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PROPOSED REGENERATION OF FORMER STALWART RESERVOIR BASIN FOR RESIDENTIAL DEVELOPMENT (8 DWELLINGS) INCLUDING IMPROVEMENTS TO PRIMROSE ROAD AND ANCILLARY LANDSCAPING AT FORMER STALWART RESERVOIR BASIN, PRIMROSE WORKS, PRIMROSE ROAD, CLITHEROE

	TOWN COUNCIL:
	Object as the site falls outside the settlement boundary and having regard to paragraph 3.1 first bullet point of the Affordable Housing Memorandum of Understanding the proposed development should include 30% of the units for affordable housing.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objection on the grounds of highway safety to the layout and alignment of the new section of footway and alterations to the carriageway of Primrose Road.  These changes will provide some additional carriageway width while securing a safe dedicated section of footway.  



	
	I would suggest that the necessary conditions and details relating to the construction of the footway can be agreed on the basis of these revised drawings.



	COUNTY ARCHAEOLOGY:
	Do not wish to make any comments.



	ENVIRONMENT AGENCY:
	Have no objection in principle to the proposed development subject to the imposition of conditions.



	
	
	

	ADDITIONAL REPRESENTATIONS:
	Four letters have been received which raise the following concerns:



	
	1.
	Due to the presence of otters in the river the ecology report should be fully adhered to, particularly with regards to access of the river bank.



	
	2.
	Question the connections to the main sewer and whether the pipe that services the Stalwart Dyeing site is in good condition.



	
	3.
	Concerns over traffic movement at the junction with Whalley Road.



	
	4.
	Developer should consider renewable energy and sustainable building systems wherever possible.



	
	5.
	The footpath should be widened in the interest of road safety.



	
	6.
	Surface water from the development will increase the amount of diffuse pollution and the rate at which water levels rise in the brook.  Both of these can cause significant damage to protected species.




Proposal

Consent is sought for the erection of 8 detached five bedroomed dwellings on the site of the former Stalwart Reservoir basin.  The application proposes the filling of the lodge to bring the level back to that of Primrose Road.  In doing so all eight plots can front onto Primrose Road with individual access points onto that highway network.

As part of the proposal the existing stone wall that fronts Primrose Road will be demolished and the footway widened to approximately 2m.  A new stone wall 1.25m high would be built with stone entrance piers to each driveway.  

A the point where Primrose Road meets Whalley Road the kerbline to the south would be adjusted to give extra width to that turn.  In terms of footway provision it is proposed to redirect the footway to the rear of the existing tree at the junction corner and this will enable the aforementioned widening, ie the land currently footway will become roadway.  

In terms of the houses to be built, the street scene is broken up by using four different designed of house type with three of them having a strong single storey element.  Plots 2 and 8 have attached double garages at 90o to Primrose Road forward of the building line, Plot 1 has a detached garage set back behind the build line and Plots 4, 5, 6 and 7 have an integral double garage fronting the road.

All dwellings and detached garages will be constructed of natural stone and slate with windows and doors in black uPVC.  Boundary treatments to garden areas would be formed by a 1.8m high close boarded timber fence with bound gravel drives.  The height of the dwelling on Plot 5 would be approximately 8.7m with all other plots being approximately 8.5m.

Site Location

Stalwart Lodge is located at the junction of Whalley Road and Primrose Road and extends westwards from Whalley Road immediately behind the stone wall that forms the highway edge to Primrose Road.  The southern boundary to the site is formed by a belt of trees bordering Pendleton Brook and to the north beyond Primrose Road and the elevated rear aspects of the large dwellings on Beverley Drive and their gardens.  To the west lie the Stalwart factory buildings and to the east Whalley Road.  

The red edge of the application site has an area of approximately 0.48 hectare with the river and green field beyond being within the same ownership (an additional area of approximately 0.61 hectare edged blue on the submission).  

The site lies outside the settlement boundary of Clitheroe as defined in the Districtwide Local Plan within land designated open countryside.

Relevant History

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV7 - Species Protection.

Policy ENV13 - Landscape Protection.

Policy H2 - Dwellings in the Open Countryside.

The Affordable Housing Memorandum of Understanding.

PPS3 – Housing.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration in the determination of this application are the principle of development, highway safety, nature conservation interests, visual amenity and residential amenity.

Principle of Development

In terms of establishing whether the principle of development is appropriate it is important to have regard to the site’s location outside any defined settlement limit, saved policies of the Districtwide Local Plan, the decision taken by Planning and Development Committee on 17 June regarding how the Regional Spatial Strategy was to be taken into account from hereon in and the revised PPS3 published in June this year.  Policy G5 forms part of the Saved Settlement Strategy of the Districtwide Local Plan and offers a somewhat restricted approach to residential development outside defined settlement limits – agricultural/forestry workers’ dwellings or 100% affordable.   However, having regard to material considerations, namely PPS3, I conclude that the development would be acceptable in principle for the following reasons.  Whilst the RSS was revoked on 6 July 2010 and therefore no longer forms part of the Development Plan, DCLG stated that local planning authorities should continue to have regard to material considerations and that the evidence that informs the preparation of the revoked spatial strategies may be such a consideration.  As mentioned previously, Planning and Development Committee have resolved to use the RSS land supply figure, including the calculation of five years of supply.  It is evidenced that we cannot demonstrate a five year supply of deliverable sites and therefore due to this and the fact that the development of this site (which immediately abuts the settlement boundary of Clitheroe) would accord with the provisions of PPS 3, I conclude that, in principle, the scheme accords with plan policy.

In terms of assessing the development under the requirements of the Affordable Housing Memorandum of Understanding the threshold for development within Clitheroe is 10 or more.  Whilst I am mindful of the fact that the site lies in open countryside it is closely related to the settlement limit of Clitheroe and, as such, the threshold of 10 or more should be applied.  As the proposal details 8 new dwellings there would be no requirement for any affordable housing provision as the result of this scheme. 

Highways

 Members will note from the observations of the Highway Engineer that no objection is raised to this development which involves the removal of the stone wall fronting Primrose Road and widening of the existing footway.  Members may recall that a financial contribution towards the footway widening has been agreed by the Section 106 Agreement that covers the development of the wider Primrose Mill site (3/2008/0526/P).  Negotiations throughout the progression of this application led to the rerouting of the footway at the junction of Whalley Road/Primrose Road around the southern side of the tree to enable a minor widening of Primrose Road at the junction where the footway currently is.  

Nature Conservation

As stated previously there is a bank of mature trees to the south of the development site that lie between it and Pendleton Brook and a detailed tree survey has been submitted as part of this application.  The Council’s Countryside Officer has examined the details and, given the proximity of the trees to proposed rear garden areas and potential tree ???     issues in the future from occupants of those dwellings, a TPO is being drafted for the site to ensure the protection of this belt of trees which are considered of amenity value.

With regard to the works involved in the footway rerouting and removal at the junction of Whalley Road/Primrose Road there is the need to ensure that non of those works would adversely affect the trees at that junction.  It is considered that appropriately worded conditions would ensure this.

As part of the submission ecological surveys have been carried out to record the potential for protected species to be present on the site and suggest appropriate mitigation measures to ensure that the development complies with the relevant bio diversity legislation and policy.  Again the Council’s Countryside Officer has examined the surveys and suitably worded conditions have been drafted to ensure the protection of identified species should Committee be minded to approve the application.  One of these provides for mitigation measures on the blue edge of the application site, ie land to the south of Pendleton Brook in the form of a replacement water body.  

Visual Amenity

The scheme details the erection of 8 dwellings – all of which are detached with 6 having integral /detached garages and two with detached garages.  As submitted they are to be constructed of stone with slate roofs at distances ranging from 2m to 7m gable to gable.  The development site adjoins various residential schemes and, as a consequence, has no obvious form to follow.  The bungalows to the north are the most prominent on the approach to Clitheroe with their impact accentuated by their elevated setting.  To the east of the site across Whalley Road is Millers Dene which is a two storey dwelling with strong elevated presence to Whalley Road.  Thus, in terms of visual impact I do not consider that the 8 dwelling would appear significantly out of keeping/character on the approach into the town centre along Whalley Road and that the visual amenities of the area would not be significantly compromised as a result of this scheme’s implementation. 

Residential Amenity

Having regard to the relationship between the proposed dwellings, I am satisfied that the layout put forward would not lead to any significant issues in terms of overlooking or light loss. 

In respect to the relationship with properties to the north that front onto Beverley Drive, these are set approximately 40m away and at a higher level.  Whilst they have rear gardens that are stepped down towards Primrose Road and the outlook for those properties will change, I do not consider that their privacy levels would be significantly compromised from the scheme.  In respect of concerns raised by objectors not already covered within this report, the Environment Agency has been consulted and whilst they have made detailed observations on species protection they are satisfied at this stage that a condition requiring the submission of surface water drainage and regulation is appropriate.  Renewable energy is a matter for the Local Planning Authority to concern itself with but at this time we only request such measures on those schemes classed as major developments.  As regards to the capacity of the main sewer, this is a matter to be explored further at such time as building regulations approval is sought either from the Council’s inspectors or from approved inspectors.

Therefore, having very carefully considered all of the above I am of the opinion that the scheme represents an appropriate form of development and 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 or be to the detriment of highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

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 detailed on drawings BD/SL/001A Planning Layout as amended 1 July 2010; 3806.01A Landscape Proposal; BD/SL/002 Floor Plans Plot 1; BD/SL/003 Elevations 1 Plot 1; BD/SL/004 Elevations 2 Plot 1; BD/SL/005 Floor Plans Plots 2 and 8; BD/SL/006 Elevations 1 Plots 2 and 8; BD/SL/007 Elevations 2 Plots 2 and 8; BD/SL/008  Floor Plans Plot 3; BD/SL/009 Elevations 1 Plot 3; BD/SL/010 Elevations 2 Plot 3; BD/SL/014 Floor Plans Plot 5;  BD/SL/015 Elevations 1 Plot 5; BD/SL/016 Elevations 2 Plot 5; BD/SL/020 Floor Plans and Elevations Double Garage and amended plans BD/SL/011a Floor Plans Plot 4; BD/SL/012a Elevations 1 Plot 4; BD/SL/013a Elevations 2 Plot 4; BD/SL/017a Floor Plans Plots 6 and 7; BD/SL/018a Elevations 1 Plots 6 and 7; BD/SL/019a Elevations 2 Plots 6 and 7, received on 14 September 2010.


REASON:  For the avoidance of doubt to clarify which 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 and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

4.
The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development 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.
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 increased risk of flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
No development approved by this permission shall be commenced until a scheme for the provision of surface water drainage works has been submitted to and approved in writing by the Local Planning Authority.  The scheme shall be completed in accordance with the approved plans.


REASON: To reduce the increased risk of flooding by showing the provision of a satisfactory means of surface water disposal in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

7.
No development shall take place until a scheme for the provision and management of compensatory habitat creation has been submitted to and approved in writing by the Local Planning Authority and implemented as approved.  The scheme shall include the details of timing and thereafter the development shall be implemented in accordance with the approved scheme.  


REASON:  To ensure that there is no net loss to bio diversity as a result of the proposed development in accordance with Policies ENV7  and ENV13 of the Ribble Valley Districtwide Local Plan.  

8.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice. 

The protection zone must cover the entire branch spread of the trees, [the area of the root soil environment from the trunk to the edge of the branch spread] and shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.

During the building works no excavations or changes in ground levels shall take place and no building materials/spoil/soil/rubble shall be stored or redistributed within the protection zone, in addition no impermeable surfacing shall be constructed within the protection zone.

No tree surgery or pruning shall be implemented with out prior written consent, which will only be granted when the local authority is satisfied that it is necessary, will be in accordance with BS3998 for tree work and carried out by an approved arboricultural contractor.

REASON:  In order to ensure that any trees affected by development and included in a Tree Preservation Order/ Conservation area/considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development.

9.
Prior to commencement of development a detailed mitigation plan shall be submitted to and approved in writing by the Local Planning Authority to detail how the recommendations of the Thompson Ecology Report, Sections 4.5 and 5.4 will be implemented.  The plan shall include details of timing of works and thereafter the development shall be implemented in accordance with the approved scheme.


REASON:  To comply with Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.

10.
Prior to commencement of development precise details of the method of construction of the re-routed footway leading from Whalley Road to Primrose Road and the works involved in the removal of the existing footway to Primrose Road and subsequent road widening shall be submitted to and approved, in writing, by the Local Planning Authority.  The scheme shall detail appropriate tree protection measures, any excavation works necessary and proposed surfacing materials to be used and shall be implemented in accordance with the details so approved prior to …..


REASON:  In order to ensure that the trees affected by the development considered to be of visual amenity value are afforded maximum protection in accordance with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan.

11.
No trees shall be removed or pruned without the formal written approval of the Local Planning Authority.  Only those trees that are proven to propose a danger to life and property will be considered for removal or pruning.


REASON:  In order to ensure that the collective bio diversity and visual amenity value/integrity of the tree cover identified A2/T1 – T35 inclusive in the survey details for trees at Stalwart Lodge is maintained.

