Agenda

Planning Committee

Date: Wednesday, 16 January 2019 at 10:00am
Venue: Town Hall, St Annes, FY8 1LW
Committee members: Councillor Trevor Fiddler (Chairman)

Councillor Richard Redcliffe (Vice-Chairman)

Councillors Jan Barker, Michael Cornah, Neil Harvey, Kiran Mulholland, Jayne
Nixon, Linda Nulty, Liz Oades, Sandra Pitman, Heather Speak, Ray Thomas.

Public Speaking at the Planning Committee
Members of the public may register to speak on individual planning applications: see Public Speaking at Council
Meetings.

PROCEDURAL ITEMS: PAGE

Declarations of Interest:

Declarations of interest, and the responsibility for declaring the same, are matters for
elected members. Members are able to obtain advice, in writing, in advance of meetings.
This should only be sought via the Council’s Monitoring Officer. However, it should be
noted that no advice on interests sought less than one working day prior to any meeting
will be provided.

Confirmation of Minutes:
2 To confirm the minutes, as previously circulated, of the meeting held on 12 December 1
2018 as a correct record.

Substitute Members:
Details of any substitute members notified in accordance with council procedure rule 23.

DECISION ITEMS:

4 Planning Matters 3-82

INFORMATION ITEMS:

5 List of Appeals Decided 83-100
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http://fylde.cmis.uk.com/fylde/DocumentsandInformation/PublicDocumentsandInformation.aspx
http://fylde.cmis.uk.com/fylde/DocumentsandInformation/PublicDocumentsandInformation.aspx
https://fylde.cmis.uk.com/fylde/MeetingsCalendar/tabid/70/ctl/ViewMeetingPublic/mid/397/Meeting/1054/Committee/20/Default.aspx
https://fylde.cmis.uk.com/fylde/MeetingsCalendar/tabid/70/ctl/ViewMeetingPublic/mid/397/Meeting/1054/Committee/20/Default.aspx

Contact: Sharon Wadsworth - Telephone: (01253) 658546 — Email: democracy@fylde.gov.uk

The code of conduct for members can be found in the council’s constitution at

http://fylde.cmis.uk.com/fylde/Documentsandinformation/PublicDocumentsandinformation.aspx

© Fylde Council copyright 2019

You may re-use this document/publication (not including logos) free of charge in any format or
medium. You must re-use it accurately and not in a misleading context.
The material must be acknowledged as Fylde Council copyright and you must give the title of
the source document/publication.
Where we have identified any third party copyright material you will need to obtain permission from the
copyright holders concerned.
This document/publication is also available on our website at www.fylde.gov.uk
Any enquiries regarding this document/publication should be sent to us at the Town Hall, St Annes Road West, St
Annes FY8 1LW, or to listening@fylde.gov.uk.
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Planning Committee Index

16 January 2019
Item No: Application Location/Proposal Recomm. Page
No: No.
1 18/0633 SPENGARTH, CROPPER ROAD, WESTBY WITH Approve Subj 106 5

PLUMPTONS, BLACKPOOL, FY4 5LB

OUTLINE APPLICATION FOR UP TO 10 DWELLINGS
WITH ACCESS OFF CROPPER ROAD (ALL OTHER
MATTERS RESERVED)

2 18/0682 34 DERBE ROAD, LYTHAM ST ANNES, FY8 1NJ Grant 19
CONVERSION OF EXISTING HOTEL (USE CLASS C1)
TO 12 FLATS (11 X 1 BED AND 1 X 2 BED)
PROVIDING SUPPORTED LIVING
ACCOMMODATION (USE CLASS C3(B))
INCLUDING SINGLE STOREY PLANT ROOM
EXTENSION TO REAR AND ASSOCIATED EXTERNAL
ALTERATIONS TO BUILDING

3 18/0839 LAND WEST OF CHURCH ROAD, WEETON WITH Approve Subj 106 45
PREESE
ERECTION OF 39 DWELLINGS TOGETHER WITH
THE PROVISION OF A PUBLIC CAR PARK AND
PUBLIC OPEN SPACE / RECREATION AREA.

4 18/0844 16 WYNDENE GROVE, FRECKLETON, PRESTON, Grant 58
PR4 1DE
CHANGE OF USE FROM DWELLINGHOUSE (CLASS
C3) TO CHILDREN'S RESIDENTIAL CARE HOME
(CLASS C2) FOR UP TO 4 CHILDREN WITH UP TO 4
CARERS

5 18/0860 LAND ADJACENT STANLEY LODGE - FIELD 5562, Grant 66
SALWICK ROAD, TREALES ROSEACRE AND
WHARLES
ERECTION OF AGRICULTURAL STORAGE
BUILDING - PART RETROSPECTIVE APPLICATION
(RESUBMISSION OF APPLICATION 18/0373)

6 18/0875 THE COACH HOUSE, CHURCH ROAD, TREALES Grant 77
ROSEACRE AND WHARLES, PRESTON, PR4 3SH
SINGLE STOREY EXTENSION TO REAR AND SIDE
OF EXISTING DETACHED GARAGE TO CREATE
SWIMMING POOL
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Background Papers

In accordance with Section 100D of the Local Government Act 1972, the background papers used in
the compilation of reports relating to planning applications are listed below, except for such
documents that contain exempt or confidential information defined in Schedule 12A of the Act.

e Fylde Local Plan to 2032 Adopted Version (October 2018)

e Joint Lancashire Minerals and Waste Local Plan

Bryning-with-Warton Neighbourhood Plan

Saint Anne's on The Sea Neighbourhood Development Plan

National Planning Policy Framework 2018

National Planning Practice Guidance

e The Community Infrastructure Levy Regulations 2010 (as amended)

e Conservation of Habitats and Species Regulations 2010 (as amended)

e Other Supplementary Planning Documents, Guidance and evidence base documents
specifically referred to in the reports.

e The respective application files

e The application forms, plans, supporting documentation, committee reports and decisions
as appropriate for the historic applications specifically referred to in the reports.

e Any additional information specifically referred to in each report.

These Background Documents are available either at www.fylde.gov.uk/resident/planning or for
inspection by request at the Town Hall, St Annes Road West, St Annes.
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Planning Committee Schedule
16 January 2019

Item Number: 1 Committee Date: 16 January 2019
Application Reference: 18/0633 Type of Application: Outline Planning
Permission
Applicant: Corbenyah Agent : Homeplan Designs
Location: SPENGARTH, CROPPER ROAD, WESTBY WITH PLUMPTONS, BLACKPOOL,
FY4 5LB
Proposal: OUTLINE APPLICATION FOR UP TO 10 DWELLINGS WITH ACCESS OFF CROPPER
ROAD (ALL OTHER MATTERS RESERVED)
Ward: WARTON AND WESTBY Area Team: Area Team 1
Weeks on Hand: 14 Case Officer: Kieran Birch
Reason for Delay: Need to determine at Committee
If viewing online this is a Google Maps link to the general site location:
https://www.google.co.uk/maps/@53.7886976,-2.9968156,351m/data=!3m1!1e3?hl=en

Summary of Recommended Decision:  Approve Subj 106

Summary of Officer Recommendation

The proposal is an outline application for up to 10 dwellings on a 0.68 hectare site located on
the north side of Cropper Road, west of Whitehills Industrial Estate. The site is allocated as a
mixed use site for housing and employment in the Local Plan to 2032.

The residential development of the site is therefore entirely acceptable in principle and given
the nature of the immediate surrounding environs, which include a residential development
by Wainhomes, the proposed residential use is appropriate.

Having assessed the relevant considerations that are raised by this proposal it is officer’s
opinion that the development is of acceptable scale and is in an acceptable location to form
sustainable development. The visual impact is also considered to be acceptable and the
development would not have a detrimental impact on the amenities of the area. There are
no objections from LCC Highways with regard to traffic generation or safety. As such it is
considered that the proposal is acceptable and so it is recommended that the application be
supported by Committee and granted planning permission subject to a s106 being concluded
relating to affordable housing and provision of additional education capacity in the area.

Reason for Reporting to Committee

The application is for 'major development' and so it is necessary to present the application to the
Planning Committee for a decision.
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Site Description and Location

The application site is an existing large detached dwelling house known as Spengarth and its
residential curtilage located to the rear of the dwelling constituting 0.68 hectares. The site is located
at the northern end of Cropper Road to its east, with a caravan park and dwellings located to the
north, approved residential development to the south and Whitehills Employment site to the east.
To the west of the site is the open countryside.

The existing dwelling is a detached two storey red brick property which has been extended. There
are a number of outbuildings to the rear of the property, and the rear garden is enclosed by
hedgerows and has an existing pond within it. The existing site has a singular vehicular access from
Cropper Road which serves the dwelling. Planning permission has been granted for housing
previously on the site, and also on the land to the south of the site and there is a current application
being considered by the LPA on the land to the east. To the west of the site is the opposite side of
Cropper Road which consists of hedgerows and open land, a large amount of the developments
along Cropper Road on this side are nurseries. The site is allocated as a mixed use site for both
housing and employment, and also as a Strategic Location for Development in the Fylde Local Plan to
2032.

Details of Proposal

The application site is the same as application 15/0807 which members resolved to grant planning
permission for outline approval for up to 14 dwellings but was never determined as the s106 was
not signed.

This an outline application for the same site but for the erection of up to 10 dwellings and means of
access to the development applied for. Access to the site will from the modified existing access and a
new junction created off Cropper Road for the existing dwelling itself. The application states that the
existing access will be modified to create a new 43m x 2.4m visibility splay and that it also includes
the creation of a new footpath/cycle path along the Cropper Road frontage to link up with the
development to the south of the application site. The dwellings shown on the indicative site layout
are a mix of detached and semi-detached dwellings and are proposed to be two-storeys. Hedgerows
and trees to the periphery are shown to be retained however the existing pond on the site is shown
to be infilled. This pond is a man-made feature.

Relevant Planning History

Application No. Development Decision Date

15/0807 OUTLINE APPLICATION FOR UPTO 14 Withdrawn by
DWELLINGS WITH ACCESS OFF CROPPER ROAD  Applicant
(ALL OTHER MATTERS RESERVED)
07/1259 ERECTION OF A WIND TURBINE Granted 26/03/2008
06/0040 ROOF LIFT, SINGLE STOREY REAR EXTENSION,  Granted 10/04/2006
TWO STOREY SIDE EXTENSION AND
CONVERSION OF GARAGE.

01/0149 ERECTION OF CONSERVATORY TO REAR OF Granted 27/04/2001
DWELLING

99/0647 ERECTION OF 4 STABLES, TACK AND Granted 01/12/1999
STOREROOM

99/0581 ALTERATIONS PLUS TWO STOREY SIDE Granted 06/10/1999

EXTENSION TO DWELLING, ERECTION OF
DOUBLE GARAGE, AND CHANGE OF USE OF
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AGRICULTURAL LAND TO RESIDENTIAL
CURTILAGE.
99/0312 AGRICULTURAL BUILDING FOR STORAGE Withdrawn by 20/07/1999
Applicant

Relevant Planning Appeals History

None

Parish/Town Council Observations

Westby with Plumptons Parish Council notified on 12 October 2018 and comment:

It was resolved to offer NO OBJECTIONS. However, it was noted that the Parish Council would
encourage the developer to consider true bungalows and/or starter homes.

Statutory Consultees and Observations of Other Interested Parties

Lancashire County Council - Highway Authority
LCC Highways does not have any objections regarding the proposed outline application
with access and are of the opinion that the proposed development will not have a
significant impact on highway safety, capacity or amenity in the immediate vicinity of the
site. This is an outline application with means of access a detailed matter.

The traffic generated by 10 dwellings here is unlikely to have a material impact on
highway safety, access or capacity even after taking into account committed
developments in that area. As such the principle of a residential development of this scale
at this location is not opposed.

The means of access to the site is shown on plan HP/2561 PL / 18 / 05.1. The developer is
showing access to 10 dwellings served of an access towards the northerly site boundary
with Cropper Road and a new access to Spengarth towards the southerly boundary. The
developer shows the provision of a 3m wide footway/cycleway from the northerly access
to the southerly boundary of the site linking into the 3m wide footway/cycleway being
provided by the developer on the adjacent land, this is considered necessary and
acceptable. Whilst the internal layout of the site would be subject to a reserved matters
application (should outline permission be granted) | would wish to see a footway
provided into the site to a point beyond the end of the radius. This footway would need to
be 2m minimum width. Thereinafter it may be acceptable to have a shared surface
(depending upon whether or not the roads are to be adopted). In order to achieve this is
may be necessary to reposition the proposed wall to Spengarth. The internal layout of the
development would not be suitable (in the form presented) for adoption due to lack of
service strips and turning heads.

Greater Manchester Ecology Unit
Their initial response dated 23/10/18 referred to taking into account previous ecology
surveys undertaken both for this site and for the surrounding land, in addition to the
updated bat survey report submitted with the application. But even when taking into
account these previous surveys they advise that additional information regarding
ecology is required before deciding the application. They advised that further
information about bats and the pond were required. The applicants subsequently
submitted an updated bat survey report and GMEU responded that having considered
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this and previous information submitted for application 15/0807 state the following;

In addition to the updated bat survey report | have now turned up additional relevant
ecological information concerning the above site which was made available to inform the
determination of a previous, similar application (ref. 15-0807). This new information
(from ‘envirotech’ ecological consultants, submitted in February and May 2016) includes

e Details of an assessment of the pond on the site for its potential to support great
crested newts

e Details of an assessment of the pond on the site for its potential to support water
voles

e further bat survey information

Although the envirotech assessments were carried out in 2015/2016 | would regard them
as remaining relevant because the relative isolation and disturbance of the site
(particularly in relation to the developments to the south) makes it unlikely that the site
has shown significant ecological improvement since these surveys were carried out. Since
the information from envirotech is relevant to the determination of the current
application | would encourage the applicant to submit this information formally to inform
the current application.

As a result of considering this new information | have the following amended comments
on the application -

Bats

My comments regarding bats remain unchanged from my original response. The large
garage / barn on the site which is due to be demolished as part of the development has
been shown by survey to support a bat roost. As you are aware all UK bats and their
roosting sites are specially protected. The indications are that the roost is a relatively
small roost of a relatively common bat species (Pipistrelle) and that mitigation and
compensation for bats will be possible on the site. | would conclude that the conservation
status of bats is capable of being maintained if permission is granted to the scheme. But
further information as regards the impact of the development on bats is required.

I would advise that as a Condition of any approval that may be granted to the application
a Method Statement must be required to be prepared giving details of the measures to
be taken to avoid harm to bats during the course of the development. Once approved the
Method Statement must be implemented in full. To prepare the Method Statement
further bat surveys will be required to more accurately design compensatory bat roost
provision (the most recent bat surveys were conducted rather late in the year to give an
accurate picture of the numbers of bats using the roost).

A (Low Impact) Licence will be required to be obtained from Natural England before
undertaking any works that could cause harm to bats; this process is separate from and
additional to any grant of planning permission.

The Pond

I would now accept that the pond has only low potential to support either water voles or
great crested newts. Nevertheless | would recommendation that as a Condition of any
approval a precautionary pre-commencement survey of the pond for water vole. This
condition should state that the survey should be undertaken prior to any vegetation
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clearance, earth moving or other enabling works and that the results of a recent post
determination survey and any necessary mitigation should be submitted in writing to the
LPA. The justification for this Condition is that -

e The condition of the habitat could change during the life time of an outline
permission and become more suitable for the species

e Water vole have been recorded immediately adjacent to the site

e The adjacent area is, and will continue to be, subject to disturbance by the
implementation of the adjacent developments. Therefore, any remnant/extant
population of water vole may be displaced into other nearby habitats, even if they
are sub-optimal.

Strategic Housing
We have already accepted off site on application 15/0807 which was for 14 units, so |
would accept off site again. Whilst when service increase in the area thing may change at
the moment off-site is acceptable.

United Utilities - Water
In accordance with the National Planning Policy Framework (NPPF) and the National
Planning Practice Guidance (NPPG), the site should be drained on a separate system with
foul water draining to the public sewer and surface water draining in the most
sustainable way. We request the following drainage conditions are attached to any
subsequent approval to reflect this approach.

They then request conditions in relation to foul and surface water and surface water
management.

LCC Education
There is a requirement for 4 primary school places and 2 secondary school places for
which there is an existing shortfall. Therefore request contributions of £63,013.24
towards primary education and £47,474.56 towards secondary education. However
these amounts assume all the properties are 4 bedrooms, and this will need to be
calculated when the housing mix on the site is finalised at RM stage.

Neighbour Observations

Neighbours notified: 12 October 2018
Amended plans notified:

Site Notice Date: 18 October 2018
Press Notice Date:

Number of Responses None received.

Summary of Comments

Relevant Planning Policy

Fylde Local Plan to 2032:

DLF1 Development Locations for Fylde
ENV1 Landscape

ENV2 Biodiversity

ENV4 Provision of New Open Space
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GD7 Achieving Good Design in Development

CL2 Surface Water Run-Off and Sustainable Drainage
INF2 Developer Contributions
SL2 Fylde-Blackpool Periphery Strategic Location for Devt

Other Relevant Policy:
NPPF: National Planning Policy Framework
NPPG: National Planning Practice Guidance

Environmental Impact Assessment

This development does not fall within Schedule 1 or 2 of the Town and Country Planning
(Environmental Impact Assessment) Regulations 2017.

Comment and Analysis

Principle of the development

Planning application 15/0807 was approved by members for an outline application for 14 dwellings,
however with the sale of the land that application was subsequently withdrawn before a legal
agreement could be completed and planning permission issued.

Since that time the site has been allocated as part of the large MUS1 site within the Fylde-Blackpool
Periphery Strategic Location for Development through SL2. MUS1 is anticipated to provide 529
dwellings and 5.7ha of employment and this site forms a small part of that. The site’s location
adjacent to existing and proposed housing lends itself to be developed for residential purposes as
oppose to employment and therefore the principle of the development proposed here is acceptable.

With regard to housing mix policy H2 requires all developments of 10 or more dwellings to include at
least 50% of dwellings to 3 beds or less. The indicative plan shows 5 of the dwellings to be 3
bedrooms and as such would comply with the policy. A condition will need to be placed on the
decision to ensure that this is carried through at Reserved Matters.

Impact on character of the area

Whilst the principle of the development is acceptable another issue is the impact of the
development visually on the character of the area. In this case the application site consists of an
existing domestic property with an outbuilding and a large rear garden. The NPPF states that the
intrinsic character and beauty of the countryside should be recognised however in this case the site
is not an area designated for its landscape quality and furthermore the application site is located to
the east of Cropper Road, and is now allocated as part of a strategic location for development with
approved residential housing developments located to the south and east of the site, and a further
housing allocation on the opposite side of Cropper Road to the west. To the north of the site are
existing residential properties and a caravan park.

It has to be acknowledged that the development will have some impact on the character of the
area however it is considered that the degree of harm will be very limited. The site is effectively
contained visually by surrounding development and as such will not appear unduly intrusive in views
from any direction. The indicative layout shows the retention of hedgerow and trees around the
site’s boundaries which will help to soften the developments appearance and also matches that of
the development already approved. This application effectively fills a gap adjacent to developments
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already permitted and existing development. It is not considered the development will have a
significant visual impact, it will be well contained and surrounded by residential dwellings and
existing natural landscape features.

Residential amenity

The application is an outline application with all matters reserved asides for access into the site.
Appearance, layout and scale are matters reserved for future consideration however the indicative
layout submitted shows the access road entering the application site from Cropper Road to the west,
approximately 7m south of the side elevation of the dwelling known as Burnside and then traversing
to the east, north of the dwelling known as Spengarth. The Council’s Environmental Protection
officer has previously commented that he has no objections to the proposal subject to the inclusion
of conditions in relation to hours of construction and that in order to alleviate concerns of noise
from road traffic that a 6” close board fence shall be erected along the boundary of the entrance
road and the adjacent property to the north. This can again be subject to a condition. Whilst the
application is made in outline it is considered that the dwellings on the indicative plan submitted are
appropriately spaced and would not harm the residential amenity of existing dwellings or those
currently being constructed around the site; there would be no unacceptable loss of light or
overlooking created. The relationship on the indicative plans between the dwellings in the site and
the adjacent one is acceptable and if a layout similar to the one submitted was developed the
occupants would enjoy an acceptable level of amenity. There are therefore no issues with this
proposal in terms of impact on residential amenity.

Highways

The application is an outline application with access a detailed matter for consideration. The
application site as existing as a single dwelling house which is served by an access to the north of the
site which leads to the rear of the dwelling and a garage. It is proposed that this dwelling on site be
retained with a new access proposed off Cropper Road to serve that dwelling only and another new
access north of the existing one to serve the proposed 10 new dwellings. LCC Highways have
commented on these proposed new accesses stating that they have no objections, that the
development will not have an impact on road safety, capacity or amenity. The submitted plans show
the existing hedge to be moved back and a new 3m combined foot/cycle path across the frontage of
the site to link into the footpath in front of the adjacent site. There are therefore no highways issues
with the application subject to conditions to ensure these matters are carried forward in the
development.

Flood risk and drainage

The site is identified as being within an area designated on the Environment Agency’s Flood Map as
Flood Risk Zone 1. This is land defined as having a less than 1 in 1000 annual probability of
flooding. All uses of land including dwellings are regarded as appropriate within this zone. Because
of the size of the site the application is not required to be submitted with a Flood Risk Assessment.
United Utilities have no objections to the development and because of the size of the site the other
drainage consultees have not made any comments. There are therefore no issues with flooding or
drainage with this application.

Affordable housing

The Council has recently approved housing developments in the area with legal agreements
attached that require 30% of the dwellings approved to be affordable houses in accordance with the
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requirements carried through in Policy H4 of the Fylde Local Plan to 2032. However the developers
have been unable to provide these as there have been no Registered Providers willing to take the
houses on due to a variety of reasons including lack of funding in the sector, Fylde Council’s
restrictive lettings policy, and the site’s location. As this application is for relatively few dwellings the
Strategic Housing team have commented that it is appropriate to secure an off-site contribution
towards affordable housing from the outset. Therefore the application being approved would be
subject to a legal agreement to secure that contribution.

Ecology

The application site does not contain any ecological or biodiversity designations and there are none
within the vicinity of the site, however the site contains hedges, trees and buildings which have the
potential to provide habitat for protected and priority species. The site is also surrounded by a ditch.
The application was submitted with ecological surveys of the site including bats, hedgerows and
water voles. These were assessed by the Council’s ecological consultants GMEU who stated that the
information was not sufficient in order to adequately assess the proposals impact on biodiversity
and that the barn which is proposed to be demolished supports a bat roost and is therefore
protected. They suggested that further survey work undertaken at the appropriate time of year
(April — August weather dependant), was necessary to characterise the roost type and to assess if
the provisional outlined mitigation plan is sufficient to mitigate for the loss of the roost. Further
survey work was also required to establish the presence of water vole and amphibians and an
impact assessment made regarding the loss of the pond.

Consequently a further updated ecological assessment was submitted which supplied further
information about those protected species. With regard to great crested newts, eDNA analysis of the
pond was collected and found none present which GMEU state is acceptable given the sites lack of
connectivity to a pond landscape and the indication that the closest proximal pond (Daisyfield
Nursery) has also been surveyed using eDNA analysis. GMEU advise that no further work is required
on this matter.

With regard to water voles, information was submitted with result of previous surveys and the food
plants available. GMEU state that is reasonable to conclude that pre-commencement/Reserved
Matters submission survey for water vole could be conditioned; as the presence of European
Protected great crested newt can reasonably be ruled out, the quality of habitat appears poor for
water vole over 2 years and the fact that the current application is in outline.

The information regarding Bat roosts was further supplemented with a Bat Survey report dated 9
May 2016 which confirmed the presence of a common pipistrelle bat roost in the garage and that a
low impact class licence could be used to cover the demolition of the structure. GMEU agree with
this. The report includes a suitable demolition strategy and mitigation proposal has been supplied
which indicates that the work can be undertaken following registration with Natural England’s Low
Impact Class Licence Scheme. GMEU recommend conditions in relation to mitigation, landscaping
and surveys and state that the application can be forwarded to determination.

The application site is not designated for its nature conservation value and it is not adjacent to any
designated sites. The surveys undertaken have been conducted to appropriate standards and
proportionate to the potential of the site to support protected species. It is not considered that
further ecological surveys need to be conducted prior to determining of the application. It is not
considered that the development will cause substantive harm to nature conservation interests.
There will be some minor impacts on local nature and precautions to protect these interests
including no vegetation clearance during bird nesting season, protection of trees and hedgerow
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during construction and biodiversity enhancements to be incorporated into the scheme can be
subject to planning conditions. Therefore with these conditions in place a scheme some degree of
biodiversity enhancement will be possible in the development of the site. The report submitted
shows there will not be any unacceptable effect on protected species or priority habitat subject to
appropriate mitigation and compensation and conditions will be used to ensure this. It is considered
that with mitigation the development of the site is acceptable.

Public open space

The Fylde Local Plan to 2032 requires that open space be provided on site in residential
developments of this scale in line with the amount per plot detailed in Policy ENV4, with appropriate
provision made for the on-going maintenance of this. The outline nature of the application means
that there can be no clarity on this matter, and the illustrative layout does not indicate any facility
being included, this will need to be addressed at Reserved Matters. As an alternative, the site is close
to the proposed open space and play area on the adjacent site which would give reasonable access
to play facilities and so it may be that actual on site provision is not required and an off-site
contribution may be appropriate. Whichever delivery mechanism is taken up it is considered that the
proposal could comply with Policy ENV4 and so no reason for refusal on this matter is justified. A
condition will be required to ensure one of these options is carried though at Reserved Matters.

Education

The improvement of any identified shortfalls in local education facilities is a recognised aspect of a
major residential development proposal such as this one, with INF2 of the Local Plan to 2032
providing a mechanism to secure for this where Lancashire County Council advise that such an
anticipated shortfall is identified. In this case there is an anticipated short fall of two secondary
school places and four primary school places in the area to accommodate the additional children
that would result from the development and the Applicant would have to make a contribution in the
order of £63,013.24 towards primary education and £47,474.56 towards secondary education.
Because the application has been made in outline this amount will be re-calculated when the precise
number of bedrooms is known upon submission of a reserved matters application. This contribution
would be secured through a section 106 agreement, if permission was granted.

Conclusions

The development as proposed is considered to form sustainable development and is acceptable in
principle as it is for the development of an allocated site in the Local Plan to 2032. There are no
highways issues with the proposal, and with appropriate conditions and contributions the

development will have an acceptable impact.

Recommendation

That the decision to GRANT Planning Permission be delegated to the Head of Planning and Housing
subject to the following:

1) The completion of a s106 planning obligation to secure the following (The agreement will be
expected to meet the full amounts quoted above in all cases, unless a viability appraisal has

been agreed with the Local Planning Authority):

e A financial contribution of £150,000 to Fylde Council towards the provision of affordable
dwellings within Fylde in accordance with the requirements of Policies H4 and INF2 of the
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Fylde Local Plan to 2032, along with the phasing of that payment

e afinancial contribution of £63,013.24 to Lancashire County Council towards primary
education and £47,474.56 towards secondary education (and the phasing of the payment of
this contribution) towards the improvement of education capacity in the vicinity of the site
in accordance with the requirements of Policies HW2 and INF2 of the Fylde Local Plan to
2032.

2) Aseries of Planning Conditions and Reasons which the Head of Planning and Housing considers
are appropriate to ensure that the development is undertaken in accordance with the standards
required by policy. The following are the current suggestions for these:

1. A subsequent application for the approval of reserved matters must be made not later than the
expiration of three years beginning with the date of this permission and the development must be
begun not later than whichever is the later of the following dates:

[a] The expiration of five years from the date of this permission;
or
[b] The expiration of two years from the final approval of the reserved matters, or in the case

of approval on different dates, the final approval of the last such matter approved.

Reason: Required to be imposed pursuant to Section 92 of the Town and Country Planning Act
1990.

2. Before any development is commenced (a) reserved matters application(s) must be submitted to
and approved by the Local Planning Authority in respect of the following reserved matters:

Nos. (1, 2, 3 and 5)

(Reserved matters are:- Layout

1

2. Scale

3. Appearance
4 Access

5 Landscaping

Reason: This permission is an outline planning permission and details of these matters still remain
to be submitted.

3. This permission / consent relates to the following details:

Approved plans:

e Location Plan - 0. site plan
e Proposed layout plan - HP/2561 PL/18/05.1

Supporting Reports:

e Planning Statement

e Drainage Strategy and assessment of flood risk
e  Follow-up Bat Survey Report (Oatlands Ecology)
e Hedgerow Survey (Envirotech)

Reason: To provide clarity to the permission.
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No part of the development hereby approved shall commence until a scheme for the construction
of the improved existing site access, the new access to Spengarth and the off-site works of
highway improvement namely the 3m wide shared footpath/cyclepath has been submitted to, and
approved by, the Local Planning Authority in consultation with the Highway Authority. The
approved scheme shall be implemented in full prior to first occupation of the dwellings.

Reason: In order to satisfy the Local Planning Authority and Highway Authority that the final
details of the highway scheme/works are acceptable before work commences on site and that the
development provides an appropriate level of accessibility to the wider highway network.

Prior to the commencement of any development details of the design, location, access
arrangements, phasing of provision, and on-going maintenance arrangements of the public open
space for the development shall be submitted to and approved in writing by the local planning
authority. This provision shall be at least in accordance with the requirements of Policy ENV4 of
the Local Plan to 2032 and shall be implemented and maintained in accordance with the approved
scheme.

Reason: To ensure the provision and retention of appropriate levels of public open space to serve
the development as required by Policy ENV4 of the Fylde Local Plan to 2032.

A tree protection scheme for all trees and retained hedges on the site shall be submitted to and
approved in writing by the local planning authority prior to the commencement of development.
No work of any kind shall take place until the protective fences are erected around the retained
tress in the position and to the specification agreed by the local planning authority. Such fencing
shall be retained throughout the development where work of any kind is undertaken in proximity
to trees and hedging.

Reason: In the interests of protecting wildlife and biodiversity and to comply with the provisions of
the Wildlife & Countryside Act 1981 and the National Planning Policy Framework.

Prior to commencement of the development hereby permitted, details of the incorporation of bat
roosting (in addition to that required by NE licence) and bird nesting opportunities that shall be
incorporated into the design of the development (i.e. into new buildings) shall be submitted to and
approved in writing by the Local Planning Authority. The scheme shall include details of the
phasing of the works and shall thereafter be implemented in accordance with that phasing.

Reason: In the interests of protecting wildlife and biodiversity and to comply with the provisions of
the Wildlife & Countryside Act 1981 and the National Planning Policy Framework.

Tree felling, vegetation clearance works, or other works that may affect nesting birds shall not be
carried out between March and August inclusive, unless the absence of nesting birds has been
confirmed by further surveys or inspections undertaken by a suitably qualified ecologist and their
confirmation provided in writing to the Local Planning Authority.

Reason: In the interests of protecting wildlife and biodiversity and to comply with the provisions of
the Wildlife & Countryside Act 1981 and the National Planning Policy Framework.

All existing lengths of hedgerow within the proposed residential development area shall be
retained, except for where their removal is required for the formation of access points or visibility
splays or in other limited circumstances where an equivalent or greater length of hedge is provided
as a replacement and has been previously agreed in writing by the Local Planning Authority. No
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10.

11.

12.

13.

14.

removal, relaying or works to existing hedgerows shall be carried out between March and August
inclusive in any one year unless otherwise agreed in writing by the Local Planning Authority.

Reason: In the interests of protecting wildlife and biodiversity and to comply with the provisions of
the Wildlife & Countryside Act 1981 and the National Planning Policy Framework.

No external lighting shall be installed until details of a lighting scheme have been submitted and
approved in writing by Fylde Borough Council. The principles of relevant guidance shall be followed
(e.g. the Bat Conservation Trust and Institution of Lighting Engineers guidance Bats and Lighting in
the UK, 2009).

Reason: In the interests of protecting wildlife and biodiversity and to comply with the provisions of
the Wildlife & Countryside Act 1981 and the National Planning Policy Framework.

Prior to commencement of works a fully detailed method statement to demonstrate that impacts
on amphibians will be avoided both during the site clearance and development works and during
the operational phase shall be submitted for approval in writing by Fylde Borough Council. Any
approved details shall be implemented in full. If the presence of Great Crested Newt is detected at
any point then all works shall cease until advice has been sought from an appropriately qualified
person including regarding the need for a Natural England licence.

Reason: In the interests of protecting wildlife and biodiversity and to comply with the provisions of
the Wildlife & Countryside Act 1981 and the National Planning Policy Framework

Prior to the commencement of works there shall be a further precautionary inspection/survey of
ditches to inform any change in the habitat quality for and use by water voles. The report of the
survey (together with proposals for mitigation/compensation, if required) shall be submitted to
Fylde Borough Council for approval in consultation with specialist advisors. Any necessary and
approved measures for the protection of Water Vole will be implemented in full.

Reason: In the interests of protecting wildlife and biodiversity and to comply with the provisions of
the Wildlife & Countryside Act 1981 and the National Planning Policy Framework.

No development shall take place, including any works of demolition, until a Construction Method
Statement has been submitted to, and approved in writing by, the local planning authority. The
approved Statement shall be adhered to throughout the construction period and shall provide for:

the identification of the site access for construction traffic

the parking of vehicles of site operatives and visitors

loading and unloading of plant and materials

storage of plant and materials used in constructing the development

the erection and maintenance of security hoarding including decorative displays and facilities
for public viewing, where appropriate

wheel washing facilities

measures to control the emission of dust and dirt during construction

a scheme for recycling/disposing of waste resulting from demolition and construction works
hours of operation to be limited to 08.00 -18.00 Monday to Friday; 08.00 - 13.00 Saturday and
no noise/work activity on Sundays or Bank Holidays.

®o0 o

—oQ

Reason: To maintain the safe operation of the pedestrian and highway network in the area during
construction given the proximity to residential properties.

No site clearance, site preparation or development work shall take place until a fully detailed
landscaping/habitat creation and management plan has been submitted and approved in writing

16 of 100



15.

16.

17.

by Fylde Borough Council. The scheme shall demonstrate (1) adequate planting of native species
appropriate to the locality to compensate for direct and indirect impacts including a locally native
species planting scheme to the buffer and margins of the watercourse and dyke (2) that habitat
connectivity through the site and to the wider area will be retained as a minimum, including for
amphibians (3) that any planting along site boundaries will comprise appropriate native species, (4)
provide details of habitat creation for amphibians and (5) maintenance and enhancement of the
biodiversity value of retained and established habitats and the site as a whole. The approved
details shall be implemented in full.

Reason: In the interests of protecting wildlife and biodiversity and to comply with the provisions of
the Wildlife & Countryside Act 1981 and the National Planning Policy Framework.

Foul and surface water shall be drained on separate systems. Prior to the commencement of any
development, details of the surface water drainage scheme and a management and maintenance
plan for the lifetime of the scheme shall be submitted to and approved in writing by the Local
Planning Authority. The scheme shall be based on the hierarchy of drainage options in the National
Planning Practice Guidance with evidence of an assessment of the site conditions and must be in
accordance with the Non-Statutory Technical Standards for Sustainable Drainage Systems (March
2015) or any subsequent replacement national standards and unless otherwise agreed in writing
by the Local Planning Authority, no surface water shall discharge to the public sewerage system
either directly or indirectly. The management and maintenance plan must include as a minimum;

a. Arrangements for adoption by an appropriate public body or statutory undertaker, or,
management and maintenance by a resident’s management company; and

b. Arrangements for inspection and ongoing maintenance of all elements of the sustainable
drainage system to secure the operation of the surface water drainage scheme
throughout its lifetime.

The development shall be completed and maintained in accordance with the approved details.

Reason: To promote sustainable development, secure proper drainage and to manage the risk of
flooding and pollution. This condition is imposed in light of policies within the NPPF and NPPG.

Any application which seeks approval for the reserved matters of layout, scale or appearance
pursuant to condition 2 of this permission shall include details of the mix of type and size
(including bedroom numbers) of the dwellings to be provided, which shall demonstrate
compliance with the requirements of policy H2 of the Fylde Council Local Plan to 2032. The
development shall thereafter be carried out in accordance with the duly approved details.

Reason: To ensure that the development delivers an appropriate mix of types and sizes of housing
suitable for a broad range of age groups to reflect the demographics and housing requirements of
the Borough as set out in the Fylde Coast Strategic Housing Market Assessment in accordance with
the requirements of policy H2 of the Fylde Council Local Plan to 2032 and the National Planning
Policy Framework.

Any application which seeks approval for the reserved matters of layout, scale or appearance
pursuant to condition 2 of this permission shall provide for at least 20% of the properties that are
designed specifically to accommodate the elderly including compliance with optional technical
standard M4(3A) (wheelchair-accessible dwellings) unless a different percentage is required to
comply with Policy H2 of the Fylde Local Plan to 2032.

Reason: To ensure that the identified need for the provision of properties for this sector is catered

for in this development as required by Policy H2 of the Fylde Local Plan to 2032, and the National
Planning Policy Framework.
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Item Number: 2 Committee Date: 16 January 2019

Application Reference: 18/0682 Type of Application: Full Planning Permission

Applicant: Allerton Group Agent : Architectural Design
Consultants

Location: 34 DERBE ROAD, LYTHAM ST ANNES, FY8 1NJ

Proposal: CONVERSION OF EXISTING HOTEL (USE CLASS C1) TO 12 FLATS (11 X1 BED AND 1

X 2 BED) PROVIDING SUPPORTED LIVING ACCOMMODATION (USE CLASS C3(B))
INCLUDING SINGLE STOREY PLANT ROOM EXTENSION TO REAR AND ASSOCIATED
EXTERNAL ALTERATIONS TO BUILDING

Ward: FAIRHAVEN Area Team: Area Team 2
Weeks on Hand: 18 Case Officer: Matthew Taylor
Reason for Delay: Awaiting Further Information

If viewing online this is a Google Maps link to the general site location:
https://www.google.co.uk/maps/@53.7450222,-3.0232429,175m/data=!3m1!1e3?hl=en

Summary of Recommended Decision: Grant

Summary of Officer Recommendation

The application relates to the former Elsinghurst Hotel at no. 34 Derbe Road, Lytham St
Annes. The proposal seeks to convert the building from a 22 bedroom hotel (use class C1)
into 12 flats which are intended to provide supported living accommodation for adults with
learning difficulties and mental health issues (a use falling within class C3(b)). The application
also includes the addition of a single storey extension to the rear of property and associated
external alterations to window and door openings across the building’s elevations.

The former (now vacant) hotel falls outside the Holiday Area in St Annes as defined on the
FLP and SANDP Policies Maps and, accordingly, its conversion to residential use would not
undermine or unacceptably diminish the offer of tourist accommodation in St Annes. The
proposed use is one which is inherently residential in character — with each flat providing a
self-contained unit of permanent residential accommodation — but incorporates an element
of care to be provided for residents. The level of care will vary depending on each resident’s
needs, though the overarching intention of supported housing is to allow occupants to live
independently with the ability to access help and assistance with everyday activities where
required. Accordingly, the proposed C3(b) use is different to and distinct from a care home (a
C2 use).

The application property is located to the southern end of Derbe Road which includes a
combination of apartments, hotels/guest houses and other dwellings. The Alexandria Drive
Local Centre extends around the crossroad junction of Derbe Road and Alexandria Drive a
short distance to the north and comprises a series of commercial premises. Given the mix of
surrounding uses in the locality, including the prevalence of other apartment developments,
the proposal would not adversely alter or be incompatible with the varied character of the
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area. Similarly, when considered in comparison with the building’s previous use as a 22 bed
hotel, the proposed 12 supported housing units — by virtue of their number, use and nature,
including support staff and visitor comings and goings — would not unduly affect the amenity
and living conditions of neighbouring occupiers by reason of noise disturbance, crime and
disorder, loss of privacy or any other nuisance. The proposed external alterations to the
building are modest in scale and would not give rise to any adverse effects with respect to
loss of outlook, overlooking or overshadowing.

The site occupies a sustainable location within the settlement boundary which benefits from
good access to public transport, shops and services by means of transport other than private
car. Accordingly, it is a suitable location for housing and would make efficient use of
previously developed land by bringing a vacant building back into use. When the site’s
accessibility credentials are assessed in combination with the fact that future residents are
unlikely to have their own vehicle, that alternative public parking is readily available nearby
and that greater traffic generation and parking demand is likely to have arisen in connection
the building’s previous use as a 22 bed hotel, it is not considered that the proposed
development would have any severe effects on the capacity and/or safety of the surrounding
highway network.

As the proposal involves the provision of specialist accommodation which would not be
available to the open market, it is not considered that contributions towards the provision of
affordable housing, public open space or education are required to make the development
acceptable in planning terms. Appropriate conditions would be imposed to control the future
use of the building for any other purpose (including another use falling within use class C3) in
order to preserve this position.

No other adverse effects would arise that would significantly and demonstrably outweigh the
scheme’s benefits. Accordingly, the proposal is considered to represent sustainable
development in accordance with relevant adopted policies contained with the SANDP, FLP
and the provisions of the NPPF.

Reason for Reporting to Committee

The application is classified as major development and the officer recommendation is for approval.

Site Description and Location

The application relates to the former Elsinghurst Hotel — a detached, three-storey building at no. 34
Derbe Road, Lytham St Annes. The former 22-bedroom hotel is located to the southern end of Derbe
Road in close proximity to the junction with Inner Promenade and is presently vacant.

The building is set within an elongated plot and has three storey additions to the immediate rear
with a lower ridge height than the main roof and a flat-roofed, single storey addition to the
northwest corner which includes an external staircase running to the upper floors. A narrow,
L-shaped outdoor amenity area flanks the extensions to the rear of the building, with a flat-roofed
storage shelter located to the south side of the property. A hardstanding forecourt enclosed by a low
brick wall is located to the front of the building with access off Derbe Road.

Adjacent buildings include split level three/four storey apartment blocks to the south (Vernon Lodge
and Hillcliffe), a recently-constructed three storey block of apartments to the west (The Atrium) and
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a three-storey building which has been converted into 9 flats to the north (no. 32 Derbe Road).
Properties on the opposite side of Derbe Road to the east include a mix of guest houses (nos. 39 and
41) and an accountant’s office (no. 43). The apartment buildings to the south and west have a mix of
car parks and garages bordering the site. The Alexandria Drive Local Centre extends around the
crossroad junction of Derbe Road and Alexandria Drive a short distance to the north. The Local
Centre comprises a mix of commercial premises.

The site falls within the Settlement Boundary of Lytham St Annes as defined on the Fylde Local Plan
to 2032 Policies Map. There are no other Local Plan designations applicable to the site.

Proposal

The application seeks full planning permission for the conversion of the building from a 22-bedroom
hotel (use class C1) to 12 self-contained flats (11 x one bed and 1 x two bed) which are intended to
provide supported housing for adults with learning difficulties and mental health issues. This is a use
falling within class C3(b) of the Town and Country Planning (Use Classes) Order 1987 (as amended)
which is defined in that Order as follows:

“Use as a dwellinghouse (whether or not as a sole or main residence) by — not more than six residents
living together as a single household where care is provided for residents”.

The term “care” is defined in the abovementioned Order as follows — “means personal care for
people in need of such care by reason of old age, disablement, past or present dependence on alcohol
or drugs or past or present mental disorder, and in class C2 also includes the personal care of children
and medical care and treatment”.

The applicant has included a supplementary statement with their application which includes the
following details concerning the nature and operation of the proposed use:

e Examples of learning difficulties & mental health issues — Generic examples may be a
learning difficulty from birth such as autism or down syndrome. Mental health may fall
under the category of PTSD, depression and/or anxiety. Future residents will not be referred
because of drug or alcohol dependency issues.

e Age ranges and gender— Occupants could be aged anywhere from 18 — 65, though it is
anticipated that most of the residents will be aged between 20 and 30 to provide support for
college leavers. Both male and female residents will be accommodated at the site.

e Local connection criteria — As residents have a right to choose where they live there are no
geographical restrictions as to where future occupants may come from (as with all
supported housing schemes in the UK). However, there is a waiting list of district referrals
for this property, all of which are local to the Fylde Coast. At present future occupiers are
living in unsuitable properties where their needs cannot be properly catered for (e.g. private
rental housing or living with parents).

e Other company connections — Wave supported Lives are the local care provider whose staff
will support residents, and are a part of Allerton Care. The company 28A Supported Living is
a housing association and is a Registered Provider with Homes England. The role of 28A
Supported Living is to provide the upkeep and maintenance of the property and to help
residents with budgeting, rent contributions and utility bills.

o Level of care — This will differ depending on the bespoke package for each individual. There
is a single two-bed flat which will provide sleep-in accommodation for a full time carer if
required. However, as this is not a care home it is not intended to provide staffing at the site
24/7. Staff visits will be spread flexibly throughout the day rather than operating on a
fixed-time basis. There will also be access to care and maintenance staff out of normal
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working hours should the need arise. Residents will be able to come and go independently.

e Parking and access to vehicles — Due to their conditions and ongoing medical challenges it is
highly unlikely that future residents will hold a driving licence. On-site parking is primary
intended for care staff and visitors.

The application also includes the following external alterations to the building in order to facilitate
its conversion:

e The addition of a flat-roofed, single storey extension to the rear (southwest) corner of the
building to accommodate a plant room. The extension would measure 1.8m in length, 2.3m
in width and 3m in height.

e The re-sizing and/or introduction of additional ground floor windows to the south, west and
north facing elevations of the building.

e The provision of four car parking spaces within the forecourt to the front of the property.

e The provision of a bin store within an enclosure to the south side of the building.

e The demolition of existing flat-roofed, single storey enlargements to the rear and side of the
building.

e The removal of the external staircase serving the upper floors to the rear of the building and
the blocking up of two existing doorways to the rear elevation at first and second floor
levels.

Relevant Planning History

Application No. Development Decision Date
84/0085 FLAG POLE AND FLAG. Granted 29/02/1984
79/1081 FIRST AND SECOND FLOOR EXTENSION. Granted 12/12/1979
79/0113 BEDROOM EXTENSION. Granted 14/03/1979
78/1003 ALTERATIONS TO ROOF FORMING FRONT AND  Refused 08/11/1978
REAR DORMERS.
76/0681 TIMBER-FRAMED CARPORT Granted 08/09/1976
76/0182 SUNLOUNGE. Refused 14/04/1976
75/0507 LOUNGE EXTENSION AND COVERED OPEN Granted 17/09/1975
AREA.

Relevant Planning Appeals History

None

Parish/Town Council Observations

St Anne's on the Sea Town Council — Responses dated 21.09.18 and 23.11.18 confirming “no
specific observations” in respect of the application.

Statutory Consultees and Observations of Other Interested Parties

Councillor David Donaldson: Comments that he has no objections to the application.

Education Authority (LCC): An education contribution is not required in connection with this
development.

Lancashire Police: Recommendations and observations concerning security as follows:
e The conversion to a block of flats should be undertaken in accordance with the principles of
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the police preferred security specification Secured by Design. Further details relating to
SBD can be found at www.securedbydesign.com

The boundary of the scheme should be secured with a 1.8m high close boarded timber fence
at the side and rear. A 1.8m high lockable gate should restrict access to the side and rear of
the building, this should be fitted as close to the front elevation as possible. This is an
important security feature as a high proportion of burglaries occur whereby the offender
gains entry into the property via a side or rear ground floor door or window.

All external doors and the internal bedroom doors should be certified to PAS 24:2016 or an
alternative accepted security standard, such as LPS 1175. All ground floor and other
accessible windows must be certified to PAS 24:2016 security standard in compliance with
Building Regulations Approved Document ‘Q’. Glazing should be laminated and all units
should include key operated window ‘restrictors’ to reduce the opportunity of ‘sneak-in’
type thefts.

The building should be covered by a day/night capable CCTV system that provides coverage
of the main entrance. Cameras should be positioned out of reach where they cannot be
tampered with. Recording equipment must be stored in a securely locked room. CCTV
helps to modify potential offenders behaviour and when covering the main entrance it can
help to prevent tailgating of residents by potential intruders.

The building should be illuminated with dusk till dawn fittings on every elevation that
incorporates a door.

The building should be fitted with a monitored Intruder Alarm system installed to EN50131
(Grade 1-4). The alarm installation company should be certified by the National Security
Inspectorate (NSI) or Security Systems Alarm Inspection Board (SSAIB), as both organisations
promote high standards of service within the security sector. A risk assessment should
identify whether the design of the alarm system incorporates a combination of internal
passive infrared detectors, magnetic door and window contacts and personal attack
facilities.

The waste bin store should be well lit, have a lockable lid and be secured to reduce the risk
of arson and nuisance caused by bins being removed, especially those with wheels that can
be used as climbing aids. Boundary treatments to the bin store should allow some natural
surveillance into the area to reduce the risk of it being targeted for damage and nuisance.
This area should also be covered by the CCTV system.

Local Highway Authority (LHA) — LCC Highways: No objections. The proposed development will not
have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site.
It is requested that provision is made for the secure and covered storage for mobility scooters with
charging points.

Strategic Housing:

Lancashire County Council have recently published a draft housing with care and support
strategy 2018-19 which is currently out for consultation. They define housing with care and
support as being purpose built or adapted with a range of tenures and the availability of up
to 24/7 care and support. They are aiming to have more smaller-scale Flat Schemes for
younger adults with disabilities. The strategy for younger adults with disabilities attempts to
address the fact that there are too many shared housing and not enough modern flat
schemes. There is a need to shift to a model of Housing with Care and Support which is more
financially sustainable and enables independent living.

The strategy notes that there is too much reliance on shared housing across Lancashire and
there is a clear need for more flat schemes to modernise the offer of housing with care and
support jointly with the NHS. The proposed scheme meets the accommodation
requirements Lancashire County Council have identified for younger adults with disabilities.
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Allerton Care would need to become a recognised provider with Lancashire County Council
in order to assist them to meet their duties to provide accommodation for younger adults
with disabilities.

The proposal at 34 Derbe Road meets many of the priorities under LCC care and support
strategy which is to develop more smaller scale flat schemes for younger adults with
disabilities.

Neighbour Observations

Neighbours notified: 13 September 2018
Site notice posted: 5 October 2018

Press notice: 27 September 2018
Amended plans notified: 15 November 2018

No. Of Responses Received: 20
Nature of comments made: 20 objections

The appropriate neighbouring properties were notified of the application by letter on 13.09.18. In
addition, as the application involves major development notices have been posted on site and in the
local press. Neighbouring residents were also re-notified following the receipt of an additional
supporting statement from the applicant on 15.11.18 and given a further 21 days to comment on the
proposal. A total of 20 letters have been received in objection to the application. The comments
made in the letters are summarised as follows:

Lack of clarity concerning the proposed use:

It is unclear how the future occupiers of the flats will be referred and what criteria they will
need to meet. In particular: (i) will residents be from the local area and where are they living
at present? (ii) the age and gender of the residents and the nature of their problems is
unclear; (iii) Will there be a live-in carer/manager on site at all times and can neighbouring
residents contact a manager out of hours?; (iv) will residents have drug and/or alcohol
dependency issues?; (v) who is responsible for looking after the residents on a day to day
basis and on what basis is care provided? (vi) Allerton Care state that they already operate a
supported housing scheme in St Annes but no details regarding the location of this facility
are provided.

The application form states, at Q18, that the proposed development will not require the
employment of any staff. Therefore, the number, frequency, duration and nature of carer
and/or other staffing visits is unclear.

The proposed development for C3(b) use would, in effect, introduce a large scale House in
multiple Occupation which would adversely alter the character of the area and would result
in a loss of holiday accommodation in a tourist area close to the sea front.

The application does not state the needs of and what kind of support the residents will
require. It would be inappropriate for people with complex mental health issues to be
housed in this area.

Amenity impacts:

The number of flats and nature of the residents’ problems, combined with carer comings
and goings — potentially at all hours — has the potential to cause added noise, disturbance
and loss of privacy to neighbouring occupiers, particularly those in Vernon Lodge with
windows facing the application building. Frosted glass should be installed to windows
overlooking apartments to the south.

Many surrounding apartments are predominantly occupied by elderly residents and this
area is popular with tourists. As there will not be a 24 hour staffing presence at the site it is

24 of 100



unclear what provisions will be made for out of hours care/supervision should the need
arise. Individuals with mental health issues and learning difficulties can be unpredictable in
their behaviour resulting in diminished responsibility for their actions. Therefore, the nature
of the use has the potential to prejudice the safety of both the residents themselves and
surrounding occupiers/visitors when the proposed residents are left unsupervised.

The site lacks any outdoor amenity space and gardens for residents. This could result in
residents gathering within the forecourt to the front of the building with potential for added
noise and disturbance.

Queries concerning the company structure and operational model:

There are 4 separate companies involved in this development — Allerton Group, Allerton
Care Ltd, Wave Supported Lives Ltd and 28A Supported Living Ltd. It is, however, unclear
what the responsibilities of each company are and how their roles fit together. All these
companies are recently incorporated and/or have been taken over with
directors/management replaced and/or altered between May and July 2018. With all the
changes that have taken place in recent months within these Companies, and due to the
special needs of the proposed tenants, it is unclear whether an adequate level of expertise
and support will be maintained in order to operate this new establishment at the level
required by the Care Quality Commission. It is also a concern that apart from Wave
Supported Lives Ltd, these Companies are based in London, Leicester and Barnsley, thus
leaving limited local management and supervision.

As the housing association is based in Pontefract how can the establishment be run safely
and maintained from such a distance away.

Who will be responsible for building maintenance?

It is unclear how/whether the ownership of the building has changed and who the
freeholder is.

Residents have been advised that the applicant would arrange a meeting with neighbours in
order to explain the nature and operation of the use and the rationale behind the proposed.
However, no such meeting has taken place, nor has contact been made with residents by the
applicant.

Parking:

Derbe Road and surrounding streets are already congested due to on-street parking
associated with visitors to hotels, patrons of shops on Alexandria Drive and existing
residents. This development would exacerbate matters by failing to provide adequate
off-street parking.

The 4 parking spaces proposed by the development are insufficient to cater for 12 flats and
associated parking demand from carers and visitors.

The two tandem parking spaces proposed to the side of the building would be inaccessible.

Recommended conditions:

If planning permission is granted conditions should be attached to: (i) give the applicant a
temporary permission for 12 months in order to allow the effects of the use to be reviewed
during this period, with provision for the use to cease if it causes harm to the character of
the area and amenity of surrounding residents; (ii) any permission should be made personal
to the applicant so that the operation cannot be transferred between companies; (iii)
restrict the use to that applied for and that any other use (including another falling within
class C3) will require a separate consent; (iv) other development matters relating to on-site
parking, noise levels, waste disposal and ensuring that activities relating to the proposed use
shall be conducted within the building and not outside.

Given the wide-ranging definition of a C3(b) use and the potential for provision of other
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types of care beyond those applied for by this applicant (i.e. for people with drug/alcohol
dependency issues and/or as a children’s home), a condition should be imposed to restrict
the use of the building for the care of people with learning difficulties and mental health
issues only in order to prevent a different operator taking on the building for a different use
in the future.

Other:

e The proposed plans do not appear to make any provision for bin storage and it is unclear
who will be responsible for putting the bins out and bringing them back in. The number and
size of bins is also unclear as 12 flats with refuse and recycling bins could result in up to 48
individual bins being stored at the site.

o The development would de-value surrounding properties who pay a premium in council tax.

e Facilities for the evacuation of residents in the event of a fire have not been considered on
the plans.

e Residents are advised that a 1.8m high fence is to be constructed around the perimeter of
the site. If this comes to the front of the property the fence will block views for vehicles
exiting the car park at Vernon Lodge.

Officer note: The submitted plans do not show the installation of any additional boundary
treatments to the site perimeter. Accordingly, this is not a matter which forms part of the
application. Any boundary treatment over 1m in height which would be positioned adjacent
to the highway would require a separate planning permission and the effects of such a
boundary treatment would be considered at that time.

Relevant Planning Policy

Paragraph 38 (6) of the Planning and Compulsory Purchase Act 2004 requires that development
proposals are determined in accordance with the development plan unless material considerations
indicate otherwise. This requirement is reinforced in paragraph 2 of the National Planning Policy
Framework.

The Planning Inspectorate issued a letter to the Council on 18 September 2018 confirming that the
Fylde Council Local Plan to 2032 (as modified) is sound. Specifically, the Local Plan Inspector
confirms at paragraph 216 of her report “that with the recommended main modifications set out in
the Appendix the Fylde Council Local Plan satisfies the requirements of Section 20(5) of the 2004 Act
and meets the criteria for soundness in the National Planning Policy Framework.”

The Fylde Local Plan to 2032 (the ‘FLP’) was formally adopted by the Council at its meeting on
Monday 22 October 2018 and, accordingly, has replaced the Fylde Borough Local Plan (As Altered)
2005 as the statutory, adopted development plan for the Borough. Therefore, the FLP should guide
decision taking for the purposes of paragraph 38 (6) of the Planning and Compulsory Purchase Act
2004 and paragraph 2 of the National Planning Policy Framework. In addition, as the site also falls
within the boundaries of the Saint Anne’s on the Sea Neighbourhood Development Plan (SANDP),
the Neighbourhood Plan is also part of the statutory Development Plan.

Fylde Local Plan to 2032:

S1 Proposed Settlement Hierarchy

DLF1 Development Locations for Fylde

GD1 Settlement Boundaries

GD7 Achieving Good Design in Development
EC7 Tourism Accommodation
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H1 Housing Delivery and the Allocation of Housing Land

H2 Density and Mix of New Residential Development
H3 Conversions and Change of Use to Residential

H4 Affordable Housing

INF2 Developer Contributions

T5 Parking Standards

CL2 Surface Water Run-Off and Sustainable Drainage
ENV4 Provision of New Open Space

Saint Anne’s on the Sea Neighbourhood Development Plan (SANDP):

GP1 — Settlement boundary

DH1 — Creating a distinctive St Anne’s

E7 — Tourism accommodation

HOU1 — Housing development

HOU2 — Conversion of existing properties into flats and HMOs
HOU4 — Residential design

DEL1 — Developer contributions

Other Relevant Policy:
NPPF: National Planning Policy Framework

NPPG: National Planning Practice Guidance

Environmental Impact Assessment

The development is of a type listed within Schedule 2 of the Town and Country Planning
(Environmental Impact Assessment) Regulations 2017, but does not exceed the threshold in Column
2 of the table relating to category 10(b) developments. Accordingly, it is not Schedule 2 development
and is not EIA development.

Analysis

Policy context and main issues:

Paragraph 38 (6) of the Planning and Compulsory Purchase Act 2004 requires that development
proposals are determined in accordance with the development plan unless material considerations
indicate otherwise. This requirement is reiterated in paragraph 2 of the NPPF. The statutory
development plan for Fylde comprises the FLP and, in this location, the SANDP.

As outlined in paragraphs 10 and 11 of the NPPF, at the heart of the Framework is a presumption in
favour of sustainable development. In terms of decision taking, criteria (c) and (d) of paragraph 11
indicate that this means:
c. approving development proposals that accord with and up-to-date development plan
without delay; or
d. where there are no relevant development plan policies, or the policies which are most
important for determining the application are out-of-date, granting permission unless:
i. The application of policies in the Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed; or
ii. Any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in the Framework taken as a whole

Having regard to the nature of the development proposed and the responses received in respect of
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it, the main issues in this case are considered to be:

e The principle of development.

e The development’s effects on the character and appearance of the area.

e The scheme’s impact on the amenity of surrounding occupiers and whether it would provide a
good standard of amenity for future occupiers.

e The development’s impact on highway safety.

e Other matters including developer contributions and the imposition of planning conditions.

Principle of development:

The site is inside the settlement boundary of Lytham St Annes. FLP policy GD1 and SANDP policy GP1
are permissive of development on sites within settlement boundaries providing that these comply
with all other relevant Local and Neighbourhood Plan policies. In particular, SANDP policy GP1
indicates that development on previously developed (brownfield) land will be encouraged.

Loss of tourist accommodation:

FLP policy EC7 states that “high quality serviced tourism accommodation (e.g. hotels) will be
encouraged in the Holiday Areas in St Annes, as defined on the Policies Map”. The policy goes on to
indicate that the “loss of serviced tourism accommodation either to non-serviced accommodation or
to other uses in these areas [the Holiday Areas defined on the Policies Map] will be resisted”.

SANDP policy E7 repeats the requirements of FLP policy EC7 by stating that “within the Holiday

Areas, as defined on the Policies Map, the change of use from serviced tourism accommodation will

be resisted”. In addition, SANDP policy E7 indicates that, outside the defined Holiday Areas, “the

change of use from serviced tourism accommodation will be supported subject to the following

criteria (i — iii):

i. the proposed alternative use would also support local tourism, including self-catering
accommodation, or

ii. the proposed alternative use would otherwise support the local economy by providing
employment, or

iii. the proposed alternative use would contribute to the needs of the community, in terms
of providing a community facility or housing.

Despite its previous use as a hotel, the (now vacant) application building falls outside the Holiday
Areas defined on the FLP and SANDP Policies Maps. Accordingly, the restrictions relating to the
conversion of serviced tourism accommodation to other uses set out in policies EC7 and E7 do not
apply in this case.

With respect to the additional criteria relating to the conversion of serviced tourism accommodation
located outside the defined Holiday Areas to other uses as identified in the second part of SANDP
policy E7, criterion (iii) of that policy is permissive of such a change where this would contribute to
the needs of the community, including through the provision of housing. Whilst the proposed C3(b)
use involves an element of care, it falls under the classification of use as a dwellinghouse and,
accordingly, satisfies the exception in criterion (iii) of SANDP policy E7 where the conversion of
serviced tourism accommodation to other uses can be permitted.

Given the above, the proposed development would not conflict with the provisions of the FLP or
SANDP due to the loss of serviced tourism accommodation. It is also noted that the Elsinghurst Hotel
has ceased trading as a hotel and, accordingly, the conversion of a vacant building on a previously
developed site within the settlement boundary to housing would bring economic and social benefits
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that weigh in favour of the scheme.
Nature of the proposed use and principle of residential development:

Paragraph 59 of the NPPF sets out the Government’s objective of “significantly boosting the supply
of homes”, including ensuring that the “needs of groups with specific housing requirements are
addressed”. In this respect, paragraph 61 of the Framework states that “the size, type and tenure of
housing needed for different groups in the community should be assessed and reflected in planning
policies (including, but not limited to [...] people with disabilities”.

FLP policy H1 identifies a minimum housing requirement of 415 net homes per annum across the
plan period (up to 2032). Policy DLF1 indicates that the Local Plan will provide sites for a minimum of
8715 new homes in accordance with a Development Strategy which follows the four-tier settlement
hierarchy set out in policy S1. FLP policy S1 identifies St Annes as a “Key Service Centre” sitting at the
top of the settlement hierarchy and policy DLF1 identifies Lytham and St Annes as one of four
“Strategic Locations for Development”.

FLP policy H2 requires developments to provide a “broad mix of types and site of home” with a
specific requirement for developments of 10 or more dwellings to provide at least 50% of dwellings
that are one, two or three bedroom homes. FLP policy H3 also sets out criteria for residential
conversions in relation to issues including the amenity of nearby residents, the character of the area,
access to services, parking provision, promoting good design and the provision of private amenity
space.

SANDP policy HOU1 states that housing development on previously developed land and land within
the settlement boundary will be positively supported subject to other development plan policies
being satisfied. Similarly to FLP policy H3, SANDP policy HOU2 sets out six factors which will be taken
into account when considering proposals to convert properties into flats.

The proposal seeks to convert the existing 22 bed hotel to 12 self-contained flats (11 x 1 bed and 1 x
2 bed) which are to provide supported housing for residents with learning difficulties and mental
health issues. This is a use which falls within use class C3(b) of the Town and Country Planning (Use
Classes) Order 1987 (as amended). Despite providing a form of specialist accommodation, the
proposed use is one which is inherently residential in its nature and each apartment would be
self-contained with its own separate kitchen, bathroom, living and sleeping facilities. Accordingly,
the proposed use falls properly within category C3 and is not, as has been suggested by objectors, a
House in Multiple Occupation.

The nature and operation of the use is summarised in the ‘Proposal’ section above which has been
compiled with reference to the applicant’s own supporting statement following queries from
neighbouring residents who have submitted representation in objection to the scheme. In particular,
the applicant’s supporting statement clarifies that future residents will have “mild” learning
difficulties such as autism or down syndrome and that examples of mental health issues could
include PTSD, depression and/or anxiety. While objectors have questioned the meaning/quantifiably
of the term “mild”, the overarching context to this is clarified by the intention of the supporting
housing scheme to provide day-to-day support for residents who are otherwise capable of
independent living but require assistance with everyday tasks and activities. In this respect, the
proposed use is, therefore, different to and distinct from a care home where care would normally be
provided 24 hours a day, 7 days a week (and which would fall within use class C2).

As the proposed C3(b) use is different to a care home, there is no requirement for a 24/7 staffing
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presence on the site. Instead, residents will be supported by external care staff (delivered by local
care provider “Wave Supported Lives Ltd”) and the housing association (28A Supported Living) who
will, in effect, assume the role of a landlord. The level of care provided will depend on the individual
needs of each resident and will vary accordingly. As a result, visits by carers are to be spread
throughout the day on a flexible basis which will depend on residents’ needs rather than a
regimented ‘rota’. Residents will also be able to contact support staff outside normal working hours
(e.g. in the evenings) should the need arise.

The applicant’s supporting statement also clarifies that the use will cater to adults aged between 18
and 65, though it is anticipated that most resident will be aged between 20 and 30 to support
college leavers. Both male and female residents will be accommodated at the site. The applicant has
also clarified that it is not intended for residents to be referred because of drug or alcohol
dependency issues. While the applicant envisages, based on their district-level waiting list, that
residents referred to the development will be from the Fylde Coast, this local connection cannot be
guaranteed for all future residents as people in supported housing have a right to choose where they
live.

As the application seeks to convert an existing building to housing it would make efficient use of
previously developed land within the settlement boundary. St Annes is identified as a Key Service
Centre and a Strategic Location for Development in the FLP. Moreover, given the site’s proximity to
the Local Centre at the crossroad junction with Alexandria Drive and bus stops at the junction with
Clifton Drive South further to the north, it is a suitable location for housing which is readily
accessible to shops, services and public transport. St Annes Town Centre is also located within 1 mile
of the site and, accordingly, is within comfortable walking distance. The proposed mix of one and
two bed flats complies with the dwelling size criteria in FLP policy H2 and the provision of specialist
accommodation for supported housing is also advocated by the need to provide a mix of dwelling
types as identified in the NPPF. Accordingly, the principle of this type of residential development in
this location is acceptable, subject to the development fulfilling the requirements of other detailed
policies (including FLP policy H3 and SANDP policy HOU2).

Character and appearance:

FLP policy H3 indicates that residential conversions should pay careful attention to the character of
the area and the promotion of good design.

FLP policy GD7 requires that development proposals demonstrate a high standard of design in
accordance with 15 guiding principles (a — o). Criteria (d), (g), (h), (i), (k) and (l) are of greatest
relevance in this case and require developments to take account of the character and appearance of
the local area by:

e Ensuring the siting, layout, massing, scale, design, materials, architectural character, proportion,
building to plot ratio and landscaping of the proposed development relates well to the
surrounding context.

e Applying Secured by Design principles to all new developments.

e Being sympathetic to surrounding land uses and occupiers, and avoiding demonstrable harm to
the visual amenities of the local area.

e Taking the opportunity to make a positive contribution to the character and local distinctiveness
of the area through high quality new design that responds to its context and using sustainable
natural resources where appropriate.

e Ensuring the layout, design and landscaping of all elements of the proposal, including any
internal roads, pedestrian footpaths, cycleways and open spaces, create user friendly,
sustainable and inclusive connections between people and places resulting in the integration of
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the new development into the built and historic environment.

e Creating safe and accessible environments where crime and disorder, and the fear of crime, do
not undermine quality of life or community cohesion, and there are clear and legible pedestrian
and cycle routes and high quality public space, which encourages the active and continual use of
public areas.

Criteria (d) and (f) of SANDP policy HOU2 state that, in determining planning applications to convert
properties into flats, the Council will have regard to:

o General effects on the character of the neighbourhood, including the extent to which flat
conversion schemes are a new or an established feature of the immediate area, avoiding the
loss of front gardens and the retention of existing trees and shrubs.

e Adequate provision and screening for, waste and recycling facilities.

SANDP policy DH1 requires that “all development must be of a high quality of design and must be
appropriate and sympathetic to the character of the town and its neighbourhoods.” Policy HOU4
refers to a requirement for new residential development to being designed in accordance with the
principles set out in the Design Guide SPD, though with the exception of encouraging the adoption
of renewable energy technologies the main requirements of the policy relate only to developments
in excess of 25 dwellings.

Paragraph 127 of the NPPF sets out six principles of good design (a — f). Paragraph 130 of the NPPF
indicates that “permission should be refused for development of poor design that fails to take the
opportunities available for improving the character and quality of an area and the way it functions”.

The proposed development involves the conversion of the existing building, to be achieved
predominantly through changes to the configuration of the existing floorspace and refurbishment of
the interior. Modest works of demolition are proposed in respect of two existing flat-roofed
outriggers to the rear of the building and a covered bin store on the south side. An external
first/second floor staircase to the rear of the building would also be dismantled and two existing
doorways on the rear elevation blocked up. Limited external alterations include the insertion of
replacement and/or additional windows to the building’s ground floor on both sides and at the rear,
a small flat-roofed plant room extension to replace an existing outrigger to the southwest corner
and the provision of a bin store enclosure to accommodate Euro Bins behind a 1.5m high timber
screen to the south side. Existing outdoor amenity areas — including a car park to the front of the
building and an L-shaped access to the rear — would be retained.

Although limited in their scope, the proposed external alterations and plant room extension to the
property would be compatible with the style and materials of the existing building and their siting to
the more functional side and rear elevations would preserve the building’s comparatively attractive
facade to Derbe Road. The proportions, size and materials of new window openings would replicate
those of the existing building and the modest scale, height and flat-roofed profile of the plant room
extension would ensure that this is a discreetly located feature which is not prominently in view
from surrounding public vantage points.

In terms of the building’s use as a block of apartments, this type of housing is commonplace in the
area and, indeed, forms the prevailing character of residential uses towards the southern end of
Derbe Road and around the junction with Inner Promenade. The application building is bordered by
blocks of apartments to the south (Vernon Lodge and Hillcliffe), west (The Atrium) and north (9 flats
at no. 32 Derbe Road) and guest houses are located on the opposite side of Derbe Road.
Accordingly, the introduction of 12 flats within the former Elsinghurst Hotel (which previously
accommodated 22 bedrooms) would be compatible with the established character and mix of
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surrounding developments in the area.

Objectors have raised issue with a perceived lack of bin storage facilities. However, provision is made
for the storage of communal Euro Bins within a screened enclosure to the south side of the building.
The siting of this bin store is similar to that of the existing facility for the hotel and, by virtue of its
siting within a recess to the side/rear of the building (enclosed to the south by an existing circa 2m
boundary wall), the bin store would not introduce a prominent or incongruous feature to the site
which would detract from the character and appearance of the street scene. A condition has been
imposed requiring precise details of the bin store to be submitted for the written approval of the
LPA and for its delivery before any of the apartments are first occupied.

The proposed development, by virtue of its use, density, scale, layout, materials and design, would
be compatible with the character of the site and its surroundings. Accordingly, there is no conflict
with the requirements of FLP policies H3 and GD7, SANDP policies DH1, HOU2 and HOU4 or the
NPPF.

Impact on amenity:

FLP policy H3 indicates that residential conversions should pay careful attention to the amenity of
nearby residents. In addition, the policy states that residential conversions should protect existing
amenity space and should not result in any of the homes relying on what was previously a front
garden for all of their private amenity space.

Criteria (c) and (o) of FLP policy GD7 require that development proposals facilitate good design by:

e Ensuring that amenity will not be adversely affected by neighbouring uses, both existing and
proposed.

e All new housing developments should result in a high standard of amenity for occupiers. The
standard of amenity for occupiers should not be compromised by inadequate space, poor
layout, poor or lacking outlook or inconvenient arrangements for waste, access or cycle
storage. Developments should include adequate outside amenity space for the needs of
residents. New homes designed specifically to accommodate the elderly should comply with
optional standard M4(3(2a)) in accordance with policy H2.

Criteria (a), (b) and (e) of SANDP policy HOU2 state that, in determining planning applications to
convert properties into flats, the Council will have regard to:
e The standard of accommodation for the intended occupiers of the premises.
e Effects on adjoining houses as a result of noise from flats passing through party walls and
affecting adjoining houses.
e Adequate private outdoor amenity space.

Furthermore, paragraph 127 (f) of the NPPF indicates that planning decisions should ensure
developments “create places that are safe, inclusive and accessible and which promote health and
well-being, with a high standard of amenity for existing and future users.”

Existing occupiers:

Adjacent buildings include split level three/four storey apartment blocks to the south (Vernon Lodge
and Hillcliffe), a recently-constructed three storey block of apartments to the west (The Atrium) and
a three-storey building which has been converted into 9 flats to the north (no. 32 Derbe Road).
Properties on the opposite side of Derbe Road to the east include a mix of guest houses (nos. 39 and
41), an accountant’s office (no. 43) and single dwellings. The Alexandria Drive Local Centre extends
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around the crossroad junction of Derbe Road and Alexandria Drive a short distance to the north. The
Local Centre comprises a mix of commercial premises.

The apartment buildings to the south and west have a mix of car parking areas and garages
bordering the site, with a circa 2m high brick wall (which falls to approximately 1m at the front of
the building onto Derbe Road) and fencing separating them. The block of flats to the north has an
adjoining outdoor amenity area to the rear which is separated by a circa 1.5m high brick wall. All
surrounding buildings have windows facing towards the site.

The proposed conversion of the building to residential use would be achieved predominantly
through the reconfiguration of the internal floorspace with external alterations limited to the
insertion of replacement and/or additional windows at ground floor level on the building’s side and
rear elevations. The submitted ‘existing’ floor plans show the layout of the former 22 bed hotel,
including the presence of bedroom windows on the south, west and north facing elevations facing
surrounding apartments. A current first floor roof terrace and external staircase extending to the
building’s second floor also allows external views towards neighbouring premises from an elevated
vantage point. Given this established arrangement and the general density, scale and layout of
buildings in the area, it is apparent that a degree of mutual overlooking is typical in the area.

As with the previous hotel use, the internal configuration of the flats would place habitable room
windows in close proximity to shared boundaries with neighbouring buildings, though all additional
windows introduced by this scheme would be located at ground floor and therefore be substantially
screened by existing perimeter boundary treatments. As the windows (both existing and proposed)
would be no closer to neighbouring buildings than those already in place, the established
relationship with adjacent dwellings would not be altered as a result of the proposed conversion.
Indeed, the removal of the roof terrace and external staircase to the rear of the building would have
a beneficial effect in terms of reducing opportunities for overlooking. While current separation
distances between windows would be maintained, the use of some rooms would be altered. In
particular, several bathroom windows are proposed in the north and south facing side elevations of
the apartments. Accordingly, it is considered reasonable to impose a condition requiring those
bathroom windows to be fitted with obscured glass and top-opening lights in order to safeguard the
privacy of existing and future occupiers.

The plant room extension and bin store enclosure to the southwest corner and south side of the
building would be screened by existing boundary treatments and would have no oppressive or
overbearing effects on the amenity of adjoining occupiers by reason of their scale, siting or design.
Accordingly, the development would not adversely affect the amenity of neighbouring occupiers
through loss of outlook or overshadowing.

Objectors opine that the development has the potential to generate additional noise and
disturbance by virtue of the proposed use for supported housing, particularly at unsocial hours in
the evening and early morning when residents would be unsupervised. Concerns have also been
raised with respect to potential fear of crime as a result of residents’ “unpredictable” behaviour.
Lancashire Police have commented on the application and, aside from observations concerning
physical security measures such as window locks, CCTV, lighting and alarms (a scheme for the
installation of which can be controlled through planning condition), have not raised any issues with
the nature of the proposed use. Accordingly, there is insufficient evidence to conclude that the
proposed use is likely to result in crime and disorder, and the fear of crime, such that it would
undermine quality of life or community cohesion.

Although the density of apartment schemes has the potential to generate an added level of noise
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and disturbance compared to individual dwellings these effects must, in this case, also be weighed in
comparison to the site’s established use as a 22-bed hotel. In this regard, it is likely to be the case
that visits by holidaymakers to a hotel accommodating 10 more bedrooms than are proposed by the
apartment scheme (albeit that these would be supported housing units with visits by carers) would
have at least a comparable, if not greater, impact on the amenity of nearby residents by reason of
noise and disturbance, including that occurring later in the evening. Indeed, visits by carers are not
intended to take place routinely at unsocial hours, there is provision for ‘sleep-in’ carer
accommodation within the second bedroom of the 2-bed ground floor flat should this be required
and external staff would be contactable out of normal hours. Accordingly, with appropriate
management in place there is no reason to conclude that the proposed development would give rise
to excessive levels of noise nuisance or, indeed, that levels of noise disturbance would be above any
beyond those associated with other apartment developments in the area as both uses are inherently
residential in their character. As the application property is detached from neighbouring buildings,
noise transmission through shared (party) walls would not occur.

Future occupiers:

Although not referred to specifically in the FLP, footnote 46 to paragraph 127 (f) of the NPPF
indicates that “policies may also make use of the nationally described space standard, where the
need for an internal space standard can be justified.” The nationally described space standard
(NDSS) is part of the Technical Housing Standards document published by DCLG in March 2015. The
NDSS, among other technical requirements, sets out minimum gross internal floor areas for
dwellings of different sizes.

Paragraph 018 of the “Housing: Optional Technical Standards” chapter to the NPPG (reference ID
56-018-20150327) states that “where a local planning authority (or qualifying body) wishes to
require an internal space standard, they should only do so by reference in their Local Plan to the
nationally described space standard”. As the policies in the recently adopted FLP do not cite or
specifically require developments to meet the internal space standards set out in the NDSS, the LPA
cannot require strict compliance with the standard. Nevertheless, the NDSS provides a useful guide
with respect to ensuring appropriate housing standards, particularly with respect to targets for the
minimum size of residential accommodation.

Gross internal floor areas for each apartment are shown in the schedule of accommodation on the
proposed floor plans (drawing no. 1814 110 Rev A). This schedule demonstrates that each
apartment meets (or exceeds) the minimum gross internal floor area required for each dwelling
type. Accordingly, it is considered that the size and configuration of the proposed accommodation
would ensure appropriate living conditions for future occupiers in this regard. For the reasons given
above, it is also concluded that future occupiers of the development benefit from appropriate
outlook and privacy levels from retained and new windows and that residents would not suffer any
undue noise and disturbance as a result of the nature of surrounding uses, commensurate with the
general levels of amenity typical in the area,

The application building covers a significant proportion of the site, which leaves only small areas of
private amenity space to the rear, side and front of the property. The constrained size and elongated
shape of this outdoor amenity area does, however, limit its potential to provide usable outdoor
amenity space and the internal development layout show that the only access to it would be
through apartment 4. The applicant has clarified that this is intended as an infrequent maintenance
access rather than one to be used by residents. The resident-accessible areas to the south side and
front of the building would be used for bin storage and car parking respectively.
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FLP policy H3 and SANDP policy HOU2 seek, respectively, to protect existing amenity space without
relying on land which was previous front garden and to ensure provision of adequate private
outdoor amenity space. In this case, the nature of external alterations to the building would not
result in the loss of any existing private outdoor amenity space; rather, there would be a modest net
gain due to the demolition of existing outriggers to the ground floor. Accordingly, there is no conflict
with the requirements of FLP policy H3 in this regard.

In determining whether the level of retained private outdoor amenity space is adequate,
consideration must be given to the density of surrounding development (including what level of
amenity space is typical for those developments) and the availability of off-site amenity space
nearby. In that respect, it is noted that surrounding apartment blocks are typically set in relatively
constrained curtilages with limited dedicated outdoor amenity space. Instead, where outdoor space
is provided it is generally dominated by car parking areas. For example, the recent development of
33 apartments at The Atrium does not benefit from any dedicated communal amenity spaces
outside its car parking areas. While apartments at Hillcliffe, Vernon Lodge and Lystra Court benefit
from larger areas of amenity space — though this largely forms incidental landscaping located to the
front of the buildings — this level of provision is likely to fall short of the standards set out in FLP
policy ENV4.

The application property is located in close proximity to the sea front which borders South
Promenade and stretches along the coastline. This sea front area provides a range of formal and
informal recreational opportunities and outdoor amenity space which would be readily accessible to
future residents of the development. When the availability of this alternative recreational open
space is considered in combination with the generally constrained levels of outdoor amenity space
provision typical for other apartments in the area, along with the lack of feasibility to provide
additional private amenity space at the site due to the existing building configuration, it is
considered that the development makes adequate provision for private outdoor amenity space
commensurate with levels typical in the area for the purposes for SANDP policy HOU2.

Given the above, the proposed development would achieve a good standard of amenity for future
occupiers in line with the objectives of the FLP, SANDP and the NPPF.

Highways:

Criteria (j), (p), (g) and (r) of FLP policy GD7 state that developments should achieve good design by:

e Ensuring parking areas for cars, bicycles and motorcycles are safe, accessible and
sympathetic to the character of the surrounding area and that highway safety is not
compromised.

e The needs of non-motorised users, such as pedestrians and cyclists, should be prioritised
over other road users, through design measures.

e The development should not prejudice highway safety, pedestrian safety, and the efficient
and convenient movement of all highway users (including bus passengers, cyclists,
pedestrians and horse riders). The development should not reduce the number of on-site
parking spaces available, unless there are other material considerations which justify the
reduction.

o All development proposals will need to show that appropriate provision is made for public
transport services; appropriate measures are provided to facilitate access on cycle or foot;
where practicable, ensure existing pedestrian, cycle and equestrian routes are protected and
extended; and the needs of specific groups in the community such as the elderly and those
with disabilities are fully provided for.
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FLP policy T5 indicates that “car parking should, wherever possible, be provided on site so as to
ensure there is no detrimental effect on highway safety. A flexible approach to the level of car
parking provision will be applied, dependent on the location of the development concerned.” Policy
T5 states that, in 2019, “the Council will prepare a Supplementary Planning Document (SPD) on
parking standards, which will set out local minimum standards which will need to be applied to all
new developments in Fylde”, though this SPD has not yet been adopted.

Paragraph 105 of the NPPF sets out 5 criteria that should be taken into account when setting local
parking standards for residential and non-residential development as follows:

e the accessibility of the development;

e the type, mix and use of development;

e the availability of and opportunities for public transport;

e |ocal car ownership levels; and

e the need to ensure an adequate provision of spaces for charging plug-in and other ultra-low

emission vehicles.

In addition, FLP policy H3 and SANDP policy HOU2 (c) requires developments involving the
conversion of existing properties into flats to ensure the provision of adequate car parking.

The submitted plans show that the existing parking forecourt accessed from Derbe Road to the front
of the building is to be retained in order to provide three off-road parking spaces, with a fourth to be
located to the south side of the building in front of the bin store. Objectors opine that this level of
parking provision is insufficient to serve the 12 apartments applied for due to parking demand that
will arise from residents, carers and other visitors which, in turn, will increase on-street parking
congestion.

The applicant’s supporting statement indicates that, while it cannot be guaranteed that future
residents will not drive, “their conditions and on-going medical challenges [mean] it’s highly unlikely
they will hold a driving licence. The parking spaces are primarily intended to care staff and visitors”.
In this respect, it is noted that visits by carers and other visitors will be spread throughout the day
rather than operating on a fixed-time basis and so associated parking demand will be equally fluid
and concentrated during the daytime when on-street parking demand from other neighbouring
residents is reduced. In addition, as the application property occupies a prominent location which is
only a short walking distance from bus stops on Clifton Drive South (running a half hourly bus service
between Blackpool and Lytham) it is readily accessible by alternative transport modes which would
further reduce parking demand. While objectors consider that on-street parking in the area is
congested, it is apparent that on-street parking on Derbe Road and surrounding streets is
commonplace and the only waiting restrictions preventing this are further to the south around the
junction of South Promenade. A large pay and display car park (Fairhaven Road Car Park) is also
available to the south of the junction at Derbe Road and South Promenade a short distance away. It
is also acknowledged that the building’s previous use as a 22 bed hotel and the level of associated
car-based visits by tourists travelling from outside the local area (with access only to the same level
of off-street parking as is proposed by this scheme) is likely to have generated a greater demand for
parking and a higher number of vehicle trips in comparison to the proposed development.

The Local Highway Authority (LCC) have not objected to the application on the grounds of a lack of
parking and, when the absence of their objection is considered in combination with the above
factors, it is concluded that the proposed level of parking provision would not be deficient and
would not represent sustainable grounds for refusal of the application with reference to the
objectives of FLP policies GD7 and H3, SANDP policy HOU2 and the NPPF. For the same reasons, the
level of traffic generated by the development and the re-use of the established means of access to
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the site would not have a severe impact on highway safety.
Other matters:
Developer contributions:

As the development involves the provision of 12 dwellings it exceeds the threshold (10 houses)
where contributions towards public open space, affordable housing and education can be sought in
accordance with the provisions of FLP policies ENV4, H4 and INF2 respectively. SANDP policy DEL1
supports the intentions of the relevant FLP policies in this regard.

Public open space:

In terms of public open space, FLP policy ENV4 sets out a requirement for developments to deliver
open space areas at a minimum of 16m? per 1 bed home and 24m? for 2 bed homes. In this case,
applying those minimum standards would require the provision of a total of 200m? of open space for
the development. Policy ENV4 states that “where the standards [in policy ENV4] require the
provision of open space of less than 0.2 Ha [2000 m?], or where it is agreed with the Council that the
open space would be better provided off-site, payment of a commuted sum will be sought to help
provide additional or improved open space nearby, where the benefits would serve the occupiers of
new and existing developments.”

In this case, as the amount of open space required for the development would fall below the 0.2Ha
threshold identified in FLP policy ENV4, a commensurate financial contribution would normally be
sought towards the enhancement of existing open space nearby. However, given that this
application seeks to provide specialist accommodation for residents with learning difficulties and
mental health issues (and that this use can be restricted through the imposition of appropriate
planning conditions), that the accommodation would be delivered by a Registered Provider (rather
than as market housing) and the availability of existing public open space along the sea front nearby,
it is considered that the other benefits arising as a result of the scheme would outweigh the very
limited harm which would arise from the development’s failure to make a financial contribution
towards the enhancement of open space in the area.

Affordable Housing:

FLP policy H4 requires “all market housing schemes of 10 or more homes [...] to provide 30%
affordable housing”, with a presumption that affordable housing is to be provided on the application
site. The definition of affordable housing is set out in Annex 2 of the NPPF. In addition, paragraph 64
of the NPPF states that major developments involving the provision of housing should expect at least
10% of the homes to be available for affordable home ownership, unless this would exceed the level
of affordable housing required in the area, or significantly prejudice the ability to meet the identified
affordable housing needs of specific groups. Bullet point (b) to paragraph 64 states that “exemptions
to this 10% requirement should also be made where the site or proposed development provides
specialist accommodation for a group of people with specific needs (such as purpose-built
accommodation for the elderly or students)”.

The Council’s Strategic Housing Manager supports the application on the basis that there is a need

for care provided to younger adults with disabilities to move away from reliance on private shared
housing to a model of modern flat schemes providing dedicated care and support in accordance with
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LCC’s draft housing with care and support strategy 2018-19.

Whilst the proposed development would be operated by a Registered Provider of social housing
(28A Supported Living), as residents would also be required to have a care need (along with a care
package carrying additional financial contributions) in order to be eligible for residency, this type of
specialist accommodation could not be considered to meet the definition of affordable housing in
Annex 2 of the NPPF. Therefore, the proposed development would not deliver any affordable
housing. Nevertheless, it is considered that the exemption from affordable housing contributions in
respect of developments providing “specialist accommodation for a group of people with specific
needs” identified in paragraph 64 (b) of the NPPF is applicable in this case. On this basis, the nature
of the development is considered to be exempt from the requirement to make contributions
towards affordable housing in accordance with FLP policy H4. It is also noted that Strategic Housing
have not made any request for affordable housing provision as part of the development.

Education:

The Local Education Authority (LCC) have advised that the proposed development is not required to
make any contribution towards the delivery of education infrastructure in the area. Accordingly, no
contribution towards education is required to make the development acceptable in planning terms.

Summary:

For the reasons set out above, it is not considered that the development is required to make
contributions (either on or away from the site) towards public open space, affordable housing or
education. As this exemption is based on the development’s provision of specialist accommodation
for a group of people with specific needs, it is considered expedient to impose a condition removing
permitted development rights for the proposed C3(b) use to change to any other use (including
another use within category C3) which could allow the apartments to be occupied as market
dwellings. The intention of this condition is to require a separate planning permission to be obtained
should a change of use to market housing be desired in the future, at which point the normal
contributions required by FLP policies ENV4, H4 and INF2 (or any superseding policies) would
become applicable.

Planning conditions:

Objectors consider that, should planning permission be granted for the development, this should be
subject to a series of conditions. Specifically, objectors opine that conditions should be imposed in
relation to: (i) making any permission temporary for a period of 12 months (with provision for the
use to cease if it causes harm to the character of the area and amenity of surrounding residents
during that period) and that any such permission be made personal to the applicant; (ii) restrict the
use to that applied for and that any other use (including another falling within class C3) will require a
separate consent; and (iii) other development matters relating to on-site parking, noise levels, waste
disposal and ensuring that activities relating to the proposed use shall be conducted within the
building and not outside.

Paragraph 55 of the NPPF sets out the six tests of conditions by stating that conditions should “only
[be] imposed where they are necessary, relevant to planning and to the development to be
permitted, enforceable, precise and reasonable in all other respects.” The chapter to the NPPG titled

“Use of Planning Conditions” provides further guidance in this respect.

In terms of the condition recommended by the objectors in point (i) above, paragraphs 014 and 015
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of the relevant chapter to the NPPG (reference ID 21a-014-20140306 and 21a-015-20140306) state
as follows:

e “A condition limiting use to a temporary period only where the proposed development
complies with the development plan, or where material considerations indicate otherwise
that planning permission should be granted, will rarely pass the test of necessity.
Circumstances where a temporary permission may be appropriate include where a trial run
is needed in order to assess the effect of the development on the area or where it is
expected that the planning circumstances will change in a particular way at the end of that
period.

e Unless the permission otherwise provides, planning permission runs with the land and it is
rarely appropriate to provide otherwise. There may be exceptional occasions where granting
planning permission for development that would not normally be permitted on the site
could be justified on planning grounds because of who would benefit from the permission.
For example, conditions limiting benefits to a particular class of people, such as new
residential accommodation in the open countryside for agricultural or forestry workers, may
be justified on the grounds that an applicant has successfully demonstrated an exceptional
need. A condition limiting the benefit of the permission to a company is inappropriate
because its shares can be transferred to other persons without affecting the legal
personality of the company.”

For the reasons set out in the body of this report, the proposed development is considered to
comply with the Development Plan and so, as advised in the NPPG, a condition granting a temporary
permission should not be necessary in these circumstances. There is no compelling evidence to
support the assertion that a “trial run” in needed in order to assess the effect of the development on
the area or that the planning circumstances will change at the end of the suggested 12 month
period. Moreover, as the development is intended to provide permanent residential accommodation
to residents on long term tenancies, the granting of a temporary permission would significantly
curtail the purpose and nature of the development in this respect. Paragraph 015 of the NPPG
makes clear that planning permission runs with the land and that a ‘personal permission” will only be
justified in exceptional circumstances. It is not considered that any such circumstances are
applicable in this case. Furthermore as the applicant is, in this case, a company rather than an
individual, the latter part of paragraph 015 states clearly that the imposition of a condition limiting
the benefit of a permission to a company is inappropriate. Accordingly, condition (i) recommended
by the objectors would fail to meet the tests set out in paragraph 55 of the NPPF and so has not
been imposed.

With respect to the recommended condition in (ii) concerning the withdrawal of permitted
development rights which would otherwise allow the use of the building to be changed in the future,
paragraph 017 of the NPPG (reference ID 21a-017-20140306) states as follows:

e “Conditions restricting the future use of permitted development rights or changes of use will
rarely pass the test of necessity and should only be used in exceptional circumstances. The
scope of such conditions needs to be precisely defined, by reference to the relevant
provisions in the Town and Country Planning (General Permitted Development) (England)
Order 2015, so that it is clear exactly which rights have been limited or withdrawn. Area
wide or blanket removal of freedoms to carry out small scale domestic and non-domestic
alterations that would otherwise not require an application for planning permission are
unlikely to meet the tests of reasonableness and necessity.”

As stated in the NPPG, conditions withdrawing permitted development rights (including those for
changes of use) should only be used in exceptional circumstances. In this case, it is recognised that
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the definition of a C3(b) use includes the potential provision of care to a wider range of people
beyond the type of care proposed by the applicant (for example, for people with drug/alcohol
dependency issues), and that the effects of other such care-related uses have not been specifically
assessed as part of this application. In addition, for the reasons set out in the ‘developer
contributions’ section above the development is considered to be exempt from making certain
infrastructure contributions on the basis of the specialist nature of the accommodation it would
provide. In these circumstances, it is considered reasonable and necessary to impose a condition
limiting the use of the apartments to the bespoke type of C3(b) use proposed as part of this
application in order to prevent conversion to a different type of C3(b) use which has not been
assessed by the LPA and/or to restrict the potential for future conversion to market housing (a C3(a)
use) without the necessary infrastructure contributions being made.

The condition topics mentioned by objectors in (iii) are broad. It is, however, reasonable to impose
conditions requiring the provision and marking out of the 4 parking spaces shown on the plans and
the provision of facilities for waste storage. It is not, however, considered reasonable or necessary to
impose conditions relating to noise restrictions given that the proposed use is for housing which is,
in itself, an inherently noise-sensitive rather than noise-generating use and does not include the
operation of any machinery or other commercial/industrial processes which would justify a noise
limiting condition. Similarly, a condition limiting activities to be conducted within the building rather
than outside would be imprecise, unenforceable, unnecessary and unreasonable given that one of
the requirements of FLP policy H3 and SANDP policy HOU2 is to provide adequate outdoor amenity
space for residential conversions to flats.

Private interests:

A number of objectors have referred to perceived devaluing of properties as a result of the
development. It is, however, an established principle of the planning system that it does not exist to
protect the private interests of one person against the activities of another. Instead, the basic
question is not whether owners and occupiers of neighbouring properties would experience
financial or other loss from a particular development, but whether the proposal would unacceptably
affect amenities and the existing use of land and buildings which ought to be protected in the public
interest. Accordingly, any perceived devaluation of properties is not a material planning
consideration. This is made clear in paragraph 008 of the “Determining a Planning Application”
chapter to the NPPG (reference ID 21b-008-20140306).

Objectors have also referred to recent changes in the ownership and/or appointment of directors at
the separate companies involved in the proposal, with the suggestion that these recent changes cast
doubt as to whether an adequate level of expertise and support will be maintained in order to
operate this new establishment at the level required by the Care Quality Commission. It is an
established principle of the planning system that each application is to be dealt with on its individual
merits and on the basis of the development that is being applied for. As set out in paragraph 015 of
the NPPG set out above, planning permission runs with the land rather than a specific applicant.
Therefore, the identity of the applicant (and/or company) should not influence the determination
process and the planning system does not provide for a developer’s or company’s ‘track record’ to
be taken into account by the decision maker. Accordingly, such matters are not material planning
considerations. That notwithstanding, there is no reason to conclude that changes in the ownership
or management structure of a company is an indication that they are unable to deliver or operate an
acceptable development.

Conclusions
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The application relates to the former Elsinghurst Hotel at no. 34 Derbe Road, Lytham St Annes. The
proposal seeks to convert the building from a 22 bedroom hotel (use class C1) into 12 flats which are
intended to provide supported living accommodation for adults with learning difficulties and mental
health issues (a use falling within class C3(b)). The application also includes the addition of a single
storey extension to the rear of property and associated external alterations to window and door
openings across the building’s elevations.

The former (now vacant) hotel falls outside the Holiday Area in St Annes as defined on the FLP and
SANDP Policies Maps and, accordingly, its conversion to residential use would not undermine or
unacceptably diminish the offer of tourist accommodation in St Annes. The proposed use is one
which is inherently residential in character — with each flat providing a self-contained unit of
permanent residential accommodation — but incorporates an element of care to be provided for
residents. The level of care will vary depending on each resident’s needs, though the overarching
intention of supported housing is to allow occupants to live independently with the ability to access
help and assistance with everyday activities where required. Accordingly, the proposed C3(b) use is
different to and distinct from a care home (a C2 use).

The application property is located to the southern end of Derbe Road which includes a combination
of apartments, hotels/guest houses and other dwellings. The Alexandria Drive Local Centre extends
around the crossroad junction of Derbe Road and Alexandria Drive a short distance to the north and
comprises a series of commercial premises. Given the mix of surrounding uses in the locality,
including the prevalence of other apartment developments, the proposal would not adversely alter
or be incompatible with the varied character of the area. Similarly, when considered in comparison
with the building’s previous use as a 22 bed hotel, the proposed 12 supported housing units — by
virtue of their number, use and nature, including support staff and visitor comings and goings —
would not unduly affect the amenity and living conditions of neighbouring occupiers by reason of
noise disturbance, crime and disorder, loss of privacy or any other nuisance. The proposed external
alterations to the building are modest in scale and would not give rise to any adverse effects with
respect to loss of outlook, overlooking or overshadowing.

The site occupies a sustainable location within the settlement boundary which benefits from good
access to public transport, shops and services by means of transport other than private car.
Accordingly, it is a suitable location for housing and would make efficient use of previously
developed land by bringing a vacant building back into use. When the site’s accessibility credentials
are assessed in combination with the fact that future residents are unlikely to have their own
vehicle, that alternative public parking is readily available nearby and that greater traffic generation
and parking demand is likely to have arisen in connection the building’s previous use as a 22 bed
hotel, it is not considered that the proposed development would have any severe effects on the
capacity and/or safety of the surrounding highway network.

As the proposal involves the provision of specialist accommodation which would not be available to
the open market, it is not considered that contributions towards the provision of affordable housing,
public open space or education are required to make the development acceptable in planning terms.
Appropriate conditions would be imposed to control the future use of the building for any other
purpose (including another use falling within use class C3) in order to preserve this position.

No other adverse effects would arise that would significantly and demonstrably outweigh the
scheme’s benefits. Accordingly, the proposal is considered to represent sustainable development in
accordance with relevant adopted policies contained with the SANDP, FLP and the provisions of the
NPPF.
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Recommendation

That planning permission is GRANTED subject to the following conditions:

1.

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

Reason: To comply with the requirements of section 91 of the Town and Country Planning Act
1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

This permission relates to the following plans:

e Drawing no. 1814_LOC — Location plan.
e Drawing no. 1814_110 Rev A — Proposed plans.
e Drawing no. 1814_310 Rev A — Proposed elevations.

Except as provided for by other conditions to this permission, the development shall be carried out
in complete accordance with the approved drawings.

Reason: For the avoidance of doubt, in the interests of proper planning and to ensure that the
development is carried out in accordance with the approved plans in order to ensure compliance
with the policies contained within the Fylde Local Plan to 2032 and the National Planning Policy
Framework.

Unless alternative details have first been submitted to and approved in writing by the Local
Planning Authority, the materials used on the external surfaces of the development shall match
those of the existing building in terms of type, colour, texture and scale.

Reason: To ensure the use of appropriate materials which are compatible with the character of the
host building and the street scene in accordance with the requirements of Fylde Local Plan to 2032
policy GD7 and the National Planning Policy Framework.

Notwithstanding the provisions of Schedule 2, Part 3 of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any equivalent Order revoking and re-enacting
that Order, with or without modification) the dwellings hereby approved shall only be occupied as
supported housing where care is provided for residents with learning difficulties and/or mental
health problems and for no other purpose (including any other use falling within Class C3 of the
Town and Country Planning (Use Classes) Order 1987 or in any provision equivalent to that class in
any statutory instrument amending or replacing that Order).

Reasons: (i) To provide certainty as to the type and nature of care to be provided by the supported
housing scheme and to prevent the use of the building for other purposes (including other uses
falling within class C3), the effects of which have not been specifically assessed by the Local
Planning Authority during the consideration of the application, in order to safeguard the amenity
of neighbouring residents; and (ii) to ensure that the use granted by this permission continues to
fall properly within class C3(b) of the Town and Country Planning (Use Classes) Order 1987 (as
amended) as exemptions for infrastructure contributions towards open space, affordable housing
and education have been made on the basis that the scheme will provide specialist living
accommodation for a group of people with specific needs, and to prevent the building’s future
conversion to another use falling within class C3 where the same exemptions would not apply (e.g.
market housing). The condition is required in accordance with the objectives of Fylde Local Plan to
2032 policies H3, H4, GD7, ENV4 and INF2, Saint Anne’s on the Sea Neighbourhood Development
Plan policies HOU2 and DEL1 and the National Planning Policy Framework.

42 of 100



None of the dwellings hereby approved shall be first occupied until a scheme for the provision of a
bin store, the siting of which is shown on drawing no. 1814 _110 Rev A, has been submitted to and
approved in writing by the Local Planning Authority. The scheme shall include details of the
number of bins required to serve the development and the precise layout, size, design and
materials of the bin store and any associated means of enclosure. The bin store shall be
constructed in accordance with the duly approved scheme and made available for use before any
of the dwellings hereby approved are first occupied, and shall be retained as such thereafter.

Reason: To ensure the provision of satisfactory facilities for the storage of refuse in the interests of
visual amenity in accordance with the requirements of Fylde Local Plan to 2032 policy GD7.

The 4 car parking spaces indicated on drawing no. 1814_110 Rev A shall be marked out in
accordance with the details shown on the approved plan and made available for use before any of
the dwellings hereby approved are first occupied, and shall be retained as such thereafter.

Reason: In order to ensure adequate provision for vehicle parking off the highway in the interests
of road safety and the amenity of existing and future occupiers in accordance with the
requirements of Fylde Local Plan to 2032 policies H3, GD7 and T5, Saint Anne’s on the Sea
Neighbourhood Development Plan policy HOU2 and the National Planning Policy Framework.

All bathroom windows on the north and south facing (side) elevations of the building (the locations
of which are shown on drawing no. 1814_110 Rev A) shall be obscurely glazed to a minimum of
level 3 on the Pilkington Scale (where 1 is the lowest and 5 the greatest level of obscurity) before
each associated dwelling hereby approved is first occupied and the same windows shall be
non-opening unless the parts of the window which can be opened are more than 1.7 metres above
the floor level of the room in which the window is installed. The duly installed windows shall be
retained as such thereafter.

Reason: To ensure that appropriate measures are put in place to limit the potential for overlooking
between the development and adjacent properties in order to preserve the privacy of existing and
future occupiers in accordance with the requirements of Fylde Local Plan to 2032 policies H3 and
GD7, and the National Planning Policy Framework.

None of the dwellings hereby approved shall be first occupied until a scheme for the provision of
crime prevention measures to be incorporated into the development has been submitted to and
approved in writing by the Local Planning Authority. The scheme shall set out how the security
measures identified by the Lancashire Constabulary’s Designing Out Crime Officer in their
representations dated 8 October and 19 November 2018 have been incorporated and shall provide
details of the size, siting, number and design of any associated external apparatus (including
lighting, CCTV cameras etc.). The development shall thereafter be carried out in full accordance
with the duly approved scheme before any of the dwellings are first occupied.

Reason: In order to limit opportunities for crime and disorder, and the fear of crime, in accordance

with the requirements of Fylde Local Plan to 2032 policy GD7, the National Planning Policy
Framework and Section 17 of the Crime & Disorder Act 1998.
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Item Number: 3 Committee Date: 16 January 2019

Application Reference: 18/0839 Type of Application: Full Planning Permission

Applicant: Lanley Homes Agent : De Pol Associates

Location: LAND WEST OF CHURCH ROAD, WEETON WITH PREESE

Proposal: ERECTION OF 39 DWELLINGS TOGETHER WITH THE PROVISION OF A PUBLIC CAR
PARK AND PUBLIC OPEN SPACE / RECREATION AREA.

Ward: STAINING AND WEETON Area Team: Area Team 1

Weeks on Hand: 10 Case Officer: Kieran Birch

Reason for Delay: Not applicable

If viewing online this is a Google Maps link to the general site location:
https://www.google.co.uk/maps/@53.8035567,-2.9341425,701m/data=!3m1!1e3?hl=en

Summary of Recommended Decision:  Approve Subj 106

Summary of Officer Recommendation

The proposal is a full application for 39 dwellings on a 3.9ha site adjacent to but outside the
southern boundary of Weeton, north of the M55 motorway. The site has outline planning
permission for 25 dwellings and is an allocated site for housing in the Fylde Local Plan to
2032. The residential development of the site is therefore entirely acceptable in principle.

Having assessed the relevant considerations that are raised by this proposal it is officer’s
opinion that the increase in numbers beyond those approved on the site by 14 will not have a
detrimental visual impact on the area and is considered to be sustainable in relation to the
settlement of Weeton. The development is of acceptable scale and is in an acceptable
location to form sustainable development. There are no objections from LCC Highways with
regard to traffic generation or safety.

As such it is considered that the proposal is acceptable subject to some minor amendments
to the layout and so it is recommended that the application be supported by Committee and
delegated to the Head of Planning and Housing to grant planning permission on receipt of
satisfactory amendments and the completion of a s106 agreement relating to affordable
housing and other contribution.

Reason for Reporting to Committee

The application is for 'major development' and so it is necessary to present the application to the
Planning Committee for a decision.

Site Description and Location

The application site is adjacent to the southern boundary of Weeton, being bound by rear facing
housing to the north on Knowsley Close, Church Road and open fields beyond to the west, open
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fields to the east and the M55 motorway corridor to the south. The site is 3.9 hectares in size, is a
square grazing field with land levels sloping in an upwardly fashion toward the west and southern
boundaries from Church Road. Trees, hedgerow and village edge define the current site boundaries.
Planning permission has been granted for housing previously on the site. The site is allocated as a
housing site HS64 — Land west of Church Road in SL5 in the Local Plan to 2032.

Details of Proposal

The application site is the same area as application 16/0811 which members resolved to grant
planning permission for outline approval for 25 dwellings including provision of a public car park and
open space/ recreation area. This is a full application over the same developable area but for 39
dwellings, an increase of 14 dwellings at the site. The car parking element is also a feature of this
proposal.

The site layout is similar to that previously approved but with an increase in density which is due in
part to the increase in smaller properties at the site, a housing mix requirement of policy H2. The
site is constrained as there is an existing water main running across the site with an easement that
needs to be retained, and as such this scheme reflects the previous application with the developed
area to the north of these easements adjacent to the settlement and the public open space and car
parking area to the south. Between the two areas an attenuation swale and landscaped buffer are
proposed in order to mitigate the impact of the development when viewed from the south. The
arrangement of the dwellings are such that they are sited to provide a back to back relationship with
the dwellings to the north and are outwards facing to the countryside.

Vehicular access is from Church Road, approximately 35m from the village boundary, providing
access to housing and the public car park and will necessitate partial removal of hedgerow. It is
envisaged that this car park will be available for use by the public. A separate pedestrian access is
provided from the car park to Church Road, enabling direct access to the public footpath network
thereby avoiding use of footpaths within the housing estate. The proposed dwellings are all two
storey and are a mix of detached, semi-detached and terraced dwellings, a variety of house types
are proposed with both hipped and pitched roofs, the dwellings are constructed in brick with white
upvc windows with artstone sills and grey roof tiles.

Relevant Planning History

Application No. Development Decision Date
16/0811 OUTLINE APPLICATION FOR THE ERECTION OF  Approved with 01/06/2017
25 DWELLINGS TOGETHER WITH THE 106 Agreement

PROVISION OF A PUBLIC CAR PARK AND PUBLIC
OPEN SPACE/RECREATION AREA. ALL MATTERS
RESERVED

Relevant Planning Appeals History

None

Parish/Town Council Observations

Weeton with Preese Parish Council notified on 08 November 2018.

No comments had been received at time of writing report.
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Statutory Consultees and Observations of Other Interested Parties

Highways England
No objections but request various conditions in relation to the safety of the site due to
its proximity to the motorway.

Lancashire County Council - Highway Authority
Have made extensive comments on 14 November in relation to the proposed
development. In their response they refer to the fact that the site has permission for 25
dwellings and the 40 space community car park and that this application will increase the
permitted number of dwellings by 14. They state that the development will not have a
significant impact on highway safety, capacity or amenity on the highway network. They
state that the new access which was approved as part of the previous application is also
suitable for the increased numbers using it. They state that the 14 dwellings will
generate an estimated 90 two way vehicle movements a day and that this will not be a
severe impact on highway capacity or safety. They state that the existing footpaths are
suitable for the location and no improvements are required. They state that application
16/0811 required the upgrade of three bus stops in Weeton Village and again seek those
improvements whilst reserving the right provide the highway works within the highway
associated with this proposal. They state that they not seeking any section 106
contributions as part of the development providing the bus stop works are provided.

They do raise two issues with the internal layout of the scheme to bring the layout and
links to acceptable standards. The first one is the road serving the plots adjacent the
existing highway and to the car park, it needs to be increased in width to 4.8m. The
second is a 2m wide footpath from the car park to the main spine road or a link to
Church Road. They also comment that the proposed layout does not conform with
Manual for streets and suggest various tweaks including increasing access roads,
providing raised kerbs and drive lengths.

These comments were put to the applicants who have provided an amended layout
which includes utilising the existing field access as the access to the car park in order to
reduce conflict with cars leaving the dwellings and the above. Further comments on
these revisions are still awaited from LCC and will be included in the late observations.

LCC Contributions
Have assessed the proposed development against the existing capacity of schools and
projected spaces to be available. For primary schools they found that there will be 45
spaces available in 5 years’ time and as this development would yield 9 pupils they are
not seeking a contribution in respect of primary spaces. For secondary schools they
found there to be a shortfall of 20 spaces in 5 years’ time and that this development
would generate a yield of 4 spaces, and therefore seek a contribution from the
development for the full yield, which amounts to £94,949.12.

Strategic Housing
There will be requirement for 30% affordable housing on this site.  Affordable housing
provision is limited and as this is a rural location we would be looking for a tenure split of
70% affordable rented and 30% intermediate (shared ownership or discounted market
sale).
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The location of the affordable homes looks suitable. Plots 11-17 are houses. Plots 18-21
are apartments. Apartments tend to be difficult for registered providers to let in rural
locations therefore we would prefer these to be houses.

The units must be transferred to a registered provider of social housing and we would be
willing to work with the Developer to facilitate this when necessary.

United Utilities - Water
No objections, confirm that the drainage strategy is acceptable to UU and request a
condition that the development be carried out in accordance with the submitted
drawings. They also comment that there are easements crossing the development site in
the form of a large diameter water main, which they need unrestricted access for
operating and maintaining it. In order to protect their asset they request a construction
risk assessment condition.

Regeneration Team (Landscape and Urban Design)
Generally, the landscaping proposals are a little on the modest side and | would like to
see both more planting and more mature planting. While | would prefer to see a higher
percentage of Hawthorn (Crataegus monogyna) (10% to 30%)and a lower percentage of
Holly (llex aquifolium) (30% to 10%) in the Native Shrub Mix, | have no issue with the
plant species. The following are some suggestions that would strengthen and improve
the landscape planting;

e The proposed landscape buffer planting could wrap around the southern and western
boundaries of the proposed car park.

e The proposed landscape buffer planting could be extended along the western site
boundary, which would enclose the ‘Public Open Space’.

e | would prefer to see Standard Trees, rather than feathered trees, in the buffer
planting and the hedgerows.

e The shrub planting beds are modest at best. The shrub planting beds should be
increased in size and the number of planting beds should be increased.

e The existing hedgerow/trees along the northern boundary could be strengthened by
the introduction of additional native tree planting.

e The following housing plots would accommodate tree planting (Heavy Standard) in
either their front and/or rear gardens; 1, 2, 3, 34 & 35. An additional heavy standard
Tilia cordata, could be planted to the NW of the entrance.

e 4 no. heavy standard trees, possibly Sorbus aria, aucuparia or Joseph Rock, could be
planted in the area to the SE of the proposed car park.

e 5to 6 no. heavy standard trees, possibly Betula pendula, Tilia cordata, Sorbus aria
or Quercus robur, could be planted in the ‘Public Open Space’

e Access is required across the swale and into the public open space.

Lancashire CC Flood Risk Management Team
No comments received.

Environmental Protection (Pollution)
With reference to your memorandum dated 8th November 2018, there are no objections

to the above proposals in principle, however | would add the following condition:

Construction and demolition times shall be restricted to 08.00 — 18.00 Mondays to Friday;
08.00 — 13.00 Saturdays and no activity on Sundays or Bank Holidays.
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Greater Manchester Ecology Unit
Summary
An ecological assessment was provided. This demonstrated that there is no material
change in ecological circumstances since the previous application for this site 16/0811.
As the proposed development is substantively the same as the previous application and
previous comments apply.

Great Crested Newts

The only protected species that could theoretically have been present was great crested
newts owing to the proximity of one pond 150m west of the development. The pond
was assessed as low risk because of the presence of fish and because previous surveys
had found no evidence. The distance and intervening terrestrial habitat also mean that
even if present, the risks would be low and resolvable via reasonable avoidance
measures. | recommend the following informative is applied to any permission.

Whilst there is only a very low risk of great crested newts being present, the applicant is
reminded that under the Habitat Regulation it is an offence to disturb, harm or kill
great crested newts. If a great crested newt is found during the development all work
should cease immediately and a suitably licensed amphibian ecologist employed to
assess how best to safequard the newt(s). Natural England should also be informed.

Nesting Birds
Short sections of hedgerow need to be removed in order to facilitate the development,

potential bird nesting habitat.  All British birds’ nests and eggs (with certain limited
exceptions) are protected by Section 1 of the Wildlife & Countryside Act 1981, as
amended. | recommend a condition along the following lines be applied to any
permission.

No works to trees or shrubs shall occur between the 1st March and 31st August in any
year unless a detailed bird nest survey by a suitably experienced ecologist has been
carried out immediately prior to clearance and written confirmation provided that no
active bird nests are present which has been agreed in writing by the LPA.

Contributing to and Enhancing the Natural Environment
Section 170 of the NPPF 2018 states that the planning system should contribute to and
enhance the natural and local environment.

The site has only low ecological value but the area to be lost, is such that it would still
represent a negative impact on the natural environment. The site layout indicates
around half the site is being set aside as public open space, more than sufficient to
provide this level of ecological mitigation. A native hedgerow/screen and a swale are
proposed. | am therefore willing to accept that no net loss will be achieve. | have no
objection to the conditioning of the proposed landscape plan.

Neighbour Observations

Neighbours notified: 08 November 2018
Site Notice Date: 09 November 2018
Press Notice Date: 22 November 2018
Number of Responses None.
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Relevant Planning Policy

Fylde Local Plan to 2032:

DLF1 Development Locations for Fylde

SL5 Development Sites outside Strategic Locations for Devt
GD1 Settlement Boundaries

GD7 Achieving Good Design in Development

H1 Housing Delivery and the Allocation of Housing Land
H2 Density and Mix of New Residential Development
H4 Affordable Housing

INF2 Developer Contributions

CL2 Surface Water Run-Off and Sustainable Drainage
ENV1 Landscape

ENV2 Biodiversity

ENV4 Provision of New Open Space

Other Relevant Policy:
NPPF: National Planning Policy Framework
NPPG: National Planning Practice Guidance

Site Constraints
None

Environmental Impact Assessment

This development does not fall within Schedule 1 or 2 of the Town and Country Planning
(Environmental Impact Assessment) Regulations 2017.

Comment and Analysis

Principle of the development

Planning application 16/0811 was approved by members on the site for an outline application for
the erection of 25 dwelling and the provision of a public car park and area of POS. At the time of
approval the site was located in the open countryside in the then Adopted Fylde Borough Local Plan,
since then the Fylde Local Plan to 2032 has been adopted which now allocates the site for housing as
a Development site outside the Strategic Locations for Development through policy SL5.

Weeton is identified as a Tier 2 Smaller rural settlement in policy S1 and the site is identified as site
HS64 — Land west of Church Road in SL5. The allocation of the site and the fact that the application
site is the same as that approved through application 16/0811 means that the principle of the
development is entirely acceptable. The application has increased the numbers from 25 to 39 —an
increase of 14 dwellings, however this increase is partly down to the housing mix policy H2 requires
that all developments of 10 or more dwellings to include at least 50% of dwellings to 3 beds or less.
The proposed mix here is for;

1 bed flats x 4

2 bed mews x 6

3 bed mews/semis x 10
4 bed detached x 19.
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Therefore there are 19 four bedroom dwellings and 20 dwellings that are three bedroom or less,
meaning that the development exceeds that requirements of policy H2 for 50% of developments to
be 1-3 bed in scale. Policy H2 also requires that developments in close proximity to Tier 2 Smaller
Rural settlements such as Weeton include 33% 1 or 2 bedroom homes. 10 dwellings are provided
here of 39, this being approximately 26%. Whilst this falls slightly short given that the overall mix of
dwellings exceeds the main aim of H2 which is to ensure a mix of dwellings including smaller units
are built throughout the Borough this mix is considered acceptable.

Therefore with the principle acceptable what needs to be considered is the visual impact the
increase in numbers may have and also whether or not approving 14 additional dwellings in this

location can be seen as sustainable.

Impact on character of the area

When the previous application was approved the development was proposed on an area allocated
as countryside in the then Adopted Plan. As stated above on the basis of that decision the
Development Plan now allocates the site for housing. As part of the previous assessment the impact
of the scheme was carefully considered due to the site’s countryside allocation. It was found to be
acceptable with officers determining that the sites most valuable landscape features would be
retained, the site not being a particularly prominent location and the site being a natural expansion
to Weeton village which related well to the defined village boundary. Whilst the development would
diminish openness and would interrupt existing external views of the site where available, the site is
not in a prominent location and harm would be minimised by virtue of the development’s
relationship with existing buildings on the edge of the settlement and the retention of existing
features and provision of new landscaping within the proposal. It was not considered that the
limited visual harm to landscape character would be sufficient to outweigh the housing supply
benefits of the scheme to a degree which would warrant refusal of the application. Moreover,
mitigation proposed ensure that any adverse impact in this regard is minimised.

The current scheme occupies the same area of land as previously but increases the numbers of the
site, Policy H2 seeks residential development to normally result in a minimum net residential density
of 30 homes per hectare whist avoiding a detrimental impact of the amenity, character, appearance,
distinctiveness and environmental quality of the surrounding area. The application site extends to
circa 3.9 ha although much of this includes open space which ought to be excluded from the density
calculation. The area to be developed for housing equates to a density of approximately 26 dwellings
per hectare. This represents an increase in density compared to the approved outline application,
bringing it more in line with policy H2. Whilst this increase in density increases the numbers overall
these are contained within the site, the outline scheme did not include smaller units whereas for
example this scheme delivers four 1 bed properties that would have occupied one detached unit on
the previous scheme, and the six 2 bedroom mews would have occupied the area of two detached
units on the previous scheme.

In terms of the external views of the site, the dwellings on the periphery of the scheme remain well
spaced detached dwellings which are appropriate in this rural location. It is therefore considered
that the development will not have a significant visual impact, it will be well contained and abuts
existing residential dwellings and existing natural landscape features.

Scale of development/Sustainable development

Weeton is identified as being a Tier 2 Smaller Rural Settlement in the Local Plan to 2032. Policy SL5
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considers development sites outside the Strategic Locations for Development and allocates this site
for housing for 25 units. This policy does not however restrict the site from delivering more than 25
units, and Tier 2 settlements are stated as being capable of accommodating around 50 homes over
the plan period.

With the 20 dwellings delivered at HS54 - The Laurels and Willow House, Mythop Road this would
take development in Weeton to 59 dwellings. Whilst this exceeds 50 dwellings, SL5 confirms that in
locations outside of the Strategic Locations for Development such as this there may be smaller
schemes and infill schemes for sites fewer than 10 dwellings which are factored into the housing
trajectory but not specified for each settlement or other locations. Further to this, the increase in
numbers are all accommodated within an area that already has planning permission so there is no
additional harm to the countryside, and the residents would have the same accessibility to services
as those on the previous approved scheme.

In terms of services the site is located immediately south of the village envelope of Weeton, within
the village there is a Community hall, public house, post box, equipped play area and public open
space. Weeton St Michael’s CE Primary School and Church are located outside the village, within
walking distance some 250m to the south of the application site accessible by the footpath network.
There is a second primary school located at Weeton Barracks. Therefore given the above the scale of
the development and the increase in numbers is considered to form sustainable development.

Layout, appearance and landscaping

With the previous application being made in outline its layout was reserved for future consideration,
however it was supported by a framework plan which detailed where development would take place
and showed that an outward facing layout on the site could be achieved, a condition of approval was
that the reserved matters substantially accorded with that plan. Whilst this is a full application that
need not refer back to that plan the layout presented here reflects the key features previously found
to be acceptable to members.

A new access is proposed off Church Road in the same position as the access proposed at outline
stage with the main road meandering from east to west and then leading to five dwelling access
roads. Five dwellings front Church Road at the front of the site either side of the access road and
beyond the two dwellings to the south the access road extends to the 40 space grasscrete car park.
The southern edge of the area of built development overlooks the public open space so that from all
external views the development is outward facing. The dwellings adjacent to the existing dwellings
to the north either back on or are side on to those dwellings.

Within the site parking is generally to the side of dwellings with some to the front and landscaping in
the form of hedgerows and trees are proposed in front garden areas. As can be seen from the
consultee section the Councils landscaping officer has made various suggestions on how landscaping
could be improved throughout the site and officers have also requested with slight tweaks to the
layout with regard to things such as moving the siting of certain dwellings and highways details.
Whilst plans are still being awaited it is considered appropriate that the recommendation be to
delegate to the Head of Planning and Housing to approve once he is satisfied with the layout,
however the core structure of the scheme is entirely acceptable and appropriate. As such the plan
that will be approved will be largely as the current proposal.

With regard to the scale and appearance of the dwellings proposed, they are all to be two storey and

the design of the dwellings are those from the housebuilders range. They are considered to be of
good quality with a range of details and house types proposed. The dwellings are proposed to be
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constructed in brick and render, with pitched and hipped roofs, with gable frontages incorporated in
some designs. As such the majority of the layout is considered to be appropriate in this context and
delivers 1, 2, 3 and 4 bedroomed dwellings in a mix of detached, semi-detached and terraced
dwellings. The design and layout are considered with amendments sought by officers to be
appropriate and comply with the requirements of GD7 of the Fylde Local Plan to 2032 and the
paragraphs in the design chapter of the NPPF which they relate to.

Residential amenity

Policy GD7 of the Fylde Local Plan to 2032 supports new residential development that would have
no adverse effect on the amenity and privacy of neighbouring properties. This amenity impact
includes privacy, dominance, loss of light, over shadowing or disturbance resultant from the
development itself on neighbours, or during the construction period.

With regard to overlooking and loss of light the only existing dwellings that could be impacted upon
are those to the north of the site, most of which back on to the application site and range from being
between 14 and 17m from the boundary. One dwelling, 2 Church Road is side on to the application
si