[bookmark: _GoBack]RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

DEFER AND DELEGATE FOR APPROVAL

DATE:			6 February 2020	
REF:			SK
CHECKED BY: 

APPLICATION REF: 	3/2019/0954

GRID REF: SD 373687 440694

DEVELOPMENT DESCRIPTION:

DEMOLITION OF EXISTING WORKSHOP BUILDINGS CONVERSION OF TWO MAIN VACANT MILL STRUCTURES TO PROVIDE 25 RESIDENTIAL APARTMENTS ERECTION OF CYCLE/REFUSE STORE, LAYING OUT OF PARKING AND CIRCULATION AREAS AND ASSOCIATED LANDSCAPING.  LODEMATIC LTD, PRIMROSE WORKS, PRIMROSE ROAD, CLITHEROE BB71BS
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

CLITHEROE TOWN COUNCIL:

Clitheroe Town Council wishes to object to this application on the grounds of highway safety. Stating that the entrance to the development is situated on an already dangerous bend in the road and the amount of traffic along Primrose Road to Woone Lane has already increased significantly due to the new developments.  As such it is considered that there is a high potential for an accident at the proposed development’s entrance.

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

LCC Highways have raised concerns in respect of the proposal relating to the ability for a refuse vehicle to adequately manoeuvre into and out of the site and have raised concerns in respect of the proposal resulting in the storage of waste receptacles on the highway.

UNITED UTILITIES:

No objections subject to the imposition of conditions relating to foul and surface water drainage.

LCC ARCHAEOLOGY:

LCC Archaeology have raised no objection to the proposal subject to the imposition of conditions requiring the implementation of a programme of archaeological works, to be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.

NHS:

East Lancashire Hospital Trust has made representations in respect of the application making a request for financial contributions relating to the direct impact on the provision of planned and acute healthcare caused by the proposed development.  In this respect a request has been made that the developer pay a contribution of £28,835.00 to adequately mitigate £28,835.00 the impacts of the development.  Members will note that the Trust further recommends the application be refused if the applicant is unwilling to meet the contribution.  

LCC EDUCATION:

Primary Places
Latest projections for the local primary schools show there to be a shortfall of 167 places in 5 years' time. These projections take into account the current numbers of pupils in the schools, the expected take up of pupils in future years based on the local births, the expected levels of inward and outward migration based upon what is already occurring in the schools and the housing development within the local 5-year Housing Land Supply document (or equivalent), which already have planning permission.

With an expected yield of 1 place from this development the shortfall would increase to 168. Therefore, we would be seeking a contribution from the developer in respect of the full pupil yield of this development, i.e. 1 place.

Secondary Places
LCC Education will not be seeking a contribution for secondary school places in respect of the development.

ADDITIONAL REPRESENTATIONS:

Two letters of representation have been received objecting to the proposal on the following grounds:

· Incorrect land ownership details have been provided
· Right of access issues
· Potential disruption and noise disturbance as a result of on-going construction works
· Increase in traffic
· Loss of privacy
· Potential noise from apartments
· Insufficient footway provision

1.	Site Description and Surrounding Area

1.1 The application relates to former Lodematic site located to the southern extents of Woone Lane. The site is occupied by three parallel industrial workshop buildings, with smaller associated outbuildings dating from the 1800s and a detached industrial building dating from the second half of the twentieth century also being located on-site.

1.2 The application site is bounded to the north by an existing access track and public right of way (Footpath 17).  With newly constructed residential development also being within the vicinity on the opposing side of the access track.

2.	Proposed Development for which consent is sought

2.1	The submitted details seek consent for the conversion of the existing buildings to accommodate thirteen one-bedroom apartments and twelve two-bedroom apartments.  It is proposed that building on the eastern and western extents of the site will be demolished to enable the creation of dedicated parking provision to serve the dwellings with a total of 38 spaces being provided, with one-bedroomed apartments benefitting from one dedicated space and the two-bedroomed apartments being afforded two dedicated parking bays per apartment.

2.2	The submitted details further propose the creation of a central courtyard with open-gantry walkway to facilitate access to apartments on the first and second floors of the development.  To enable the conversion to utilise the roof-space within the southern block it is proposed that the eaves height of the building will be raised by approximately 450mm with the existing coping and eaves detailing being replicated. 

3.	Relevant Planning History
	
	3/2016/0764 - Demolition of existing workshops buildings (other than workshop 3), conversion of workshop 3 to provide 14 residential apartments the erection of 4 residential apartments, erection of cycle/refuse store, laying out of parking and circulation areas, and associated landscaping.  (Approved)

3/2015/0266 - Demolition of existing workshops buildings (other than workshop 3), conversion of workshop 3 to provide 14 residential apartments the erection of 4 residential apartments, erection of cycle/refuse store, laying out of parking and circulation areas, and associated landscaping.  (Approved)

4.	Relevant Policies

	Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement EN2 – Landscape
Key Statement EN3 – Sustainable Development and Climate Change
Key Statement EN4 – Biodiversity and Geodiversity
Key Statement EN5 – Heritage Assets
Key Statement H1 – Housing Provision
Key Statement H2 – Housing Balance
Key Statement H3 – Affordable Housing
Key Statement DMI1 – Planning Obligations
Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME2 – Landscape and Townscape Protection
Policy DME3 – Site and Species Protection and Conservation
Policy DME4 – Protecting Heritage Assets
Policy DME5 – Renewable Energy
Policy DME6 – Water Management
Policy DMH1 – Affordable Housing Criteria
Policy DMB4 – Open Space Provision
Policy DMB5 – Footpaths and Bridleways
	
National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)

5.	Assessment of Proposed Development

5.1	Principle of Development:

5.1.1	The application site les within the defined settlement boundary of Clitheroe and involves the re-use and redevelopment of existing building on a brownfield site.  As such the principle of the proposal, notwithstanding other development management considerations, is considered to be in broad alignment with the development strategy for the borough in respect of the locational aspirations for new housing and their location within principle and tier 1 settlements.

5.1.2	Furthermore, it is considered that the proposal will result in the redevelopment of a brownfield and previous employment site that is largely constrained by access arrangements, with limited parking provision for staff.  It is further considered the internal layout and configuration of the existing buildings are also thought to be inadequate to accommodate modern work practices or requirements, with other properties currently available within the borough that offer more efficient, effective and unconstrained work spaces.

5.1.3	In respect of the above matters the proposed development is considered to be in full compliance and alignment with the aims and objectives of the adopted development plan in respect of the location of new housing and the regeneration aspirations for brownfield land within the borough.

5.2	Impact upon Residential Amenity:

5.2.1	The application site does not benefit from any direct relationship with any existing residential properties or receptors save that for the newly constructed dwellings located to the north of the site.  In this respect it is only the northern-building (Block B) that has any direct interface or relationship with the aforementioned dwellings.

5.2.2	In respect of the potential for the development to be of detriment to existing residential amenities, it is considered that the proposed interface distances between the existing dwellings and the proposed apartments that will benefit from a northerly aspect is considered more than adequate to ensure that there is no direct impact by virtue of direct overlooking or a loss of privacy.  

5.3	Matters of Design/Visual Amenity:

5.3.1	The submitted details propose the retention of a number of the existing buildings on site with minimal external physical interventions into the built fabric of the buildings.  For the most part it is proposed that existing openings will be utilised or altered to accommodate new windows and doors.

5.3.2	The central linking block will be utilised to accommodate an open courtyard area that will accommodate the primary circulation core of the building facilitating access to all apartments.  It is proposed that the eaves height of the southern block (Block A) will be raised to allow for additional accommodation to be accommodated within the roof-space.  However, taking into account the modest raising in the height of the eaves it is considered that the alterations will remain commensurate with the overall scale of the building and will not undermine or be of detriment of its inherent character or external visual appearance.

5.4	Highway Safety and Accessibility:

5.4.1	The Highway Development Control section have raised a small number of concerns in relation to the proposal relating to the ability for a refuse vehicle to adequately enter the site and the potential for the storage of refuse receptacles outside of the site, on collection day, to cause potential disruption for users of the public footway.

5.4.2	In respect of the above, RVBC waste services has confirmed that they will not intend for the refuse vehicle to enter the site and that waste collection will be made on a kerbside arrangement outside the site.  Whilst it is noted that the current arrangement may necessitate the need for waste receptacles to be stored on the footway on the day of collection, it is not considered that such matters could be controlled vis the imposition of condition or controlled in any case through the planning process given kerbside collection arrangements are omnipresent within the borough for all accommodation types.

5.5	Landscape/Ecology:

5.5.1	The application has been accompanied by a bat Survey which concludes that there is no evidence of the buildings have been used by bats for the purposes of roosting and that no emergence was recorded from the buildings.  As such it is not considered that the proposed development will result in any adverse impact upon protected species or species of conservation concern.  

5.5.2	The report further identifies that the proposed conversion will result in the potential to create nesting/roosting opportunities and the potential to enhance opportunities for species to utilise the roof areas.  As such, a condition will be imposed that requires details of such provision to be submitted prior to their installation.

5.6	Flood Risk and Drainage:

5.6.1	United Utilities have responded raising no objection subject to the requirement to submit a surface water drainage scheme and the imposition of a condition that ensures surface and foul water is drained on separate systems.

5.7	Developer Contributions:

5.7.1	Should consent be granted the developer will be required to make an educational contribution of £16,050.54 towards primary places within Clitheroe.  The amount payable has been calculated by LCC education as follows:

Based upon the latest assessment, taking into account all approved applications, LCC will be seeking a contribution for 1 primary school place. However LCC will not be seeking a contribution for secondary school places.

Calculated at the current rates, this would result in a claim of:
Primary places:

(£12,257 x 0.97) x BCIS All-in Tender Price (324 / 240) (Q1-2019/Q4-2008)
= £16,050.54 per place

£16,050.54 x 1 place = £16,050.54

5.7.2	In addition to the above, should consent be granted, the applicant will be required to make a contribution towards leisure/play facilities within Clitheroe.  The contribution sought will be based on the following methodology which is calculated based on occupancy ratios at a rate of £216.90 cost per person:

· 1 bed unit - 1.3 people
· 2 bed unit - 1.8 people
· 3 bed unit - 2.5 people
· 4 bed unit - 3.1 people
· 5 + bed unit - 3.5 people

5.7.3	As a result, a contribution of approximately £8350.65 will be required to mitigate the impact of the development and will be secured via a section 106 agreement

5.7.4	Members will note that East Lancashire Hospital Trust have made a request that the developer pay a contribution of £28,835.00 to mitigate potential healthcare impacts resultant from the development.  In respect of this matter the local authority, in this instance, will not be seeking to pursue or enforce this request for a contribution as the authority is of the view that the current methodology utilised by the trust and the subsequent contribution request would not be considered CIL compliant and would not meet the tests of reasonableness.  It should be noted that the Trust states that if the applicant is unwilling to meet the request of a contribution that the Trust will object to the proposal on the grounds of the direct and adverse impact of the development on the delivery of health care in the Trust’s area.

5.8	Affordable Housing Provision:

5.8.1	Members will note that given the proposal involves the conversion of existing buildings that Vacant Building Credit (VBC) is engaged and applicable.  In this respect the applicant is released from the requirement to provide on-site affordable housing provision in respect of affordable provision.  However, the requirement to provide 7.5% on-site open market housing provision for those aged 55 and over remains engaged.  The applicant has provided a commitment to meet this requirement and such matters will be secured via a S106 agreement.

5.8.2	On this basis the proposal is considered to be in accordance with the adopted development plan in respect of on-site open-market housing provision for those over 55 years of age.

6.	Observations/Consideration of Matters Raised/Conclusion

6.1	Taking account of the above matters and all material considerations, it is considered that the proposed development is in full compliance and alignment with the development strategy for the borough in respect of the location of new housing development as embodied within Key Statement DS1 of the adopted core strategy.

6.2	It is further considered that the proposal is in full compliance with the regenerational aspirations and aspects of Key Statement DS1 insofar that approval will lead to the redevelopment of an existing brownfield site and will secure the long-term retention of the mill buildings through their re-use and conversion.

RECOMMENDATION: That the application be DEFERRED and DELEGATED to the Director of Economic Development and Planning for approval following the satisfactory completion of a Legal Agreement, within 3 months from the date of this Committee meeting or delegated to the Director of Economic Development and Planning in conjunction with the Chairperson and Vice Chairperson of Planning and Development Committee should exceptional circumstances exist beyond the period of 3 months and subject to the following conditions:


1.	The development must be begun not later than the expiration of three years beginning with the date of this permission.

	REASON:  Required to be imposed by Section 51 of the Planning and Compulsory Purchase Act 2004.

2.	Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:

· Location Plan Rev: A: 
· 5857-07 Rev: C: Proposed Lower Floor Plan 
· 5857-08 Rev: C: Proposed Ground Floor Plan
· 5857-09 Rev: C: Proposed First Floor Plan
· 5857-10 Rev: B: Proposed second Floor Plan
· 5857-11 Rev: D: Proposed Elevations
· 5857-12 Rev: C: Proposed Section A-A
· 5857-13 Rev: A: Existing and Proposed Site Section C-C
· 5857-14 Rev: C: Existing and Proposed Site Section D-D
· 5857-15 Rev: H: Proposed Site Plan
· 5857-16 Rev: F: Visibility Splay
· 5857-18 Rev: A: Proposed Internal Courtyard Elevations
· 5857-19 Rev: C: Proposed Access Road Surfacing and Refuse Collection Point
· 5857-20 Rev: A: Swept Path Analysis

	REASON: For the avoidance of doubt and to clarify which plans are relevant to the consent hereby approved.

Matters of Design

3.	Notwithstanding the submitted details, details or specifications of all new or replacement materials to be used on the external surfaces of the development hereby approved (including external surfaced areas and car-parking) shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed development.  The approved materials shall be implemented within the development in strict accordance with the approved details.

	REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality and respond positively to the inherent character of the existing buildings.

4.	Notwithstanding the submitted details, no other work other than site clearance/demolition shall be undertaken until details, at a scale of not less than 1:20, of each elevation have been submitted to and approved by the Local Planning Authority.  For the avoidance of doubt the sections shall clearly detail all eaves, guttering/rain water goods, soffit/overhangs, window/door reveals and the proposed window/door framing profiles and materials.  The development shall be carried out in strict accordance with the approved details.

	REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality and conserves and enhances the character and external appearance of the buildings to be converted.

5.	Notwithstanding the submitted details, no other work other than site clearance/demolition shall be undertaken until details, at a scale of not less than 1:20, of the glazed canopy have been submitted to and approved by the Local Planning Authority. The development shall be carried out in strict accordance with the approved details.

	REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality and conserves and enhances the character and external appearance of the buildings to be converted.

6.	Details of the alignment, height, and appearance of all boundary treatments, fencing, walling, retaining wall structures and gates to be erected within the development shall have been submitted to and approved in writing by the Local Planning Authority prior to their installation.  The development shall be carried out in strict accordance with the approved details. 

	To ensure a satisfactory standard of appearance of the external areas of the development in the interests of the visual amenities of the area.

	Notwithstanding the submitted details, the proposed roof-lights to be installed on the development hereby approved shall be of the Conservation type, recessed with a flush fitting, details of which shall be submitted to and approved in writing by the Local Planning Authority prior to installation.  The development shall be carried out in strict accordance with the approved details.

	REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal does not undermine the inherent character of the buildings to be converted.
  
7.	The area to be resurfaced as indicated on drawing 5857-19 C shall be fully surfaced and made available for use prior to first occupation of any of the dwellings hereby approved.  

	REASON:  To ensure safe an adequate access is provided for motor-vehicles and pedestrians.

8.	The cycle storage provision hereby approved shall be installed and made available for use prior to first occupation of any of the dwellings hereby approved and thereafter retained.

	REASON:  To ensure adequate storage for bicycle is provided on site and to encourage sustainable modes of transport.

Landscape and Ecology

9.	Details of bat mitigation proposals as contained within submitted Bat Survey (Ref 5857 dated Sept 2019) shall be submitted to and approved in writing by the Local Planning Authority prior to installation.  The approved details shall be implemented in full and be made available for use prior to first occupation of any of the dwellings hereby approved and thereafter retained.

	REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern.

10.	Unless otherwise agreed in writing the Local Planning Authority the development shall be carried out in strict accordance with the recommendations and timings contained within the Bat Survey (Ref 5857 dated Sept 2019).

	REASON: To protect the bat population from damaging activities and to mitigate the impact of the development upon species of conservation concern.

11.	Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until a scheme for the hard and soft landscaping of the site shall be submitted to and approved in writing by the local planning authority.  

	The submitted details shall include 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 specifications of all retaining structures (where applicable). 

	The approved soft 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 10 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.  

	For the avoidance of doubt all trees/hedgerow shown as being retained within the approved details shall be retained as such in perpetuity.

	REASON: To ensure the proposal is satisfactorily landscaped and trees/hedgerow of landscape/visual amenity value are retained as part of the development.

Flooding and Drainage

12.	No development shall commence until a surface water drainage scheme has been submitted to and approved in writing by the Local Planning Authority. The drainage scheme must include:

i.	An investigation of the hierarchy of drainage options in the National Planning Practice Guidance (or any subsequent amendment thereof). This investigation shall include evidence of an assessment of ground conditions and the potential for infiltration of surface water;
ii.	A restricted rate of discharge of surface water agreed with the local planning authority (if it is agreed that infiltration is discounted by the investigations); and
iii.	A timetable for its implementation.
	
	The approved scheme shall also be in accordance with the Non-Statutory Technical Standards for Sustainable Drainage Systems (March 2015) or any subsequent replacement national standards. The development shall be carried out in strict accordance with the approved details.

	REASON: To promote sustainable development, secure proper drainage and to manage the risk of flooding and pollution.

13.	Foul and surface water shall be drained on separate systems.

	REASON: To secure proper drainage and to manage the risk of flooding and pollution.

Heritage and Archaeology

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

i.	The creation of an archaeological record of the buildings to Level 2/3 as set out in the specifications contained in 'Understanding Historic Buildings' (Historic England 2016); and
ii.	A formal archaeological watching brief during all groundworks required as part of the development.

	This work shall be carried out by an appropriately qualified and experienced professional contractor to the standards and guidance of the Chartered Institute for Archaeologists (CIfA). The development shall be carried out in accordance with these agreed details.

	REASON: To ensure and safeguard the recording and inspection

Highways

15.	No development shall take place until a Construction Method Statement has been submitted to and approved in writing by the local planning authority.  For the avoidance of doubt the submitted information shall provide precise details of:

A. The siting and location of parking for vehicles of site operatives and visitors
B. The siting and location for the loading and unloading of plant and materials
C. The siting and locations of all site cabins
D. The siting and location of storage of plant and materials used in constructing the development
E. The siting and locations of security hoarding 
F. The siting location and nature of wheel washing facilities to prevent mud and stones/debris being carried onto the Highway (For the avoidance of doubt such facilities shall remain in place for the duration of the construction phase of the development).
G. The timings/frequencies of mechanical sweeping of the adjacent roads/highway
H. Periods when plant and materials trips should not be made to and from the site (mainly peak hours but the developer to identify times when trips of this nature should not be made)
I. The highway routes of plant and material deliveries to and from the site.
J. Measures to ensure that construction and delivery vehicles do not impede access to adjoining properties.
K. Days and hours of operation for all construction works.
L. Contact details for the site manager(s)

	The approved statement shall be adhered to throughout the construction period of the development hereby approved.

	REASON: To ensure the safe operation of the highway and to protect nearby residential amenities for the duration of the construction period of the development.


BACKGROUND PAPERS

https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2019%2F0954
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