to overlook that site.  The development proposed is set in approximately 11m from the boundary with the day centre with that building set in excess of 10m from the boundary.  I am of the opinion that there is sufficient distance between the buildings to respect privacy levels and whilst the scale of the development shown on this boundary at 9.8m and 12.5m respectively in height is of sizeable proportions I do not consider that it would constitute an overbearing/oppressive nature of development.  The present cul-de-sac turning head of George Street is set to the north west of the site and given the positioning of the windows to the apartment block I do not consider that the privacy of the closest property on George Street would be significantly compromised.  Again, the proposed new build units are set sufficient distance away (over 30m) so as not to have an overbearing impact.  Thus in terms of impact on existing development I am satisfied that no significant detriment would be caused to their amenity as the result of this scheme’s implementation.

In examining the internal relationship between the four residential blocks on the site it is Blocks 1 and 3 that warrant further consideration.  These blocks of accommodation directly face one another with a separation distance of approximately 16m.  As members will be aware, the guidance offered within the Council’s SPG when examining extensions and alterations to existing dwellings is that a separation distance at first floor between habitable rooms should ideally be 21m.  However, there have been instances (particularly when considering new residential development) that a lower distance has been accepted having regard to the characteristics of a particular site/area.  The residential area that surrounds the site is predominately terraced with distances of 11m between properties on either side of the street.  Thus it is an area characterised by a dense level of development.  Coupled with this is the fact that the scheme is a new development and that potential purchasers will be fully aware of the relationship between the various residential blocks prior to buying a certain property.  For these reasons I am of the opinion that in this particular instance a reduction in distance between facing habitable rooms is acceptable.  

Visual Amenity

In respect of visual amenity I am mindful of the current buildings on site both in terms of their materials, scale and massing and the need to ensure that any development proposed would not have a detrimental impact on the landscape given that the railway line runs along the western extreme of the wider regeneration area as proposed under 3/2008/0526/P.  To give Members an indication of scale, Primrose Mill, which lies at the Woone Lane frontage has a height of approximately 12.6m to eaves, with the Rectella building again on the Woone Lane frontage being approximately 6.8m to eaves.  The footpath that runs along the site’s northern boundary from Woone Lane to the bridge over the railway line is set at a lower level than the majority of the site.  It is the gardens to plots 1-8 and courtyard parking to its rear that will be positioned on the route of this and the applicant’s agent has confirmed that in terms of land levels, the area where the track is will be filled out and regraded.

The footpath does not appear to be a definitive right of way and thus there is no requirement for the developer to make provisions for its diversion.  They have, however, as part of the outline application, denoted a route throughout the wider development area to enable persons to continue using a pedestrian link to the railway bridge.  

The scheme puts forward blocks of development at varying heights in materials which are considered appropriate to the area, ie stone and slate.  The use of different heights breaks up the massing of the blocks and adds interest to the new street scene that is being created.  It is recognised that the apartment block approximately 12.5m in height is an imposing feature but it provides a strong visual link with the dominant mill building at this focal point within the scheme, ie the sharp change in direction of the access way.  The residential blocks have a mix of porches, double storey bay windows and piked dormers to assist in breaking up their massing and some have Juliet type balconies, all of which provide design features.  This contributes to a varied street scene in this development which would not, I consider, prove significantly detrimental to the visual qualities of the area in which the site is set.  Therefore, on visual grounds, I do not consider that the scheme would prove harmful to the area.  

Therefore, having very carefully considered all the above, I am of the opinion that the scheme accords with policy (having regard to the ongoing outline application and Section 106 negotiations and need to tie this development to the appropriate thresholds) and thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That the application be Deferred and Delegated to the Director of Development Services in conjunction with the Chairman of Planning and Development Committee to negotiate a Section 106 Agreement which shall include affordable housing, highway 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 6371/01A planning layout; 6371/15 carport details as well as drawing numbers


6371/02 block 1 floor plans; 6371/04 block 2 ground floor plan; 6371/05 block 2 first floor plan; 6371/06 block 2 second floor plan; 6371/11 block 3 floor plans; 6371/13 block 4 floor plans; 6371/14 block 4 elevations.


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

3.
This permission shall relate to a Section 106 Agreement dated              which includes mechanisms for the delivery of affordable housing, and appropriate contributions towards highway improvements and public open space.


REASON: For the avoidance of doubt and to comply 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.
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.

6.
No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological work.  This must be carried out in accordance with a written scheme of investigation which shall have first been submitted to and agreed in writing by the Local Planning Authority.


REASON: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the site in accordance with Policies G1, ENV14 and ENV15 o the Ribble Valley Districtwide Local Plan.

7.
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.

8.
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.

9.
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 Policy G1 of the Ribble Valley Districtwide Local Plan. 


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

