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	Development Description:
	Reserved Matters application relating to appearance/landscaping/ layout/scale following planning permission 3/2022/0632.

	Site Address/Location:
	Pendle Mill Pendle Road Clitheroe BB7 1JQ

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS
	LCC Highways

	Amendment requested relating to turning area for box vehicle/refuse/ambulance area with hatched road to prevent parking and conditions relating to secure, covered cycle storage and provision of car parking internal turning area.

Amended plans – delivery/bin collection to frontage. 


	CONSULTATIONS
	LLFA

	No objection subject to the conditions attached at Outline Stage.


	Additional representations 
	

	
Four representations received from the public raising the following issues:

· Where will the proposed pedestrian entrance be located?
· We require detailed information about the boundary planting and how high the shrubs will be and if they afford us privacy and security;
· any access needs to be agreed beforehand;
· I oppose the construction of the care home;
· Given the level of building in the area, the infrastructure cannot cope with the level of traffic;
· I oppose the loss of green land in the plans and loss of trees;
· Resident views will be of a non descript building
· How many nursing homes are needed in Clitheroe;
· Are bats in this building or have they had them removed; and
· Does Pendle Mill have a preservation order or conservation area on certain parts of the buildings.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	
Key Statement DS1– Development Strategy
Key Statement DS2– Presumption in Favour of Sustainable Development
Key Statement DMI2 – Transport Considerations
Key Statement EN3 – Sustainable Development and Climate Change
Key Statement EC1 – Business and Employment Development

Policy DMG1- General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility 
Policy DME4 – Protecting Heritage Assets
Policy DMB1- Supporting business growth and the local economy
Policy DME6 – Water Management


	Relevant Planning History:

3/2022/0632 – Demolition of existing buildings and erection of a care home (Use Class C2) of up to 70 beds.  All matters reserved apart from access at Pendle Mill, Pendle Road, Clitheroe – Approved.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:

The proposed development is a reserved matters application for the construction of a care home following the granting of outline consent in 2022. The outline consent allowed for a period of up to 3 years to submit reserved matters.

The reserved matters applied for are appearance, landscaping, layout and scale.  Access was approved as part of the Outline application.

The site area is 0.39ha. The building will be three storeys in height with 3750sq.m gross internal floor area. 

In terms of site constraints the site is not within a conservation area nor does it contain any trees covered by a tree preservation order. Whilst a concern regarding land ownership is raised and noted, this is not a material planning consideration to the application, with the red edge remaining unchanged from the outline application.


	Impact on Residential Amenity:

This was considered as part of the outline proposal and was accepted subject to a condition requiring the overall building height not to exceed the existing ridge height of no. 25 Pendle Road and an interface distance of not less than 21 with no.’s 25 to 33 Pendle Road. 

On this basis a street scene plan and sections plan have been submitted showing the existing maximum ridge height at 12.14m and interface distance of 21.384m.  This is acceptable and even with the changes in levels and three storey elements would not result in any unacceptable impacts on privacy and interlooking or unacceptable overbearing / loss of daylight impacts. 


	Design and Materials:

The design of the external envelope reflects similar properties in the area with a mixture of building forms and materials.

Proposed materials include buff brickwork, cream render, reconstituted stone window surrounds, plinths and quoins with artificial slate roof tiles. White upvc windows and doors and black rainwater goods and fascias are proposed as well as a 1.8m high glass balustrade to the north (rear elevation).

A number of fake windows at first floor are proposed with louvre timber details to provide additional privacy to adjacent properties. As these windows serve a corridor this is accepted.

Subject to appropriate window reveals and submission of chimney details these are acceptable.
 

	Highways Issues:

The access into the site from Pendle Road, as well as the impact of traffic generated by the development on the local highway network, was considered and approved as part of the Outline application with appropriate conditions attached.

A turning area allows vehicles to enter, turn and exit the site in forward gear.

The proposed development will lead to the provision of 28 general parking spaces including 2 accessible parking spaces. 

A covered cycle store provides 4 racks with provision for up to 8 bicycles.

Four electric vehicular charging points will also be provided.

The car and cycle parking and internal turning areas should be provided prior to the first use of the development and this can be controlled by appropriate conditions.


	Ecology/Landscaping

A landscaping scheme has been submitted which is acceptable in terms of retaining existing trees and landscaping and supplementary planting. The planting is required for visual amenity and ecology reasons, as such the third party concern about securing a minimum height to safeguard privacy levels is not appropriate. As no details of boundary treatments have been submitted this will need to be controlled by an appropriate condition.

Bat surveys were submitted with the outline application and considered at that stage including the imposition of conditions. The outline application required the confirmation of details of biodiversity net gain as part of the first reserved matters.  This has been submitted with the revised BNG Metric 4.0 tool (NB as the outline application was approved prior to BNG becoming mandatory this BNG Metric does not require full and proper assessment against the recent legislation changes). It is calculated that a BNG of 113% would be achieved, by an improved landscaping scheme and provision of bat and bird boxes sited nearby prior to demolition, and then the provision of a bat roost located within the building to be provided prior to first use of the care home. This assessment is sufficient for the purposes of the condition and is acceptable.


	Drainage

In relation to drainage issues the LLFA have raised no concerns subject to the details required as part of the outline application being submitted and agreed.


	Observations/Consideration of Matters Raised/Conclusion:

The main issues relate to visual amenity, residential amenity, design and materials and internal highway layout. In relation to the proposed building, it would be consistent in terms of design, materials and scale with the adjacent residential buildings.

Subject to appropriate conditions relating to window reveals, chimney details, parking and turning provision, cycle provision, EVCP and landscaping provision.


	RECOMMENDATION:
	That reserved matters approval be granted.
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