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Development Management Committee Schedule
31 July 2013

Item Number: 1  Committee Date: 31 July 2013

Application Reference: 13/0086 Type of Application:  Full Planning
Permission
Applicant: Andrews Bowen Ltd  Agent : De Pol Associates Ltd
Location: ANDREW BOWEN LTD, SINGLETON GRANGE, FLEETWOOD
ROAD, SINGLETON, POULTON-LE-FYLDE, FY6 8NE
Proposal: EXTENSION TO EXISTING WORKSHOP, ERECTION OF

MACHINERY STORE, ERECTION OF ROOF COVERING OVER
EXISTING STORAGE AREA AND ERECTION OF OFFICE WITH
ASSOCIATED PARKING.

Parish: Singleton Area Team: Area Team 2
Weeks on Hand: 19 Case Officer: Alan Pinder
Reason for Delay: In order to seek design improvements

Summary of Recommended Decision: Grant

Summary of Officer Recommendation

The application seeks permission for two additional buildings, an extension to an existing
building, and would also regularise the extension to the site area that has occurred since the
original permission for a change of use was granted in 2006.

Whilst it is accepted that the site has expanded over the years and the provision of these
additional buildings, in particular the covered sand store, will increase the visual impact of the
site it is the officer's opinion that the economic benefits of the development are such that on
balance it is appropriate for permission to be granted. The sand store has been reduced in
height from that which was originally proposed and its siting against the back drop of Fishers
Slack Wood is considered sufficient to adequately mitigate its visual impact to an acceptable
level. The proposal is considered to accord with the aims of policy SP2 and SP8 of the Fylde
Borough Local Plan and members are recommended to approve the application.

Reason for Reporting to Committee

Due to concerns raised by the Parish Council and two adjacent parish councils.

Site Description and Location

The application site is Andrews Bowen Ltd at Singleton Grange on Fleetwood Road in Singleton.

The company is an established manufacturer and supplier of specialist equestrian riding surfaces, with

one of its recent high profile contracts being sole supplier for the 2012 British Olympics equestrian
events. The site is located within the countryside, as designated by the Fylde Borough Local Plan,
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and comprises of a number of industrial units. The site fronts Fleetwood Road to the east and is bound
on all other sides by agricultural land.

Details of Proposal

This application seeks planning permission for the following:

1. Side extension to the existing workshop building. This would project approximately 12 metres
from the existing building and have the same depth and roof profile as the existing workshop.

2. The erection of a new plant/machinery store. This would be sited in the far north eastern corner
of the site and have a footprint measuring approximately 20 metres by 20 metres. It would have a
dual pitched roof with an eaves height of 4.2 metres and ridge height of 6.9 metres.

3. The construction of a covered sand store. This would be sited in the position of the existing open
sand store, to the north west corner of the site. The store would have a footprint of approximately
18 metres by 24 metres and have a dual pitched roof with a ridge height of 13 metres.

4. The construction of new offices together with associated car parking. The offices would be
located in the south east corner of the site, have a footprint measuring approximately 9.5 metres
by 26 metres, and a dual pitched roof with a ridge height of 4.5 metres and height to eaves of 2.65
metres.

Relevant Planning History

Application No. Development Decision Date

12/0082 CONSTRUCTION OF WIND TURBINE  Granted 30/04/2012
WITH 15 METRE HIGH TOWER.

08/0324 RESUBMISSION OF APPLICATION Granted 09/07/2008

07/0655 FOR CONSTRUCTION OF
EQUESTRIAN ARENA WITH
IMPROVED ACCESS TO B5629

07/0655 CONSTRUCTION OF EQUESTRIAN Withdrawn by ~ 20/08/2007
ARENA WITH IMPROVED ACCESS TO Applicant
B5629

06/0926 CHANGE OF USE FROM Granted 15/01/2007

AGRICULTURE TO MANUFACTURE
OF EQUINE SURFACING MATERIALS
FOR USE IN CONSTRUCTION OF
INDOOR AND OUTDOOR EQUINE
SURFACES.

Relevant Planning Appeals History

None.

Parish Council Observations

The site is within the area of Greenhalgh with Thisleton Parish Council who comment: "No
objections to the application but questions the necessity of the height of the sand store."

The site is close to the boundary of Singleton Parish Council who comment: "Does not object but
feels it is inappropriate for the area"



The site is close to the boundary of Little Eccleston with Larbreck Parish Council who comment:
"No objection but raise their concern as a neighbouring parish that the sand store is too high and
likely to be inappropriate in this rural location."

Statutory Consultees

County Highway Authority
No objections

The Ramblers Association
Whilst there are no footpaths within the boundary of this proposed scheme there are
footpaths running very close to the south west corner which should have been clearly
shown on the location plan. As this development will have a significant effect on the
public enjoyment of walking this path due to the size of the proposed new buildings and
roof covering over the existing storage area | would like to think that this be given some
consideration. This proposal will significantly change the landscape of this area so it is
not possible for the existing trees to be retained.

LCC: (Ecology)
It seems reasonably unlikely that the proposed development would have any significant
ecological impacts subject to the following conditions:

1.

A pre-works survey/inspection for protected species (e.g. water vole and badger) shall
be carried out immediately prior to commencement of works. If any such species are
encountered then measures to avoid or adequately mitigate impacts on the species
shall be submitted for approval prior to commencement of works. If protected species
are suspected or detected during this survey or at any point prior to or during works
then works must cease immediately and advice sought regarding the need for a
licence from natural England.

Tree felling, vegetation clearance works, demolition work or other works that may
affect nesting birds will be avoided between March and August inclusive, unless the
absence of nesting birds has been confirmed by further surveys or inspections.

There should be no storage of materials or vehicle movements in the adjacent
woodland.

All trees/hedgerow/woodland being retained in or adjacent to the application area will
be adequately protected during construction, in accordance with existing guideline
(e.g. BS5837:2012 Trees in relation to design, demolition and construction -
Recommendations)

External lighting associated with the development shall be minimal, designed to avoid
excessive light spill and shall not illuminate potential bat habitat (e.g. woodland,
hedgerow, trees) and/or bird breeding places. The principles of relevant guidance
should be followed (e.g. the Bat Conservation Trust and Institution of Lighting
Engineers guidance Bats and Lighting in the UK, 2009)

Appropriate replacement planting shall be provided to compensate for any loss of
trees/hedgerow

Environment Agency



No objection in principle

Highways Agency
No objection

Observations of Other Interested Parties

N/A

Neighbour Observations

Neighbours notified: 01 March 2013

Amended plans notified: 10 April 2013

No. Of Responses Received: One neighbour objection

Nature of comments made:

1. The address of the site is incorrect

2. The proposed covered sand store would be an eyesore due to its height

3. Would have the appearance of being an industrial site

4. If built the sand store should have solid sides to stop sand being blown onto neighbour's
land

Relevant Planning Policy

Fylde Borough Local Plan:
SP02 Development in countryside areas
SP08 Expansion of existing business & commercial operations

Other Relevant Policy:
NPPF: National Planning Policy Framework

Site Constraints
Within countryside area

Environmental Impact Assessment

This development does not fall within Schedule 1 or 2 of the Town and Country Planning
(Environmental Impact Assessment) (England and Wales) Regulations 2011 as amended.

Comment and Analysis

The issues to consider in the determination of this application are the criteria contained in policy SP8
of the Fylde Borough Local Plan. SP8 permits the reasonable expansion of existing rural businesses
and commercial enterprises subject to the following criteria:

1. The development in general terms would have no significant harmful impact on the
character, appearance or nature conservation value of the countryside.

The application relates to providing improved facilities to an existing commercial site within
countryside. The proposed works would reflect the finish and form of the existing permanent
buildings and replace the existing unsightly portakabin offices with more visually acceptable office
premises. As such, in general terms, the proposed development would not have any significant
impact on the character of this area of countryside. With regard to nature conservation the County
Ecologist has raised no objection subject to general precautions to local fauna being attached to any
permission granted.



2. The development would not represent a major increase in the developed portion of the site.

Planning permission for the current commercial operation at the site was originally granted
permission in 2006. Since that time the extent of the developed part of the site has expanded to
approximately double that originally approved. This application would regularise the current site area
and given that no complaints, or otherwise, have been received regarding the site during the interim
period it is not considered that a refusal of permission on this issue would be sustainable.

3. The height of the proposed buildings would not exceed the height of the existing buildings in
the vicinity of the proposed development.

In this instance the proposed covered sand store, at 13 metres in height, would exceed by
approximately 6 metres the height of other buildings within the site. A covered sand store is required
as the existing store is open to the elements which causes waterlogging and handling problems,
particularly during the winter months. Furthermore the manufacturing process for the equestrian
surfaces requires dry sand and hence an appreciable amount of energy is required to dry the wetted
sand. The 13 metre height of the store is required to enable the sand delivery wagons to tip and
distribute the sand within the building whilst under cover; protecting the sand from the elements.
Although the height of this building would increase the site’s prominence it would be sited against the
backdrop of Fishers Slack Wood in the eastern corner of the site. The combination of this tall
woodland backdrop and the dark green finish of the building is considered to sufficiently mitigate its
visual impact to an acceptable level. On balance it is considered that the combination of need,
economic benefit, siting and finished colour are such that although this building would be visible from
public vantage points its visual impact would be acceptable and not of sufficient harm as to refuse the
proposal on the grounds of harm to the visual amenity of the countryside.

With regard to the remainder of the proposed buildings the developer has agreed to provide additional
screening landscaping along the site boundary to the south of the entrance to augment the existing
boundary hedging. As such the visual impact of the remaining buildings is not considered to be an
overriding concern.

Conclusions

The proposed development is considered to accord with the aims of policy SP8 of the Fylde Borough
Local Plan and members are recommended to approve the application.

Recommendation

That Planning Permission be GRANTED subject to the following conditions:

1. The development hereby permitted must be begun not later than the expiration of 3 years
commencing upon the date of this permission, and where applicable should be undertaken
in strict accordance with the plan(s) comprising all aspects of the approved development
accompanying the decision notice.

This standard time limit is required to be imposed pursuant to Section 51 of the Planning
and Compulsory Purchase Act 2004, while compliance with approved plans is required to
ensure the approved standard of development is achieved.

2. The external materials to be used in the development hereby approved shall accord entirely
with those indicated on the approved plans; any modification shall thereafter be agreed
with the Local Planning Authority in writing prior to any substitution of the agreed
materials.



In the interests of visual amenity.

A pre-works survey/inspection for protected species shall be carried out immediately prior
to commencement of works and the results submitted to the Local Planning Authority. If
any such species are encountered then measures to avoid or adequately mitigate impacts on
the species shall be submitted to the Local Planning Authority for approval prior to
commencement of works. If protected species are suspected or detected during this survey
or at any point prior to or during works then works must cease immediately and advice
sought regarding the need for a licence from natural England.

In order not to disturb or deter the occupation of the site by any species whose habitat is
protected by the Wildlife & Countryside Act 1981.

That no works shall commence or be undertaken between the months of March and July
inclusive, until a walkover survey of the site and its boundary hedges has been undertaken
to establish the presence of any breeding birds and the results submitted to the Local
Planning Authority. Should such sites be identified, then a mitigation and phasing scheme
for any construction works in the vicinity of the identified nesting sites shall be submitted
to the Local Planning Authority for approval and implemented throughout the construction
of the dwelling.

To ensure that disturbance to any breeding birds within the site is minimised during the
construction of the dwelling

Landscaping along the boundary of the application site with Fleetwood Road shall be
carried out and preserved in accordance with a scheme and programme which shall be
submitted to and approved by the Local Planning Authority before any development is
commenced. Specific details shall include finished levels, means of enclosures, car parking
[as applicable] hard surfacing materials, minor artefacts and street furniture, lighting and
services as applicable. Soft landscape works shall include plans and written specifications
noting species, plant size, number and densities and an implementation programme. The
scheme and programme shall thereafter be varied only in accordance with proposals
submitted to and approved by the Local Planning Authority and such variations shall be
deemed to be incorporated in the approved scheme and programme. The approved
landscaping scheme shall be implemented in a timetable of planting to be agreed in writing
with the Local Planning Authority but which in any event shall be undertaken no later than
the next available planting season. The developer shall advise the Local Planning
Authority in writing of the date upon which landscaping works commence on site prior to
the commencement of those works.

To enhance the quality of the development in the interests of the amenities of the locality.

The whole of the landscape works, as approved shall be implemented and subsequently
maintained for a period of 10 years following the completion of the works. Maintenance
shall comprise and include for the replacement of any trees, shrubs or hedges that are
removed, dying, being seriously damaged or becoming seriously diseased within the above
specified period, which shall be replaced by trees of a similar size and species. The whole
of the planted areas shall be kept free of weeds, trees shall be pruned or thinned, at the
appropriate times in accordance with current syvicultural practice. All tree stakes, ties,
guys, guards and protective fencing shall be maintained in good repair and renewed as
necessary. Mulching is required to a minimum layer of 75mm of spent mushroom compost
or farm yard manure which should be applied around all tree and shrub planting after the
initial watering. Weed growth over the whole of the planted area should be minimised.
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Any grassed area shall be kept mown to the appropriate height and managed in accordance
with the approved scheme and programme.

To ensure a satisfactory standard of development and in the interest of visual amenity in
the locality.
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Item Number: 2 Committee Date: 31 July 2013

Application Reference: 13/0097 Type of Application:  Reserved Matters
Applicant: Wainhomes (North Agent : Emery Planning
West) Ltd Partnership Ltd
Location: LAND TO THE EAST, RICHMOND AVENUE, RIBBY WITH WREA
Proposal: APPLICATION FOR APPROVAL OF RESERVED MATTERS OF

APPEARANCE, LANDSCAPING, LAYOUT AND SCALE FOR
ERECTION OF 54 DWELLINGS ASSOCIATED WITH OUTLINE
PLANNING PERMISSION 12/0408

Parish: Ribby with Wrea Area Team: Area Team 1
Weeks on Hand: 23 Case Officer: Andrew Stell
Reason for Delay: Application Deferred by Committee

Summary of Recommended Decision: Delegated to Approve

Introduction

The application was presented to the 26 June 2013 meeting of Committee for a decision. The
resolution of that meeting was to defer the application pending further discussions with the applicant
and consideration to:

e The layout of the development with respect to the existing neighbouring dwellings

e The potential for a drainage ditch to be incorporated into the layout between the proposed
dwellings and the site boundary with Richmond Avenue / Westbourne Avenue

e Any further comments from United Utilities in respect of the proposed drainage of the site

e The arrangement of affordable housing on the site.

The Committee also made reference to the benefits of the applicant entering into dialogue with the
local community.

Since it was presented to the meeting in June 2013 the layout has been revised to provide the
affordable housing as semi-detached houses rather than terraces and to provide a ditch between the
proposed dwellings and the western site boundary. These amendments are improvements to the
scheme and are considered to address the concerns that were raised by Committee at that meeting.

The report presented below is essentially that which was before Committee in June, but has been
revised to reflect the changes to the scheme and progress on other matters. To assist Members, the
elements that have been revised are in bold text.

Summary of Officer Recommendation

This application relates to a rectangular area of land off Richmond Avenue in Wrea Green.
The site is outside of the settlement boundary and allocated as Countryside in the Fylde
Borough Local Plan with boundaries with other agricultural land on two sides and residential
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properties within the village on the other two.

The site has the benefit of outline planning permission for the erection of 55 dwellings that
was granted on the completion of a s106 agreement earlier this year in line with a resolution
made at the October 2012 meeting of this Committee. This application is for all the remaining
reserved matters associated with that planning permission.

Since it was presented to the meeting in June 2013 the layout has been revised to provide
the affordable housing as semi-detached houses rather than terraces and to provide a
landscaped ditch between the proposed dwellings and the western site boundary. These
amendments are improvements to the scheme and are considered to address the concerns
that were raised by Committee at that meeting.

The proposal delivers a range of house types that are all considered to be of an appropriate
scale, design and materials for the location. They have an appropriate relationship to each
other and with the off-site neighbours. The scheme delivers a public open space and landscape
strategy that will allow the development to be assimilated into the surrounding rural landscape
in line with the measures proposed at the outline stage.

It is considered that the proposal complies with the requirements of Policy HL2 and Policy
HL6 of the Fylde Borough Local Plan with regard to new residential estate development and
the other policies of that plan relevant to the other aspects raised by the proposal. As such the
application is recommended for approval and so will enable the planning permission to be
implemented.

Reason for Reporting to Committee

The application relates to an application for reserved matters approval that is major development. As
it is recommended for approval the Scheme of Officer Delegation requires that the application be
determined by Committee.

Site Description and Location

The application site is a roughly rectangular shaped area of land immediately adjacent to, but outside,
the south eastern boundary of Wrea Green village. The site extends to 2.5 hectares and is currently
available for agricultural use. It is separated into 2 fields by a ditch and hedge. The land is generally
flat across the site but undulating.

The immediately surrounding uses are residential properties on Westbourne Ave / Richmond Ave to
the west, Willow Drive / Ash Grove to the north and other agricultural land to the south and east. The
land is within the Countryside as allocated by Policy SP2 of the Fylde Borough Local Plan but
contains no other designations.

Details of Proposal

The application
Planning permission was granted in outline following the October 2012 meeting of this Committee

and the conclusion of a s106 agreement. That secures the principle of the development of that number
of properties and their access from Richmond Avenue. This application is for the reserved matters
from that application, namely Appearance, Layout, Landscaping and Scale. The application relates to
the whole site but originally reduced the number of dwellings to 53 from the 55 granted as part of the
outline, although this has been increased to 54.

The properties utilise the access from Richmond Avenue and are laid out generally as shown in the

12



illustrative plan submitted with the outline. This features a central play area and pond with the
properties arranged in a series of cul-de-sacs around that. The properties are all two storey with all
but 8 being detached dwellings with integral or detached garaging, with most of these having 4 or 5
bedrooms. The 8 other properties are in two terraces of 4, and are two bedroomed affordable units.
The materials across the site are predominantly brick with tiled roofs. The landscaping shown is an
enhancement of the boundary hedges, the retention of much of the central hedge and planting around
the frontages of the properties.

Original Supporting Information
The application is supported with similar information to the outline:

Application Forms

Location Plan

Site Layout Plan

Landscaping Proposals

Finished Floor Levels and Drainage layout
Planning, Design & Access Statement
Ecological Survey

Flood Risk Assessment

Tree and Hedgerow Survey and Constraints plan
Ecological Survey and Assessment
Housetype and garage drawings

Given the level of information that was assessed at outline stage, and the recent nature of that
decision, much of the supporting information from the outline remains valid and is repeated with this
application. The Planning Statement summarises the position with regard to the outline approval and
the various matters that were addressed by condition and the s106 and concludes that this scheme is
appropriate for the remaining reserved matters of that planning permission.

Further Supporting Information

As part of the determination of the application officers have raised several issues with the applicant
and this has resulted in the submission of additional information and revisions to that originally
proposed, including:

¢ Revisions to the layout to improve the separation of dwellings from the site boundary in some
areas

e The introduction of the “Milton’ housetype to the layout which is a three bedroomed dormer
bungalow

e This has increased the number of dwellings to 54, with this reflected in a revised description of
the application but is still within the terms of the outline which allows for 55 units

e Revisions to other house types to introduce hips to previously gabled dwellings near boundaries.

e Replacement of the housetype for all 8 of the affordable units with an equivalent size unit that
provides 2 bedrooms rather than the 3 bedrooms originally proposed

e Reduction in the FFL of dwellings in the part of the site nearest the rear of Richmond Avenue and
Westbourne Avenue neighbours to improve the relationship of those properties

e Consequential updates of the drainage and landscaping drawings to reflect layout changes

e Provide clarification as to why the request for additional bungalow properties made by the Parish
Council and various residents is not incorporated into the layout

e Provide confirmation from UU regarding the drainage arrangements

Revisions to application since June 2013 Committee
The number of dwellings and their general layout has not changed, but the following aspects
have:
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e The 8 affordable dwellings were originally proposed in two terraces of four. These remain
in the same location on the site, but the terraces have been split into two to provide the 8
dwellings in four pairs of semis.

e Aditch feature has been introduced inside the western boundary of the site which is shared
with the dwellings on Richmond Avenue and Westbourne Avenue. This is accommodated
within the area of landscaping that was proposed on the previous layout and has involved a
consequential revision to that landscaping. The ditch does not connect to the surface water
drainage or other ditch networks and so would serve as a ‘holding facility’ for water in
storm events. The revisions to the landscaping are designed to include species that draw
larger volumes of ground water to assist with the perceived flooding issues in the area.

e A productive meeting has been held with representatives of Ribby with Wrea Parish
Council and other residents of the area to discuss the merits of the proposed bus diversion.
The outcome of this was a strong local preference for the bus not to be diverted to the site,
but the funding provided through the outline planning permission to be used to ensure the
No. 76 service operates on a Sunday. The details of this are being progressed, but it would
mean that the bus turning facility within the site would not be required. Once this is
finalised a further revised plan would be required to ensure that this area was landscaped.

Relevant Planning History

Application No. Development Decision Date

12/0408 OUTLINE APPLICATION FOR UP TO 55 Approved with  22/01/2013
DWELLINGS, TO INCLUDE ON-SITE 106 Agreement
BUS TURNING FACILITY, ACCESSED
OFF RICHMOND AVENUE (ACCESS
APPLIED FOR WITH ALL OTHER
MATTERS RESERVED)
11/0059 OUTLINE APPLICATION (ACCESS Withdrawn by~ 13/06/2011
ONLY) FOR 54 DWELLINGS Applicant
COMPRISING 32 No. AFFORDABLE
UNITS AND 22 No. GENERAL MARKET
UNITS, WITH ASSOCIATED NEW
VEHICULAR ACCESS ROAD FROM
RICHMOND AVENUE AND NEW
PEDESTRIAN / CYCLE ACCESS FROM
ASH GROVE.
10/0094 OUTLINE APPLICATION FOR Refused 13/05/2010
ERECTION OF 55 DWELLINGS (SITE
LAYOUT, ACCESS AND
LANDSCAPINGAPPLIED FOR)
00/0465 OUTLINE APPLICATION FOR Withdrawn by~ 21/11/2000
RESIDENTIAL DEVELOPMENT Applicant

Relevant Planning Appeals History

None.

Parish Council Observations to original scheme

Ribby with Wrea Parish Council notified on 05 March 2013 and make the following comments:
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“The COUNCIL OBJECT to the proposal and strongly recommend REFUSAL until a more
localised and thorough proposal is forthcoming.

Although the small reduction in housing numbers is pleasing the overall detailed application proposal
is sketchy at best and not in keeping with what the village needs.

As you are aware the Council has always strongly opposed this development on a sustainability basis
and outline planning permission was agreed purely on a 5 year housing supply need (also confirmed
by all on the DMC that day), albeit the approval notice for technical reasons did not indicate this
reasoning. It is, therefore, essential that this unwanted development meets the highest standards and
fulfils the perceived needs of this village.

The waste water and sewerage systems are pivotal for this development and there can be no
additional pressure put on the Richmond Avenue/Westbourne Avenue system which is at full capacity.
Also, although “Heron’s Pool” now appears outside this application it is an intrinsic part of the
proposals as it is a major player in the surface water drainage system for both this site and the
surrounding area. The Environment Agency has already confirmed that the pool is contaminated with
human sewage and this needs to be remedied before any development starts on this land. Overflow
water from this pool already makes its way across the village to Moss Side Lane. It would be criminal
to exacerbate the existing “health and Safety”” problems pertaining to this watercourse.
Consequently, these aspects need to clearly and acceptably detailed. There is also no
acknowledgment made of the 15 inch underground mains water pipe that crosses this site.

The design plan is not considered satisfactory. All the affordable dwellings are all together in one
area next to existing properties rather than more integrated into the development to produce a more
balanced and inclusive situation. There is, as the recent Affordable Housing Survey disclosed, a
Wrea Green need for 2 bedroom homes but all the proposed affordable are all to be 3 bedded. There
is also a need in the village for 3 bedroom private properties and bungalows for older residents, yet
all proposed are to be executive style 4 or 5 bedroom houses. There is also a lack of adequate
landscaping and an up to date wildlife report. This field is a well known locally as a bat feeding and
bird feeding/nesting area.

It is prudent to build a remote play area without any houses facing? Is there a need for a bus turning
area when it is most unlikely a bus company will agree to venture along a difficult access road?*

Parish Council Observations to scheme as revised

“The Parish Council welcomes the alteration to the 8 affordable houses and the decision not to
divert the 76 bus route to the site through the existing Richmond Avenue housing area because of
the “physical’” problems, although without this facility the original approval would without doubt
have not been forthcoming. Although it is expected that a Sunday service will be introduced to
enhance the 76 service it is felt that this, in reality, adds little benefit to the village and the moneys
could have been more wisely spent elsewhere. It is, however, fully understood that the section 106
agreement does not allow transfer of these moneys.

The Council also appreciates the new offer to put a swale/depression between the development and
Richmond and Westbourne Avenues which goes some way to give the residents some assurance
that surface flooding from the site will be controlled and not worsen. This is important as the
residents, who have taken expert advice, are not as certain as Wain Homes that the previously
proposed system will eradicate the existing problems suffered by ground water flooding. However, it
would be appreciated if the depression was given a baked clay base and that the trees were
indigenous water seeking varieties which would also act as a wildlife corridor to help to replace the
existing wildlife habit currently on the site which is to be removed.

As you are fully aware the community and Parish Council remains very bitter over the approved
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development of this site. Although the Parish Council is fully aware that Wrea Green has to accept
a realistic share of the rural village allocation of new housing, the councillors still wish it be known
that the planning approval at this location, even in the current difficult times, is considered by them
and the members of SWAG and the Neighbourhood Plan Steering Group to be the worst possible
development for the village and that no regard was given to the strong local views. They are also
extremely disappointed that, in their view, the application was unrealistically massaged to increase
accessibility points which made the application superficially more reasonable. “

Statutory Consultees

County Highway Authority

At the time of writing this report, comments had not been received. However, it is not
considered that these would be critical as the principal of the development and its access
was established by the outline permission. The scheme provides a standard layout that
appears to have been designed to provide appropriate road widths, turning areas, footway
connections, parking provision, etc. It is hoped that their comments will be received in
time for them to be reported as part of the Late Representations schedule.

County Ecology
They were consulted on the application, but the consultation was received after the
council has utilised its quota of annual consultation request for 2012-13, and so no reply
has been provided. Nevertheless, they raised no objection to the proposal at outline stage
subject to a series of conditions that were imposed with that decision and so it is not
considered that any additional ecological input at this stage is essential.

United Utilities
Unfortunately they were omitted from the original consultations undertaken on the
application and so no comments are available at the time of writing this report. Any
comments will therefore be reported as part of the Late Representations Schedule. The
applicant has provided correspondence between themselves and UU that confirms
acceptance of the principle of the drainage arrangements proposed as part of this
application.

Environment Agency
They have assessed the application and repeat the comments made at the outline stage
which were to not raise objection subject to conditions relating to the agreement of a
surface water drainage strategy prior to development and that the development is designed
to minimise the impact on biodiversity.

Strategic Housing
They raised initial verbal objection to the proposal on the basis that the housetype
proposed for the affordable units had some bedrooms that did not meet minimum
standards. They have assessed the revised plans and confirm that their concerns on this
subject have been resolved.

They have also reassessed the layout of the dwellings in the light of comments made
at the June Committee. They confirm that the general approach is for affordable
properties to be spread throughout a development wherever possible. However, in
this case the relative low number of properties provided and their contrasting design
to the market dwellings mean that this is not practical. The grouping of the
properties has management advantages to the RSL and they consider this approach
to be acceptable in this case. They also support the change of the terraces to semis as
this improves their fit with the remainder of the development and allows better
access to rear gardens.
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Parks Manager
No comments have been received, but the applicant has confirmed that the play area and
other elements of the open space are to be maintained by a private management company
appointed by the developer.

Drainage & Flood Defence
Refer to known flooding issues on Ribby Road near Wray Crescent, and advise that the
views of United Utilities are sought over the capacity of the public sewer system in the
village.

Tree Officer
No comments have been received, but the application does not raise concern over any
impacts on protected trees, and the site landscaping proposals are not critical.

Regeneration Team
They have expressed general support for the layout of the scheme, subject to clarifications
over materials for the dwellings, roofs and boundary treatments. They also made
suggestions for the improvement of the scheme relating to the separation from boundaries,
use of hipped roofs, tweaking the orientation of plots to better relate to their access roads,
the use of walls as boundaries in the site only where appropriate to link properties,
removing any blank side gables from prominent locations, and investigating a pedestrian
link to Ash Drive.

Electricity North West
They confirm that there is no impact on their infrastructure and advise of the need to
contact them to arrange a supply in due course.

Observations of Other Interested Parties

The Ward Councillor (Clir Andrews) has written to object to the development, stating:

“The detailed application for the development of this site is disappointing and lacks imagination. The
centre piece of the development is presumably the play area and open space yet the proposed
surrounding housing doesn’t seem to face it. Why? The affordable homes are for 3 bedroom units
which recent experience tells us is not needed and very difficult to let. Single or two bedroom houses
are in greater demand. The village has repeatedly said there is a need for small bungalows on small
plots; i.e. homes suitable for older people, yet none are included.

Apart from the above it is unclear whether adequate arrangements have been made for drainage, both
foul and surface. Local experience indicates that this is crucially important as the existing system has
been proved throughout 2012 to be inadequate without any further loading. The pond in the corner of
the site is clearly a highly important feature to all the surrounding houses but has adequate care been
taken to guarantee its cleanliness? The quality and source of the water is already highly
questionable.

Although a bus turning circle has necessarily been incorporated in the layout a great many
neighbouring residents consider a bus service to be unviable and I question if this provision is a wise
and prudent use of the land when perhaps a different layout would allow more separation between the
existing Richmond Avenue housing and the new.

Please my | request that more thought goes into the final plan of this development. Too many

guestions remain unanswered. The wrong type of housing is proposed and residents’ repeated
concerns are not being listened to.”
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The Save Wrea Green Action Group (SWAG) have sent a series of topic-based letters that object to
the development and are summarised as follows:

Planning
They explain that the outline application did not comply with the three strands of sustainable

development in the NPPF and was approved by the Committee solely due to the need to meet housing
supply numbers without any consideration of local need or the sustainability of the site.

The letter then argues that the development will adversely affect the attractiveness of Wrea Green as a
village and so its economic role in bringing people to the borough, will expand the village and so
cause division and a fragmentation of the local community, and will have an environmental impact as
the village has few services to support an increasing population and so will require residents to travel
outside of the village for work, services, shops, education, etc.

The letter does make some comments that relate to the reserved matters application in that it queries
the access and responsibility for Herons Pond which is thought to be polluted, that the level of
affordable housing is excessive for the village but deficient for policy and is not sufficiently spread
out, that the housing mix is concentrated on ‘executive style’ properties rather than the types that are
needed, that there are issues with education capacity in the village, that the boundary treatments and
planting schedules are deficient, and that there are no details of infrastructure maintenance. They also
refer to the application leaving many aspects unresolved that should be agreed at this stage, and that
certainty to the public realm scheme should be secured, and that the access arrangements are
dangerous due to the narrow roads / capacity on the network / design of the junctions. The letter then
comments on items covered by, and reported here as part of, the other SWAG objections.

Ecology
The reports submitted in support of the outline application and this reserved matters are inconsistent

in how they describe the drainage ditches on the site. This is seemingly to assist the arguments each
presents.

The site is a resource that could be properly managed to improve biodiversity of the area by the
planting of trees, hedgerows and wildflower meadows. Biodiversity will not be improved by the hard
surfacing of the site and the construction of houses. Bats are commonly seen on the site and would be
lost following this development, even if the proposed siting of bat boxes within the properties was
undertaken.

The development involves the loss of at least one third of the hedgerow on the site and so
significantly reduces its benefits as a wildlife corridor. The retained areas will be within gardens or
public open space and so will suffer high levels of disturbance and possible damage.

The ecology report found some amphibians on site, but local knowledge is that many more species are
found in the area, with the letter including photographs of Newts that are reported to have been found
in neighbouring gardens. The long-term management of the hedgerows and ecological mitigation
elements is queried.

Trees and Hedgerows

Highlight inconsistencies and inaccuracies in the report, and with the other submitted reports. These
relate to the date of visit, the level of water in the on-site ditches, the under-reporting of wildlife on
the site, the under-estimation of the importance of the hedgerow to wildlife, the lack of protection
provided to the hedge and the inclusion of these features in gardens and open space which will
inevitably reduce their value or lead to their loss.

Drainage
They present calculations on the estimated surface water run off from the site based on its anticipated

hard surfaced area and the estimated storm rate run off including a climate change increase. They
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believe that this proves the existing 300mm pipe that takes surface water to be inadequate, and so
explains the current surface water flooding issues in the area. They extend these calculations to argue
that the Bryning Lane pipe also does not have additional capacity to serve the site.

The submitted FRA is criticised for using minimal hard surfacing area estimations in their
calculations, and UU for accepting that these are acceptable. They also argue that HydroBrakes are
not a reliable method of draining the site, and may well prove ineffective at restricting the flow from
the site so causing increased capacity problems to the Bryning Lane system.

They also argue that the proposal to direct flows to Ash Grove is not appropriate as the gardens in that
area also suffer from flooding in modest storm events, so possibly impacting on the insurability of
those properties. The letter then highlights deficiencies with various Sustainable Urban Drainage
techniques and explains how the proposed drainage solution will require on-going maintenance.

The letter also argues that the foul sewerage in the village leads to a pumping station at The
Brooklands which regularly requires maintenance and repair and causes foul water flooding of its
neighbouring gardens. It is said to be imprudent to increase the loads using this unreliable facility.

The Becketts Forge Management Company have written to advise that they are opposed to the
development on the basis that it may allow pedestrian / cycle access from the site to Ash Grove. They
explain that such access is restricted under their lease of the land and will cause a nuisance and
various risks to the occupiers of properties on the Becketts Forge development if access was
permitted. They request that the plans be revised to incorporate a substantial hedgerow on this
boundary.

Neighbour Observations

Neighbours notified: 05 March 2013 and notices placed on site and in press

No. Of Responses Received: 29 letters from 25 properties, largely bordering the site
Nature of comments made:

All letters are from residents of the village, and all raise objection to the scheme with the
points raised being summarised as:

Principle

e There is no need for further housing in Wrea Green, which will destroy its village
character

o There are large numbers of properties for sale in the village which emphasises this,
including some on the former Wareings site built over 2 years ago.

o The village services (shops, leisure, employment, education) and infrastructure (gas,
water, electricity, broadband) are unable to cope with additional dwellings

e The scheme will involve the loss of precious agricultural land

o The lack of services in the village means that residents will have to travel outside and use
private cars which cannot be the sustainable development required by NPPF.

Access

¢ Richmond Avenue is too narrow and in a poor condition so cannot take the extra traffic. It
leads to Bryning Lane which is also narrow and heavily traffic by village vehicles and
commuters to BAe Warton

o The proposed routing of a bus to the site is not a viable or safe proposal and so should be
removed from the scheme along with the bus turning facility

¢ The junction to Bryning Lane is inadequate to serve the development, with that road
recording the highest speeds in the village so is unsafe

e Construction traffic will cause chaos through the village
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There needs to be a demonstration that the site can be accessed by emergency vehicles
before any development is accepted and that has not been provided.

Layout

The properties are almost all large executive properties, which are not in shortage in the
village. The scheme should deliver small starter homes and bungalows for elderly people
to downsize to.

The similarity in scale and design of the properties lacks the variation and imagination
required for a modern housing scheme.

The affordable homes should be provided on site to the 30% of the total required by policy
and should be 2 bedroomed for rent

The number of dwellings should be reduced to 40 and a 15m strip retained around all
boundaries to offer separation to the existing neighbours.

Neighbour Relationships

A screen of trees is required to provide privacy to residents around the site. These should
be evergreen but no details of the species are provided

A number of the dwellings are close to the boundaries of the site and will cause
overlooking of the dwellings and gardens and loss of light

The level of landscaping provided around the site has been considerably reduced from
original proposals

The scheme needs to be revised so that there can be no encroachment from the site to Ash
Grove as this is legally prevented

Express objection to specific relationships to the dwellings on Richmond Avenue

Query the arrangements for siting the development alongside the existing boundary fences
on Richmond Avenue

Drainage

Neighbouring gardens already suffer flooding from surface water from the site and this
needs to be addressed, and the scheme only going ahead when the drainage is agreed.
The surrounding roads suffer flooding in heavy rainfall and the development of this site
will increase the rate of run off and so make matters worse

The foul sewerage provision in the village is inadequate. Raw sewerage backing up
through drains is a serious health hazard

The village has an old drainage network and it cannot cope with the extra loads from this
site, with United Utilities not having sufficient knowledge of it anyway

There is a pond adjacent to the site, known as Herons Pool, that is deep, dangerous and
polluted and this scheme needs to incorporate this into any system.

The scheme proposes raising the levels on site by 150mm which will cause flooding off
site.

The scheme proposes using Richmond Avenue for drainage, but that was said to be
unacceptable previously. What has changed?

Surface water drainage should be provided around the perimeter of the site.

Query the viability of the proposed surface and foul water schemes given local knowledge
of the difficult drainage arrangements

Other Matters

The site is used by bats and other protected species who will lose their habitat from the
development of the site, and particularly from the impact on its hedgerows and water
features.

The applicants have not undertaken any local consultation on their plans

The submitted documents are incomplete, outdated and inconsistent with each other in
places
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o The development is in conflict with the village’s Neighbourhood Plan

Relevant Planning Policy

Fylde Borough Local Plan:

HLO02 Development control criteria for new housing proposals
SP02 Development in countryside areas

HLO06 Design of residential estates

EPO1 Environmental Improvement Schemes

EP10 Protection of important landscape and habitat features
EP12 Conservation trees & woodland

EP14 Landscaping of new developments

EP18 Natural features

EP19 Protected species

EP22 Protection of agricultural land

EP23 Pollution of surface water

EP24 Pollution of ground water

EP25 Development and waste water

EP26 Air pollution

TRO1 Improving pedestrian facilities

TRO3 Increasing provision for cyclists

TRO05 Public transport provision for large developments
TREC17 Public Open Space within New Housing Developments

Other Relevant Policy:
NPPF: National Planning Policy Framework

Site Constraints
Within countryside area

Environmental Impact Assessment

The development is of a type listed within Schedule 2 of the Town and Country Planning
(Environmental Impact Assessment) (England and Wales) Regulations 1999 as amended. Officers
screened the development at the time of the outline application for any potential environmental impact
and concluded that the application need not be accompanied by a formal Environmental Statement.
That conclusion remains valid for this proposal.

Comment and Analysis

Principle

This application is for the reserved matters associated with outline planning permission 12/0408. That
planning permission established the principle of up to 55 dwellings being erected on the site and that
they be accessed from Richmond Avenue. This application presents the reserved matters of the
appearance, layout, landscaping and scale for consideration. There can be no argument about the
principle of the site being developed for the 54 residential properties now proposed as that is secured
by the outline permission.

That planning permission is accompanied with a series of conditions and a s106 agreement that
related to the payment of money to facilitate an improved bus service for the site, the provision of off-
site affordable housing and public realm works, along with the operation of the on-site element of
affordable housing. As this is a reserved matters application those aspects are unaffected by the
consideration of this application.
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Development Plan

Since the determination of the outline planning permission the RSS has been formally revoked and it
is envisaged that the council’s Local Plan to 2030 will have been approved for public consultation.
Neither of these have any bearing on the planning policies which should be used to assess this
application which are the policies of the Fylde Borough Local Plan (as amended) 2005 with greatest
weight to this where it is consistent with the guidance in NPPF. The principle policies for assessing
this reserved matters application are Policy HL2 relating to new residential development, and Policy
HL6 relating to design of residential estates. These are considered to be consistent with NPPF
guidance.

Scale of dwellings

The built development surrounding the site is almost exclusively at two storey as a mixture of houses
and dormer bungalows. The proposal here is for all of the new dwellings to be two storey properties
and so this is reflective of the scale of development surrounding the site.

The Parish Council, Ward Councillor and local residents have highlighted a local desire for the
development of bungalows as they see that these would be suitable for elderly residents of the village
looking to downsize. This has been raised with the applicant who has responded with a letter that
explains that this is a request that they commonly receive from local authorities across the region, and
based on experiences elsewhere they are unwilling to provide bungalow units on this site. Their
reasons for this relate to poor sales when they have been provided elsewhere, the lack of a planning
argument for bungalows, the necessary interface distances between dwellings all being achieved in
this layout for houses, and that they are unwilling to take the sale risk of having such properties built
but not sold.

The scheme has been amended to introduce a pair of 3 bedroomed dormer bungalow properties.
These are provided with a bedroom at ground floor alongside the reception rooms with a pair of
ensuite bedrooms above. It is the inclusion of these properties that has increased the total number of
dwellings to 54 as they replace a single detached dwelling in the original layout.

It is a general planning principle that development should be of a scale to reflect its surroundings, and
the development of two storey properties as proposed delivers that. It is also the case that para 50 of
the NPPF suggests that new dwellings should be of a type, size and tenure to reflect the local demand.
In this case there seems to be a local demand for bungalows that the developer is unwilling to meet.
However, to refuse the application on this basis would require the council to be in a position where
there is robust evidence to support the locally expressed desire for bungalows. Although there is
some evidence of this in the draft Wrea Green Neighbourhood Plan, this does not have any formal
status and as such the officer advice is that this is not sufficiently robust to support a refusal of the
application on this basis. The recent Local Housing Needs Survey in the village found that there was
no need for affordable bungalows, but found that there was some need for market properties of that
nature which would allow elderly occupiers of large properties to downsize their homes in the village.

Notwithstanding this point, the dwellings proposed do reflect those in the surrounding area at present,
and if the developer was to receive expressions of interest for bungalows the site is of a sufficient
scale where they could return to the council to request that elements of it be re-planned to provide
such units at a later date.

Design of Dwellings

The dwellings proposed are all from the applicant’s standard property portfolio rather than being
specifically designed to reflect the local characteristics. The site is located where it is only readily
visible from the neighbouring dwellings and so will be seen in the context of that existing
development. The properties on Ash Grove to the north were built in 1990s and the properties to
Richmond Avenue / Westbourne Road were built in 1970s. Both of these estates are designed to
follow the typical style of their age and so do not establish any particularly high quality of local
design. In such circumstances the design of the properties on this site cannot be criticised for not
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following those styles.

The properties present a range of designs that follow a common theme with some variations to them
to add interest through their design, use of particular features and varying orientations on the plot.
These designs are considered to be appropriate for this development.

Relationship to Neighbours

The site has boundaries to neighbouring dwellings to the north and west only. To the north the aspect
is one where the properties generally face the existing dwellings on Ash Grove, with the brook,
planting area, and access drives between. This results in the properties being between 30m and 50m
distant from these neighbours, which is an acceptable separation distance for such a relationship.

The proposed units to the western boundary are against the rear gardens of properties on Richmond
Avenue and Westbourne Avenue. Where the new properties back-on to their off-site neighbours a
separation of 40m is achieved. Where they are to side-on this is reduced to 28m at the closest point.
In both cases this separation is largely in the rear gardens of the existing properties and gives an
acceptable relationship as a consequence of this distance and the blank side gables not leading to any
direct overlooking. The orientation of the properties will mean that some angled views of garden
areas will be available, but these are at an acceptable level as a consequence of the distances involved
and the angles of view available. This is further assisted by the landscaping proposals which involve
the planting of a series of trees to the garden areas within the application site to soften the boundaries
between the new and the old. Whilst the layout has been amended to include a ditch and revised
landscaping in this area, the dwellings are in the same location as previously presented to
Committee.

The internal relationships between dwellings have been assessed and all are appropriately separated
and arranged to provide a layout that does not lead to any concerns over the levels of overlooking or
massing that would be caused.

Layout

The outline planning application was supported by an illustrative layout that was required at that time
to demonstrate that the number of dwellings proposed in the scheme could be accommodated on the
site. The layout submitted under this application is similar to the illustrative one, but has been
improved with the tweaks to the property types used, the clarification of landscaping and reduction in
the proposed Finished Floor Levels of some dwellings to relate more appropriately to their
neighbours. The layout presents an appropriate extension of the urban form of the village which
retains the landscaping and drainage features on the site to add interest to the development and
presents a softened landscaped edge to the countryside beyond. It is considered to comply with Policy
HL6 and criteria 1, 2 & 4 of Policy HL2 which relate to the general layout and design of the
properties.

Provision of Affordable Housing

The outline planning permission was approved with a s106 that obliges the provision of 8 dwellings
on site and a financial payment of £50,000 per plot in lieu of the other 9 dwellings to deliver the 30%
affordable housing that is required by policy. This also confirms the phasing of delivery of the on-site
affordable dwellings and their retention as socially rented properties. These aspects are therefore
already secured and not for discussion in this application.

The original proposal was for all 8 of the on-site properties to have 3 bedrooms. However, in
response to local comments and the very limited size of the smallest bedroom, these house types have
been amended to provide 2 larger bedrooms and now meet the relevant minimum standard sizes in
legislation.

The arrangement of the properties has also been revised with the previous four property
terraces each split into two pairs of semis. This has benefits in that it better relates to the
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market houses on the site, it improves the rear access arrangements and property security, and
allows the provision of parking between the terraces to remove some from the site frontage.
These are all improvements in the layout over that previously proposed. The dwellings remain
in the same cluster on the site, but this is considered to be acceptable given their continued
variation from the design of the market dwellings and the limited number of properties
involved.

The properties retain an appropriate relationship to each other and to their off-site neighbours.
They are designed to the appropriate standard for the type of properties that the recent local
affordable housing need survey found the requirement for and so their provision on the site in
this scheme is acceptable.

Access and parking arrangements

The vehicular access to the site from Richmond Avenue and so Bryning Lane was approved as part of
the outline planning permission. The use of that road and the conditions relating to the improvement
of the junction are secured under that permission, and are unaffected by this reserved matters
application. The layout provides for an extension of the Richmond Avenue carriageway and footways
into the site before it divides into a series of smaller cul-de-sacs which are provided with single
footways and then shared surfaces as the number of properties served off them reduces.

Unfortunately no comments have been received from County Highways at the time of writing this
report and so it is not possible to advise if the road network meets their requirements for adoption at
this stage. However, the applicant is experienced at developing residential estates in the region and so
used to the requirements of Lancashire County Highways relating to the provision of roads that are
capable of adoption. They have verbally confirmed the intention that the roads and footpath areas are
to be adopted and that they have been designed that standard. A condition is appropriate to ensure
that this road is properly constructed as the development proceeds.

Since the June Committee meeting the practicality and desirability of diverting the existing No.
76 village bus service to the site has been discussed with the Ward Member, Parish Council,
local residents and LCC Public Transport Officer. The conclusion of this was that the funding
committed under the outline s106 agreement by the developer would be better spent on
ensuring this service operated on a Sunday when there is currently no service to the village.
The s106 agreement allows for the money already committed to be spent on this. Once the
details of this are formalised there will be no need for the bus turning facility that is provided
within the layout. Whilst this remains in the application plans before Committee the developer
has agreed to request a variation of this scheme to replace this facility with an area of
landscaping once the bus service details have been finalised.

The parking levels for the development are generally a minimum of two spaces per dwelling, with all
but the affordable units benefiting from garages. This is a higher level than would typically be
expected on such a development, but is not a matter that is considered sufficient to justify a refusal of
the application.

Drainage

The outline planning permission was supported with a Flood Risk Assessment that proposed that the
foul and surface water drainage from the site be taken to the public sewer system that serves Ash
Grove and then away from the site in that direction. United Utilities and the Environment Agency
had no objection to this in principle subject to the details being drawn up on the basis of the final
layout, with conditions imposed to ensure that these were agreed prior to the commencement of any
development.

This application is supported with the same FRA but also includes a drainage and floor levels plan.
This indicates that all surface and foul water is to be taken from the site to the existing public sewer,
with the majority of this to the Ash Grove network and around a quarter to the public sewer that
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serves Richmond Avenue. The developer has confirmed their intention that these works be presented
for adoption.

One result of this design was that to achieve a gravity fall to the system the plots on the western
boundary of the site had elevated floor levels. This created unacceptable relationships to their
neighbours and so this has been amended to reduce those levels to be close to existing ground levels,
with a consequence that a pumping system is to be introduced to link those plots to the sewer.

At the time of writing this report the formal consultation views of United Utilities were still not
available and even if they had been received would need to be revised in the light of the
drainage alterations that have been introduced. However, the applicant has provided
correspondence between the UU engineer and their drainage engineer which indicates their
acceptance of the foul water being passed to the public sewer and to surface water being passed
to the Ash Grove and Richmond Avenue networks at a controlled rate.

At the June Committee meeting concern was expressed over the adequacy of the surface
drainage proposals. Examples from other developments were quoted where ditches had been
introduced alongside the site boundary to provide part of the drainage solution and give a more
pleasing visual appearance. The application was deferred in part to allow such an approach to
be examined at this site.

The revised proposal before Committee includes a ditch feature along the western site boundary
between the proposed dwellings and the rear of the gardens to dwellings on Richmond and
Westbourne Avenues. This runs for a length of 160m and is designed to serve as a holding
facility for any water that is not caught by the surface water drainage system although it does
not have any connection to that system. Instead water that is caught within it would be taken
away by the landscaping that is planted around it and natural evaporation. The provision of
this ditch has not involved any relocation of the properties on the site which remain as before.

Residents have expressed concern over the ability of this site to be effectively drained due to the
flooding it is said to suffer and the lack of any capacity in the various ditches around the site. This
proposal does not rely on any of these ditches for drainage but takes all the water to the surface water
sewers at a rate that is restricted to a level that they can accommodate.

If this is acceptable to United Utilities as the drainage undertaker then it is appropriate for the council
to support the scheme. At the present time it is not clear that this is definitely the case as their
consultation reply on the application has yet to be received, and whilst it seems likely that they will
agree to this from earlier correspondence, it is a critical issue in the determination of the application.
As such it is appropriate that any approval of this application be delayed until this matter has been
finalised. The recommendation on the application should reflect that by delegating the ability to grant
approval of these reserved matters to officers once this has been satisfactorily resolved. Only once
this position has been reached will the development accord with the requirements of Policy EP25,
Policy EP30 and criteria 10 of Policy HL2.

Public Open Space

The site is remote from the existing open space and play provision in the village. To counter that it is
a requirement of the outline permission that this detailed layout includes a play area to at least Locally
Equipped Area for Play standard. This is commonly known as a LEAP and usually consists of 400m2
of play area with that offering at least 6 “play experiences’ and is aimed at young children.

The play area is provided within a central area of open space that is overlooked by properties on all
sides, albeit that those to the east are behind the hedge which runs through this area and those to the
west are within the ideal 20m separation distance from this facility. The play area provides 4 items of
equipment (swings, climbing frame, roundabout and springy toy) as well as benches and bins that are
located on a safety surface within a fenced area.
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Policy TREC 17 is the relevant policy of the Fylde Borough Local Plan and specifies areas of open
space per bedroom to be provided on a development, rather than the type of open space that is
delivered. When this is calculated for this scheme the total play area requirement under Policy TREC
17 is 2,050m2 and the open space provision here is in excess of that. It is considered that the open
space provision is appropriate in its scale, design and location and will meet the requirements of the
outline condition and Policy TREC17 in that regard.

The condition also requires that the developer provides details of the arrangements for its
management and maintenance. They have advised that this will be contracted to a management
company rather than being presented for adoption by the council or Parish Council and so will be
funded by the developers and the future occupants of the site.

Ecology

The application is supported with the same Ecological Survey and Assessment that was submitted
with the outline application. This concludes that there are no significant impacts on protected species
or habitats and the development can mitigate for the impacts on biodiversity that it will cause. These
findings were generally accepted by the County Ecologist and so the planning permission granted
with conditions to require that the mitigation is implemented. Whilst the County Ecologist has not
provided comments on this application, as it is only a matter of months since they last commented on
the same report and so it is highly unlikely that matters will have changed.

The site has a hedgerow that runs through the centre of the site and others around its perimeter. These
are to be protected during construction and are retained in the submitted layout. The Beckets Forge
Management Company who are responsible for the management of the land associated with Ash
Grove request that a previously existing hedge on their boundary be reinstated. This is not part of the
landscaping scheme as there needs to be a gap in the hedge where the sewer connection is provided.
However, there is a planted buffer zone in this area shown on the landscaping plan to compensate for
that. As with the other landscaping areas this is indicated as being planted with native species and is
designed to provide habitat for wildlife including bats and newts in additional to its visual benefit to
provide a softened edge to the built form of the village.

There are no ponds on the site at present, although there is a ditch that runs along the line of the
central hedge that holds water. The proposal is that this ditch will be retained on site in its current
form as an ecological feature that will fill and drain naturally with maintenance undertaken as part of
the management company arrangements. At either end are areas where ponds form in wet weather and
these will also be retained for their visual and any ecological benefit as they also have no role in the
proposed surface water drainage of the site. The northern pond sits within an area of landscaping and
has a newt hibernacula to be sited alongside it which could prove attractive to amphibians in the area
that can access it through the landscaped area. The southern pond also features a newt hibernacula
but this is more constrained by the road network, dwellings and their driveways so is less likely to
offer a benefit to biodiversity.

The proposed layout and landscaping scheme reasonably implements the mitigation measures
included within the ecological appraisal and so is considered to be acceptable in that regard.

Landscaping

The provision of landscaping within a development is an important aspect of the consideration of that
development. This application includes a fully specified landscaping scheme which includes the
details for the open space, ecological mitigation and general planting around the edges of the
development. This is to a standard which is appropriate for the development in its design and once
implemented and established will provide an attractive development.

Concern has been expressed about the on-going maintenance of these areas and so the applicant has
provided a plan that indicates the areas that are to be in private ownership (dwellings and gardens),
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the areas to be maintained by a Registered Social Landlord (affordable dwellings and landscaping),
the areas of adopted highway and the areas to be maintained by a management company (play area,
landscaping, ecological mitigation). A condition is proposed to ensure that this latter area is
appropriately managed to ensure that the quality of the development is maintained.

Conclusions

This application relates to a rectangular area of land off Richmond Avenue in Wrea Green. The site is
outside of the settlement boundary and allocated as Countryside in the Fylde Borough Local Plan with
boundaries with other agricultural land on two sides and residential properties within the village on
the other two.

The site has the benefit of outline planning permission for the erection of 55 dwellings that was
granted on the completion of a s106 agreement earlier this year in line with a resolution made at the
October 2012 meeting of this Committee. This application is for all the remaining reserved matters
associated with that planning permission.

Since it was presented to the meeting in June 2013 the layout has been revised to provide the
affordable housing as semi-detached houses rather than terraces and to provide a landscaped
ditch between the proposed dwellings and the western site boundary. These amendments are
improvements to the scheme and are considered to address the concerns that were raised by
Committee at that meeting.

The proposal delivers a range of house types that are all considered to be of an appropriate scale,
design and materials for the location. They have an appropriate relationship to each other and with
the off-site neighbours. The scheme delivers a public open space and landscape strategy that will
allow the development to be assimilated into the surrounding rural landscape in line with the measures
proposed at the outline stage.

It is considered that the proposal complies with the requirements of Policy HL2 and Policy HL6 of the
Fylde Borough Local Plan with regard to new residential estate development and the other policies of
that plan relevant to the other aspects raised by the proposal. As such the application is recommended
for approval and so will enable the planning permission to be implemented. The outline planning
permission included conditions to cover the majority of issues raised, but this scheme requires a series
of additional conditions and these are listed below.

Recommendation

That the authority to GRANT Approval of Reserved Matters be delegated to the Head of Planning and
Regeneration subject to:

¢ confirmation that United Utilities are satisfied that the proposed drainage arrangements contained
in the Drainage Layout submitted to support the application will provide for satisfactory surface
water and foul water drainage of the site that will not have any adverse impact on the ability of
the existing public sewer network to function; and

¢ the following conditions (and any amendment to these which are deemed appropriate by the Head
of Planning and Regeneration)

1. That the development hereby approved shall relate to the following drawings:

e Location Plan — Wainhomes Location Plan

e Site Survey — JLP Surveys Ltd drawing S13/363

e Planning Site Layout and Landscape Context Drawing — DGL Associates drawing
1246 WHD/RWG/PLO01 Rev G
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Indicative Land Transfer Plan — Wainhomes Ref PB1

Landscape Proposals Sheet 1 of 2 — TBA drawing 4370.01 Rev F

Landscape Proposals Sheet 2 of 2 — TBA drawing 4370.02 Rev F

Finished Floor Levels and Drainage Layout — Ironside Farrar drawing 3954/100 Rev D
Wainhomes Housetype drawing Churchill RL/3.214/P/B/L10/300 (2 bed version)
Wainhomes Housetype drawing Davy

Wainhomes Housetype drawing Scott

Wainhomes Housetype drawing Scott Hipped Roof 4.406HR/P/B/L10/300
Wainhomes Housetype drawing Brunell

Wainhomes Housetype drawing Brunell Hipped Roof 4.208HR/P/B/L10/300
Wainhomes Housetype drawing Cambridge

Wainhomes Housetype drawing Oxford

Wainhomes Housetype drawing Whitemoor

Wainhomes Housetype drawing Raleigh

Wainhomes Housetype drawing Eton

Wainhomes Housetype drawing Montgomery

Wainhomes Housetype drawing Gainsborough

Wainhomes Housetype drawing Milton RL/3.317/P/B/L10/300

Wainhomes Garage drawings

Planning, Design and Access Statement — Emery Planning Partnership ref PS2-8819-
SH-cp

Tree and Hedgerows Survey Report — tpm landscapes Rev A

Tree Constraints Plan — tpm landscapes 1130 05 Rev A

Ecological Survey and Assessment — ERAP Consultancy doc 2012 _097

Flood Risk Assessment — Westwood Environmental Engineering Draft report v1.1

For the avoidance of doubt and as agreed with the applicant.

That prior to the commencement of any construction work on the dwellings hereby
approved a schedule of the materials for the walls, roofs, windows and doors (supported by
samples where appropriate) shall be submitted to and approved in writing by the Local
Planning Authority. The development shall be undertaken in accordance with the
approved schedule of materials.

In order to secure a satisfactory appearance to the development as required by criteria 1
and 2 of Policy HL2 of the Fylde Borough Local Plan.

That prior to the commencement of any construction work on the dwellings hereby
approved a schedule of the materials for roads, footpaths, driveways and other hard
surfaced areas around the site shall be submitted to and approved in writing by the Local
Planning Authority. The development shall be undertaken in accordance with the
approved schedule of materials.

In order to secure a satisfactory appearance to the development as required by criteria 1
and 2 of Policy HL2 of the Fylde Borough Local Plan.

That all boundary treatments around the site perimeter, between individual neighbouring
plots and between plots and the internal roadway shall be constructed in accordance with
the details shown on the planning layout drawing approved as condition 1 of this reserved
matters approval (subject to the raising from ground level by 200mm in sections for
ecological transfer) and shall be retained in that form thereafter.

To provide an appropriate finished appearance of the development and to maintain an
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10.

appropriate level of privacy between dwellings as required by Policy HL2 of the Fylde
Borough Local Plan.

The whole of the landscape works, as approved under the plan listed in condition 1of this
reserved matters approval shall be implemented no later than the first available planting
season following the completion of the construction of the development, and subsequently
shall be maintained for a period of no less than 10 years following the completion of the
works. Maintenance shall comprise and include for the replacement of any trees, shrubs or
hedges that are removed, dying, being seriously damaged or becoming seriously diseased
within the above specified period, which shall be replaced by trees of a similar size and
species. The whole of the planted areas shall be kept free of weeds, trees shall be pruned or
thinned, at the appropriate times in accordance with current syvicultural practice. All tree
stakes, ties, guys, guards and protective fencing shall be maintained in good repair and
renewed as necessary. Mulching is required to a minimum layer of 75mm of spent
mushroom compost or farm yard manure which should be applied around all tree and shrub
planting after the initial watering. Weed growth over the whole of the planted area should
be minimised. Any grassed area shall be kept mown to the appropriate height and managed
in accordance with the approved scheme and programme.

To ensure a satisfactory standard of development and in the interest of visual amenity in
the locality in accordance with Policy EP14 of the Fylde Borough Local Plan.

That prior to the commencement of any development on the site a method statement for the
protection of the hedgerows on the site perimeter, and the hedgerow that runs through the
centre of the site, along with the ditch area and associated ponds shall be submitted to, and
approved in writing by the Local Planning Authority. This scheme shall clarify the
methods of protection, routing of any fencing and the measures to be taken when working
in close vicinity of these features. The approved protection shall be implemented prior to
the commencement of any development and shall be retained and the scheme implemented
throughout the development of the site.

In order to provide appropriate protection to these important landscape features and
habitats as required by Policy EP18 and EP19 of the Fylde Borough Local Plan

Prior to the first occupation of any dwelling on the site, details shall be submitted to and
approved in writing by the Local Planning Authority of the on-going maintenance
arrangements of the communal areas of the site (being those areas edged in blue as adopted
highway and green as open space on Indicative Land Transfer Plan PB1 listed under
condition 1 of this reserved matters approval). The development shall thereafter be
maintained in accordance with the approved schedule of maintenance.

To ensure that the development is implemented and maintained to a satisfactory degree
into the future as required by Policy EP14 and HL2 of the Fylde Borough Local Plan.

That the development of the site shall be undertaken in accordance with the drainage
strategy and FFL of the dwellings and surrounding land indicated on the Drainage Layout
plan approved as part of condition 1 of this reserved matters approval.

To ensure the appropriate drainage of the site and to ensure it is constructed with a
satisfactory relationship to neighbouring dwellings as required by Policy HL2 of the Fylde
Borough Local Plan.
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11.

12.

13.

14.

That the development of the site shall be undertaken in accordance with the surface and
foul water drainage connections indicated on the Drainage Layout drawing approved as
part of the details to condition 1 of this reserved matters approval. The relevant drainage
connections shall be completed in accordance with legislation, commissioned prior to
occupation and then maintained thereafter.

To ensure that the site is suitably drained as required by Policy EP25 and EP30 of the
Fylde Borough Local Plan.

The development shall be implemented in accordance with the measures for the protection
of hedgerows, breeding birds, ponds, and amphibians as identified in sections 5.2, 5.3 and
5.4 of the Ecological Survey and Assessment by ERAP approved as part of condition 1 of
this reserved matters approval.

To ensure that the development does not have any harmful impact on protected and priority
species as required by Policy EP18 of the Fylde Borough Local Plan.

That the play area hereby approved and indicated on the landscaping plan approved under
condition 1 of this reserved matters approval shall be implemented in accordance with
those details prior to the first occupation of the 20th dwelling on site. This play facility
shall thereafter be retained and maintained in a safe and serviceable condition at all times
in line with a management and maintenance regime that has been submitted to and
approved in writing by the Local Planning Authority prior to the commencement of the
construction of the play area.

To ensure the delivery and retention of an appropriate play facility to serve the
development and surrounding area as required by Policy TREC 17 of the Fylde Borough
Local Plan.

That prior to the commencement of any development a detailed scheme for the area
where the bus turning facility is shown on the approved site plan shall be submitted
to and approved in writing by the local planning authority.

If the local planning authority confirms that the bus turning facility is required then
the scheme to be submitted under this condition shall clarify the detailed design of the
proposed shelter, the detailed design of the bus turning facility, the phasing of their
implementation and the arrangements to secure their on-going maintenance.

If the local planning authority confirms that the bus turning facility is not required
then the scheme to be submitted under this condition provide for the extension of the
landscaping of the site with the inclusion of a fully detailed landscaping scheme along
with details for the phasing of its implementation and the arrangements to secure its
on-going maintenance.

Whichever scheme is approved shall be fully implemented through the construction
of the dwellings and thereafter.

Reason: As the public transport improvements to the site are not yet certain, there is
a need to provide clarity to both the details of how a service would be accessed and
operated, and the steps to be taken to appropriately landscape the site if not. These
details are to comply with the need to improve access to the site by a choice of
transport methods and delivery an appropriate appearance to the site in accordance
with Policy HL2 of the Fylde Borough Local Plan.
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15.

That prior to the commencement of any development hereby approved full details of
the ditch feature to be introduced to the western boundary of the site shall be
submitted to and approved in writing by the Local Planning Authority. These details
shall include the typical cross section across the ditch, phasing of its construction,
details of any outfalls or connections in from other drainage features, any planting to
its banks and details of its on-going maintenance. The approved scheme shall be fully
implemented through the construction of the dwellings and thereafter.

As such details are required to ensure that this feature is appropriately constructed

and maintained in accordance with the requirements of Policy HL2 of the Fylde
Borough Local Plan.

Summary of Reasons for Approval of Reserved Matters

Fylde Borough Council has considered the proposed development in the context of the
Development Plan, together with all relevant material considerations. The local planning
authority considers that the application for approval of reserved matters ought to be granted
for the reasons summarised below. A full copy of the report which addresses all relevant
considerations, is available on request to the local planning authority.

The site has the benefit of outline planning permission for the erection of 55 dwellings that
was granted on the completion of a s106 agreement earlier this year in line with a
resolution made at the October 2012 meeting of this Committee. This application is for all
the remaining reserved matters associated with that planning permission.

The proposal delivers a range of house types that are all considered to be of an appropriate
scale, design and materials for the location. They have an appropriate relationship to each
other and with the off-site neighbours. The scheme delivers a public open space and
landscape strategy that will allow the development to be assimilated into the surrounding
rural landscape in line with the measures proposed at the outline stage.

It is considered that the proposal complies with the requirements of Policy HL2 and Policy
HL6 of the Fylde Borough Local Plan with regard to new residential estate development
and the other policies of that plan relevant to the other aspects raised by the proposal. As
such the application is recommended for approval and so will enable the planning
permission to be implemented.
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Item Number: 3  Committee Date: 31 July 2013

Application Reference: 13/0149 Type of Application:  Variation of Condition
Applicant: Stonewell Properties  Agent : Smith Planning
Ltd Consultancy
Location: ALDI LTD, 353 CLIFTON DRIVE NORTH, LYTHAM ST ANNES, FY8
2NA
Proposal: PROPOSED VARIATION OF CONDITION 1 TO REVISE APPROVED

PLANS, AND REMOVAL OF CONDITION 13 WHICH PREVENTS
USE OF BALCONY AREA ASSOCIATED WITH APARTMENTS 22 &
23 ON PLANNING PERMISSION 12/0317.

Parish: Ashton Area Team: Area Team 2
Weeks on Hand: 20 Case Officer: Mr M Atherton
Reason for Delay: Awaiting consultation responses

Summary of Recommended Decision: Approve Subj 106

Summary of Officer Recommendation

The design of the scheme is of a high quality with particular attention to detail. There have
been no significant changes to the design of the development or the mix of uses since the last
planning permission was granted. Subject to a revised section 106 agreement, it is
recommended that planning permission be granted as the development accords with policies
SP1, HL2, EP3 & SH9 of the Adopted Fylde Borough Local Plan.

Reason for Reporting to Committee

This is a major application.

Site Description and Location

This application relates to a site on the corner of Clifton Drive North and St Georges Road, St Annes,
formerly occupied by a Conservative Club and an office building previously in use as a job centre. To
the rear is St Georges Lane, the street that runs along the rear of properties on St Georges Road and St
Anne's Square. Work has commenced on site & the development is under construction.

The building to the north east of the site is in use as residential flats. To the rear, south east, are the
commercial premises that front the square including B & M, formerly occupied by Woolworth's, and
on the opposite side of St Georges Road, to the north-west, is St Annes on Sea United Reform
Church.

The site falls entirely within the St Anne's Town Centre Conservation Area and is within the town
centre area as identified on the proposals map to the Fylde Borough Local Plan.

Details of Proposal

Planning permission (ref: 08/0260) was granted on the 4th of August 2008 for the demolition of the
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existing building and the erection of a 4 storey building comprising a retail foodstore, 34 apartments
and a Conservative Club with a basement car parking & landscaping.

A subsequent application (ref:11/0312) for a proposed 3 year extension of time limit to implement
application ref: 08/0260 was approved with a section 106 agreement & conditions on the 15th of
February 2012.

Further to this, application ref: 12/0317 for a proposed variation of condition 1 of planning permission
11/0312 to allow the plans to be amended to enable elevation and boundary treatment changes and
also the removal of condition 13 to enable use of the roof terrace was approved with a section 106
agreement and conditions on 15th January 2013.

This application seeks to vary 2 of the conditions on application number 12/0317, these being
numbers 1 & 13.

Condition number 1 states, "The development hereby permitted must be begun not later than the
expiration of 3 years commencing upon the date of this permission, and where applicable should be
undertaken in strict accordance with the plan(s) comprising all aspects of the approved development
accompanying the decision notice." It then lists the approved plan numbers.

Condition number 13 states, "Notwithstanding the provisions of the Town & Country Planning
(General Permitted Development) Order, other than the specifically identified roof garden, the flat
roofs of the building hereby approved shall not be use as sitting out areas. Therefore, the private
gardens to apartment’s numbers 22 & 23 as illustrated on drawing number 12057-105 Rev E -
Proposed Second Floor, shall not be used externally."

The variation to condition 1 seeks to replace the drawings approved under planning permission
12/0317 with the plans submitted as part of this application.

The main changes include:

* the removal of the duplex apartments;

* internal refiguation of the apartments although the number of apartments remains at 34;

* further details of the ventilation to the basement; and

* the boundary wall treatment along St. George's Road has been amended to include railings on top
of the already consented brick wall.

Condition 13 prevents the use of the roof terrace to apartments 22 and 23 on the second floor. The
application seeks to remove this condition, in order to allow a private roof garden to be provided to
apartment number 23. It is proposed to erect a 2 metre high screen on the western boundary of the
roof garden which is situated closest to the nearest property.

Relevant Planning History

Application No. Development Decision Date
12/0317 PROPOSED VARIATION OF Approved with  15/01/2013
CONDITION 1 OF PLANNING 106 Agreement

PERMISSION 11/0312 TO ALLOW
PLANS TO BE AMEMDED TO ENABLE
ELEVATION AND BOUNDARY
TREATMENT CHANGES, AND
REMOVAL OF CONDITION 13 TO
ENABLE USE OF ROOF TERRACE
11/0854 EXTEND TIME LIMIT ON Granted 15/03/2012
CONSERVATION AREA CONSENT

34



08/0259 FOR DEMOLITION OF
CONSERVATORY CLUB AND ST.
ANTHONY'S HOUSE TO PROVIDE FOR
REDEVELOPMENT OF SITE.

11/0312 PROPOSED THREE YEAR EXTENSION Approved with  09/05/2012
OF TIME LIMIT TO IMPLEMENT 106 Agreement
PLANNING PERMISSION 08/0260

08/0259 CONSERVATION AREA CONSENT FOR Granted 04/08/2008

DEMOLITION OF CONSERVATORY
CLUB AND ST. ANTHONY'S HOUSE
TO PROVIDE FOR REDEVELOPMENT
OF SITE.

08/0260 DEMOLITION OF ST. ANTHONY'S Approved with  04/08/2008
HOUSE AND CONSERVATIVE CLUB 106 Agreement
AND ERECTION OF A 4 STOREY
BUILDING COMPRISING A RETAIL
FOODSTORE (CLASS Al), 34
APARTMENTS AND CONSERVATIVE
CLUB WITH ASSOCIATED BASEMENT
CAR PARK AND LANDSCAPING.

Relevant Planning Appeals History

None.

Parish Council Observations

St Anne's on the Sea Town Council notified on 12 March 2013

Summary of Response: OBJECT to the proposal and recommend refusal in order to protect the
residential amenity of neighbouring properties. Further information is requested on the proposed
amendment to condition number 1.

Statutory Consultees

County Highway Authority
No response received.

Observations of Other Interested Parties

N/A

Neighbour Observations

Neighbours notified: Neighbour letters sent & Site Notice displayed
No. Of Responses Received: No response received

Relevant Planning Policy

Fylde Borough Local Plan:

SPO1 Development within settlements

HLO02 Development control criteria for new housing proposals
EPO3 Development within conservation areas

SHO09 New development in town centres (general)
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Other Relevant Guidance:
NPPF: National Planning Policy Framework

Site Constraints
Conservation area site

Environmental Impact Assessment

This development does not fall within Schedule 1 or 2 of the Town and Country Planning
(Environmental Impact Assessment) (England and Wales) Regulations 2011 as amended.

Comment and Analysis

Condition 1

The proposed alterations including the removal of the duplex apartments & their internal
reconfiguration together with the amendments to the boundary wall treatment along St. George's Road
comply with Local Plan policy as they would not harm any acknowledged material planning
considerations.

Condition 13

The proposed roof garden to apartment humber 23 is acceptable, subject to a condition relating to the
submission of details of a privacy screen, as this would prevent overlooking of neighbouring
properties and there would be no consequent harm to residential amenity.

Section 106

The previous application was subject to the completion of a Section 106 agreement in order to secure
a financial contribution of 2.5% of the market value of each proposed housing unit towards securing
off site affordable housing. Therefore, it will be necessary for a section 106 agreement to be signed in
relation to this application. The Sn 106 agreement shall include provision for additional contributions

following a reappraisal of the viability of the development to be carried out on occupation of the 25th
residential unit and no further residential units to be occupied until the exercise has been completed
and additional payments identified have been made to the Local Planning Authority.

Conclusions

The design of the scheme is of a high quality with particular attention to detail. There have been no
significant changes to the design of the development or the mix of uses since the last planning
permission was granted. Subject to a revised section 106 agreement, it is recommended that planning
permission be granted as the development accords with policies SP1, HL2, EP3 & SH9 of the
Adopted Fylde Borough Local Plan.

Recommendation

That, Subject to the completion of a Section 106 agreement in order to secure a financial contribution
of 2.5% of the market value of each proposed housing unit towards securing off site affordable
housing. The Sn 106 agreement shall include provision for additional contributions following a

reappraisal of the viability of the development to be carried out on occupation of the 25th residential
unit and no further residential units to be occupied until the exercise has been completed and
additional payments identified have been made to the Local Planning Authority.

Planning permission be granted subject to the following conditions:

(Where the Section 106 agreement is not signed within a reasonable period of time, authority to
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refuse planning permission is delegated to the Assistant Director: Planning Services to refuse
the application as being contrary to the provisions of the Interim Housing Policy)

1. The development hereby permitted must be begun not later than the expiration of 3 years
commencing upon the date of this permission, and where applicable should be undertaken
in strict accordance with the plan(s) comprising all aspects of the approved development
accompanying the decision notice.

The plan numbers are:

12057-101F Proposed Site Plan
12057-102J Basement Parking Level
12057-103K Proposed Ground Floor
12057-104F Proposed First Floor
12057-105F Proposed Second Floor
12057-106F Proposed Third Floor
12057-107C Proposed Roof Plan
12057-108C Proposed Front Elevations
12057-109D Proposed Rear Elevations
12057- 110C Proposed Front Elevations
12057-122A Basement Ventilation Section
12057-112A Access Pod to Car Park

This standard time limit is required to be imposed pursuant to Section 51 of the Planning
and Compulsory Purchase Act 2004, while compliance with approved plans is required to
ensure the approved standard of development is achieved.

2. Details showing the design and construction of the proposed palisade wall to be provided
around the site frontage, including details of the proposed railing to be installed above the
wall, shall be submitted to and approved in writing by the Local Planning Authority before
development is commenced. The development shall be constructed in accordance with the
approved details unless subsequent details are first approved in writing by the local
planning authority.

Such details are not clearly shown on the application and to secure an overall satisfactory
standard of development.

3. A scheme for the external lighting of the building and site curtilage [including degree of
illumination] shall be submitted to and implemented to the satisfaction of the Local
Planning Authority; any addition or alteration to the scheme shall be agreed in writing with
the Authority.

In the interests of visual / residential amenity.

4. The car parking [and unloading and loading] area as indicated on the approved plan shall
be constructed, drained, surfaced and laid out to the satisfaction of the Local Planning
Authority concurrently with the remainder of the development and shall be made available
for use prior to the first occupation of the premises, and shall thereafter be retained to the
satisfaction of the Local Planning Authority solely for the purposes of car parking for
residents on the site, their visitors or delivery / collection vehicles.

To provide satisfactory off-street parking in accordance with Council’s adopted standards.
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Details showing the design of the proposed 2 metre high privacy screen to apartment
number 23 shall be submitted to and approved in writing by the Local Planning Authority
prior to first occupation of the apartment. The scheme shall be implemented prior to
occupation and permanently retained to the satisfaction of the Local Planning Authority.
Such details are not clearly shown on the application and to secure an overall satisfactory
standard of development.

There shall be no deliveries to or waste collection from the store outside the hours 07.00 to
22.00 Monday to Saturday inclusive and 08.00 to 20.00 on Sundays.

To avoid disturbance to neighbouring residents, particularly from audible reversing
warnings mounted on delivery vehicles.

There shall be no construction or demolition work carried out outside the hours 08.00 —
18.00 Monday to Friday and 08.00 — 12.00 on Saturdays. There shall be no construction or
demolition work at all carried out on Sundays and Bank Holidays, unless the express
consent of the local planning authority has first been obtained.

In order to minimise disturbance to neighbouring residents and church goer's.

There shall be no burning of waste on the site during the period of demolition and
construction.

In order to prevent the pollution of the local environment.
The development hereby approved shall be drained on a separated sewerage system.
In order to prevent overloading of the foul water drainage system.

Summary of Reasons for Approving Planning Permission

Fylde Borough Council has considered the proposed development in the context of the
Development Plan, together with all relevant material considerations. The local planning
authority considers that planning permission ought to be granted for the reasons
summarised below. A full copy of the report which addresses all relevant considerations,
is available on request to the local planning authority.

The development accords with policies SP1, HL2, TR10, TREC17, EP3 & SH9 of the
Adopted Fylde Borough Local Plan as it would have no detrimental impact on the
Conservation Area, residential amenity, highway safety or the vitality & viability of the
town centre.
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Item Number: 4  Committee Date: 31 July 2013

Application Reference: 13/0199 Type of Application:  Full Planning
Permission

Applicant: Mr Murphy Agent : Eastham Design
Associates Ltd

Location: LEYGARTH, 10 MANOR WAY, RIBBY WITH WREA, PRESTON, PR4

2WH

Proposal: PROPOSED SINGLE STOREY EXTENSION TO SIDE / REAR

Parish: Ribby with Wrea Area Team: Area Team 1

Weeks on Hand: 18 Case Officer: Alan Pinder

Reason for Delay: In order to seek design improvements

Summary of Recommended Decision: Grant

Summary of Officer Recommendation

This application seeks planning permission for the construction of a single storey side/rear
extension to a detached chalet bungalow property in Wrea Green. The extension is considered
to be of an acceptable scale and design for the dwelling, and to not cause any undue massing
or loss of light impacts on the neighbouring properties. As such it accords with the design
guidance provided by the Council's adopted Supplementary Planning Document, "Extending
your Home", and Policy HL5 of the Fylde Borough Local Plan. Members are recommended
to approve the application.

Reason for Reporting to Committee

The Parish Council's recommendation for refusal is at odds with the officer's recommendation of
approval.

Site Description and Location

The application site is a detached two storey dormer bungalow dwelling located within a residential
area of Wrea Green. A previously existing conservatory to the rear of the property has been removed,
although its base remains. There is a car-port style canopy attached to the side of the dwelling but no
other extensions.

Details of Proposal

Planning permission is sought for the construction of a single storey side/rear extension. The side
element of the extension would be set back approximately 4.5 metres from the front of the property,
project 2.25 metres from the side elevation and then down the side of the property to a point 4 metres
beyond the rear elevation before returning at 45 degrees for a further one metre projection, i.e. a total
rear projection of 5 metres. It would have a flat roof with a maximum height of 2.85 metres, with a
glazed lantern roof to the rear element. The elevations would be finished in white render to match
that of the existing rear elevation of the building.
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As part of the proposal an existing side porch and canopy would be removed.

The application has been revised during the consideration to introduce the cut-off corner feature, with
a further neighbour notification undertaken as a consequence.

Relevant Planning History

None.

Relevant Planning Appeals History

None.

Parish Council Observations

Ribby with Wrea Parish Council notified on 09 April 2013 and comment on the original proposal.
Summary of Response
The Parish Council objects to the proposal and recommends refusal on the following grounds:

e The scale of the proposal is too large for the plot and it is considered that it is too dominant and
overbearing to 8 manor Way and also adversely affects that property's daylight in view of its close
proximity to the border and living accommaodation.

e The scale and appearance of the proposed extension is out of keeping with the surrounding houses
and out of line with the street scene, albeit at the rear of Manor Way.

o If the development goes ahead there will be only a very modest piece of garden left. This will
then cause further problems with the localised poor drainage when heavy or consistent rain is
evident as there is already standing water at such times in this location.

Statutory Consultees

N/A

Observations of Other Interested Parties

Save Wrea (Green) Action Group (SWAG)
Raise the concern that the extension will form the premises for a commercial catering business.

Neighbour Observations

Neighbours notified: 09 April 2013

Amended plans notified: 11 June 2013

No. Of Responses Received: Letters of objection have been received to the original and revised

proposals from the neighbour at No.8 Manor Way

Nature of comments made:

o Concerned that the extension will be used for the running of a commercial catering
operation. This would be unacceptable in this residential area and result in an
unacceptable increase in vehicle traffic, noise and odours.

¢ The extension would represent an overbearing structure when viewed from the rear of
No.8

¢ The extension would result in too much of the garden area being concreted over and thus
exacerbate an existing surface water drainage problem.
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e The extension would be built up against the boundary fence which belongs to No.8 and
may result in the fence being undermined and/or damaged.

e The revised plans are a very minimal change to the original proposal and do little to
mitigate the harm that they feel it will cause.

Relevant Planning Policy

Fylde Borough Local Plan:
SPO1 Development within settlements
HLO05 House extensions

Other Relevant Policy:
NPPF: National Planning Policy Framework
JHE Joint House Extensions SPD

Environmental Impact Assessment

This development does not fall within Schedule 1 or 2 of the Town and Country Planning
(Environmental Impact Assessment) (England and Wales) Regulations 2011 as amended.

Comment and Analysis

The issues to consider in the determination of this application are contained in policy HL5 of the
Fylde Borough Local Plan. The guidance provided by the Council's adopted Supplementary Planning
Document (SPD), "Extending your Home" is also a material consideration.

Design, scale and appearance

The proposed extension is largely contained to the rear of the property and as such would have no
impact on the public character or appearance of the property. The side element of the extension
would be visible from Manor Way but as it would be set 4.5 metres back from the front elevation it
would have no appreciable impact on the appearance of the wider street scene and no greater impact
than the existing side porch and canopy. With regard to the design, the property has an attached flat
roofed garage and as such the flat roof design of the extension is not considered inappropriate.

Neighbour amenity

The only neighbour likely to be affected by the proposal is No.8 Manor Way. The occupiers of this
property have objected to the proposal with one of their grounds for objection being that the extension
would have an overbearing appearance when viewed from the rear of their property. Design note 4 of
the SPD permits single storey rear extensions to project 3 metres beyond the rear most wall of the
neighbouring property plus any offset distance between the extension and the neighbour’s rear wall.
In this instance the proposed extension would project a total of 6.5 metres, with the first 5.5 metres
being offset by 2.5 metres and the last 1 metre being offset by 3.5 metres. As such the extension
accords with the design guidance of the SPD.

Officers have viewed the proposal from the neighbours property and garden and had concerns that the
originally proposed extension would have had a height, proximity and projection that together caused
an adverse impact on the enjoyment of that garden due to the massing that was caused. The revised
plans improve this relationship be reducing the extent of the extension alongside the boundary to a
point where it is considered that the relationship, and hence impact, between the extension and No.8 is
considered acceptable.

Garden area

Concerns have been raised by the Parish Council and the neighbour that the extension would leave
insufficient garden area to the rear of the property and would also further exacerbate an existing
surface water drainage problem. With regard to garden area the proposed extension would cover
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approximately 30% of the rear garden and as such it is considered that the remaining 70% would
provide adequate amenity space to serve the needs of the occupiers.

With regard to the surface water drainage, Class F to Part 1 of Schedule 2 of the Town and Country
Planning (General Permitted Development) Order 1995 would allow the whole of the rear garden area
to be concreted without the need for planning permission to be obtained and hence with this in mind a
refusal of permission cannot be justified on this basis.

Off street parking and vehicular
The remaining criteria of policy HL5 of the Fylde Borough Local Plan would not be prejudiced by the
proposal.

Other matters

The neighbours at No.8 have also raised their concern that the application property is being used for
the carrying on of a commercial catering business and that the proposed extension could be used for
the expansion of the catering services offered, so resulting in increased vehicle traffic to and from the
property, and noise and odour nuisances. The Council's Planning Enforcement Officer visited the
property on 21 June 2013 to investigate this allegation and concluded that the catering business that is
clearly operated from the premises was not of a scale where it amounted to a material change of use of
the property, and so there was no breach of planning control.

However, this notwithstanding, the application seeks a household extension and not a change of use to
include use associated with a catering business and so should be determined only on that basis. If at
some time in the future it become apparent that the premises were being used for the running of a
commercial catering business then this may be a breach of planning and would be investigated and
appropriate action taken.

Conclusions
The proposed extension accords with the relevant design guidance of the Council's adopted
Supplementary Planning Document, "Extending your Home" and the criteria of policy HL5 of the

Fylde Borough Local Plan. As such members are recommended to approve the application.

Recommendation

That Planning Permission be GRANTED subject to the following conditions:

1. The development hereby permitted must be begun not later than the expiration of 3 years
commencing upon the date of this permission, and where applicable should be undertaken
in strict accordance with the plan(s) comprising all aspects of the approved development
accompanying the decision notice.

This standard time limit is required to be imposed pursuant to Section 51 of the Planning
and Compulsory Purchase Act 2004, while compliance with approved plans is required to
ensure the approved standard of development is achieved.

2. The external materials to be used in the development hereby approved shall accord entirely
with those indicated on the approved plans; any modification shall thereafter be agreed
with the Local Planning Authority in writing prior to any substitution of the agreed
materials.

In the interests of visual amenity.
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3. This consent relates to the revised plan[s] received by the Local Planning Authority on the
11 June 2013.

For the avoidance of doubt and as agreed with the applicant / agent.
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Item Number: 5 Committee Date: 31 July 2013

Application Reference: 13/0201 Type of Application:  Change of Use
Applicant: Mr Gregoire Agent :

Location: 1 ALL SAINTS ROAD, LYTHAM ST ANNES, FY8 1PL

Proposal: PROPOSED CHANGE OF USE OF PRIVATE GUEST HOUSE TO

CARE HOME FOR SIX CHILDREN AGED 11 - 16 YEARS OF AGE
WITH STAFF SLEEPOVER AND OFFICE FACILITY

Parish: Central Area Team: Area Team 2

Weeks on Hand: 14 Case Officer: Ruth Thow

Reason for Delay: Need to determine at Committee due to comments received from
consultees.

Summary of Recommended Decision: Grant

Summary of Officer Recommendation

This application seeks permission for a change of use of a 7 bedroomed guest house to use as a
care home for six children aged 11 - 16 years of age with staff sleep over and office facilities.
This is a use within Class C2.

The applicant has provided clarification on the internal layout of the premises that addresses
concerns over the provision of bathroom facilities, and over the levels of parking available.
Further consultations have also been undertaken with Lancashire Constabulary and OFSTED
regarding their views on the use.

The officer opinion remains that the proposed change of use is acceptable and in compliance
with Policy CF5 of the Fylde Borough Local Plan, as altered (October 2005). Accordingly it
is again recommended for approval by Members.

Reason for Reporting to Committee

This application was originally considered on the agenda for the 26 June 2013 meeting of the
Development Management Committee as a consequence of an objection having been received from
St. Annes on the Sea Town Council. Since that time their objection has been withdrawn.

The resolution of that meeting was to delegate the decision on the application to the Head of Planning
& regeneration following a consultation with Lancashire Constabulary and OFSTED. That
consultation has been undertaken and as a consequence of the comments made by Lancashire
Constabulary the application is re-presented to Committee for consideration.

Site Description and Location

The application site is 1 All Saints Road, Lytham St. Annes. The property is a three storey end of
terrace premises with back street access to a dilapidated garage and a yard area to the rear. It is
situated within the designated secondary holiday area of Lytham St. Annes as designated by Policy
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TREC2 of the Fylde Borough Local Plan, as altered (October 2005).

Details of Proposal

This application seeks permission for the change of use of the premises, formerly a 7 bedroomed
guest house within Class C1 of the Use Classes Order, to use as a children’s care home for six
children, aged 11-16 years with staff sleep over and office facility which is within Class C2 of the
Uses Classes Order.

The property is arranged over three floors with a music studio proposed in the basement, lounge,
office and kitchen to the ground floor. To the first floor are 5 no. bedrooms with WC/bath and a
further 2 no. bedrooms to the second floor.

No extensions of other external changes are proposed.

Relevant Planning History

Application No. Development Decision Date

74/0623 EXTENSION AND ALTERATIONS AND Granted 13/11/1974
CONVERSION OF DWELLING TO
FLATS.

78/0266 ESTABLISHED USE CERTIFICATE Granted 05/04/1978
(GUEST HOUSE).

79/1131 O/L EXTENSION TO PROVIDE Refused 12/12/1979

ADDITIONAL OWNERS
ACCOMMODATION.

80/1131 ALTERATIONS AND EXTENSIONS TO Granted 07/01/1981
FORM KITCHEN.

Relevant Planning Appeals History

None.

Parish Council Observations

St Anne's on the Sea Town Council notified on 26 April 2013 and Object to the application on the
basis that:

1. There is insufficient car parking provision.
2. The size and location of the building is unsuitable for the proposed use i.e. one bathroom.

Prior to the June meeting of Development Management Committee officers received correspondence
from a Town (and Borough) Councillor stating: "I have been in contact with other town councillors on
the planning committee and although there is a split of opinion the objections of the TC are removed
since the two objections cited have been addressed. ". That information was reported in the Late
Representations Schedule to the June meeting, and explained in the officer presentation.

Statutory Consultees

Lancashire County Highways
They state: "I am of the opinion that whilst there will be more vehicle movement
associated with this development proposal than a private house | do not see them as being
greater than what the existing 7 bedroomed guest house could generate and as such | can
confirm that there are no highway objections to the above proposal.”
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Observations of Other Interested Parties

Lytham St. Annes Civic Society:

"Looking at the plans for this proposal, there only seems to be one bathroom and toilet for the whole
house. We do not think this is suitable accommodation for what is proposed, nor a suitable location
largely due to a lack of garden space."

Fylde Council - Housing:
Such premises are regulated by OFSTED and they would apply minimum standards to the
accommaodation. They would therefore be outside our HMO type standards.

Lancashire Constabulary:
They have provided a consultation reply from their Architectural Liaison Officer which states:

"This crime impact statement is based on local policing knowledge of the proposed area of the Care
Home from the Neighbourhood Policing Team and details of crimes, intelligence and incidents within
this policing incident location. During the period 04/07/2012 to 04/07/2013 there have been reports
of criminal activity in the immediate vicinity of this location including assault with injury, theft and
damage to dwellings. There have also been reports of nuisance within this incident location.

As a result of the crime statistics and incident reports in the area of the proposed care home it is
recommended that an alternative location is sought in order to safeguard what are potentially a

vulnerable group of individuals. It is crucial that a vulnerable group of children are housed and
located in a secure, safe environment where they are not at an increased risk of being exposed to
criminal activity and potentially exploited.

Crime and Disorder Act 1998 - Section 17 - 'Without prejudice to any other obligation imposed on it,
it shall be the duty of each authority to which this section applies to exercise its various functions with
due regard to the likely effect of the exercise of those functions on, and the need to do all that it
reasonably can to prevent crime and disorder in its area'.

The layout and arrangement of the property and its grounds are vulnerable to criminal activity due to
a number of factors, including the ground floor flat roof at the rear, rear parking arrangements and
the alleyways that run along the side and rear of the dwelling. This arrangement makes the building
potentially vulnerable to increased crime and disorder such as damage and burglary due to the fact
that the opportunity for natural surveillance is not maximised.

Should this application receive planning permission | would ask that Lancashire Police are re
consulted in terms of the security measures required for the dwelling in order to protect the residents.
To reduce the opportunity for crime and disorder in the area | would ask that it is a planning
condition that the property be refurbished in accordance with Secured By Design standards."

OFSTED
Consulted but no reply received at the time of drafting report.

Neighbour Observations

Neighbours notified: 26 April 2013

No. Of Responses Received: 2 letters received
Nature of comments made:

o large proportion of properties in multiple occupation
¢ drug and alcohol abuse
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does the site take into account safety of children

7 bedrooms and only 1 bathroom WC is this sufficient
lack of outdoor space

parking a problem

anti-social behaviour since change of ownership
concerns over type of children with behavioural problems

Relevant Planning Policy

Fylde Borough Local Plan:

SPO1 Development within settlements
CF05 Residential care facilities
TRECO02 Secondary Holiday areas

Other Relevant Guidance:
NPPF: National Planning Policy Framework

Site Constraints
Within settlement boundary

Environmental Impact Assessment

This development does not fall within Schedule 1 or 2 of the Town and Country Planning
(Environmental Impact Assessment) (England and Wales) Regulations 2011 as amended.

Comment and Analysis

The main issues to consider in determining this application are the criteria of Policies SP1, TREC02
and CF5 of the Fylde Borough Local Plan, as altered (October 2005).

Policy SP1 states that development will be permitted within the limits of development of the main
settlement areas. As this proposal is in Lytham St. Annes this application complies with this policy.

Policy CF5 refers to development of residential care facilities.

Principle of Development

This application seeks permission for a residential care home. The property is a former guest house
which is proposed to be arranged with 7 no. bedrooms over the first and second floors and with
kitchen, lounge and office on the ground floor with a music room in the basement of the property.
The application explains that the bedrooms will provide accommodation for six children and sleep
over facilities for a carer, although it could be used for other groups where care is provided such as a
nursing home.

The relevant policies to consider in respect of this application are reported above.

Having regard to the criteria of Policy CF5 and its impact, the area is primarily residential with many
properties in multiple occupation. A care home of this scale is considered acceptable in this location
given the size of the dwelling, the nature of surrounding land uses, and the spacing around the
building. In this context it would not have a detrimental effect upon the amenity of neighbours.

The proposed change of use would not alter the overall character of the area. The proposal does not

include any change to the external appearance or layout and would therefore not result in a detriment
to the visual amenity.
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Car parking standards for a C2 residential institution requires 1 vehicular parking space per 5
residents. The property is currently laid out with 7 no. bedrooms and the site can accommodate 1 car
parking space to the front of property. Further on street car parking is available as there are no
parking restrictions and there is a dilapidated garage to the rear. The LCC Highways Engineer has not
objected to the proposal on the basis that the use is unlikely to generate any additional traffic to the
site. In addition the property is in close proximity to the town centre and so has access to other forms
of public transport. Officers are therefore satisfied with the proposed parking arrangements.

With regard to the level of amenity provision, the property has a hard surfaced garden areas to the
front to provide a parking space and has a small yard area to the rear of the property. However, there
are no minimum standards for this type of use and the property could be occupied by a single family
of the same size with the same amount of children. Given the proximity of the property to the town
centre, promenade and local parks the use is considered to be appropriate on amenity grounds for the
occupiers.

Concerns had previously been raised over the lack of bathroom facilities within the property.
However, the applicant confirmed that the bedrooms have their own ensuite facilities and supplied
amended plans to illustrate the room layout. In addition the applicant confirmed that the use of the
property for its intended purpose would be regulated by OFSTED who are the office responsible for
standards in education, children's services and skills. The property would have to satisfy inspection
prior to the proposed use being undertaken.

Loss of secondary holiday use

Policy TRECO2 permits the change of use premises from tourist accommodation to land uses
compatible with a residential area. As previously reported the area around the site is primarily
residential and such a change of use would be compatible with the neighbourhood.

Conclusions

Members will recall this application from the June 2013 Development Management agenda. The
application seeks permission for a change of use of a former guest house to a C2 care home.

Members were minded to approve the application as recommended and the decision delegated to the
Head of Planning & Regeneration, subject to confirmation of no objections from the Police and
OFSTED. As reported above comments have now been received from Lancashire Constabulary who
have raised concerns over the proposal and the vulnerability of the occupants of the property in an
area which has been subject to various incidences of crime.

Whilst the above is a consideration in determining the application, Policy CF5 refers to the proposal
having an effect on the neighbourhood, as opposed to the neighbourhood being detrimental to the
intended use, as reported in the Police comments. As such it is not justification for a refusal of the
application.

Lancashire Constabulary have confirmed to your officers that as part of any OFSTED inspection the
Police are consulted and can make their observations known at this stage.

Members also wished to have the views of OFSTED in respect of the proposal. Whilst their views
have been sought these have not been received at the time of writing this report, but any comments
would be reported as part of the Late Observations schedule...

It remains the view of your officers that the proposal complies with the local plan policies as the use
be a similar use of the building to that of other properties within the vicinity, and will not result in a
detriment to the character of the area or the amenities of neighbours. Sufficient car parking is
provided in line with current standards and therefore the use is acceptable and in compliance with the
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Fylde Borough Local Plan, as altered (October 2005) and Paragraph 8 of the NPPF which aims to
facilitate social interaction and create healthy and inclusive communities.

Recommendation

That Planning Permission be GRANTED subject to the following conditions:

1.

The development hereby permitted must be begun not later than the expiration of 3 years
commencing upon the date of this permission, and where applicable should be undertaken
in strict accordance with the plan(s) comprising all aspects of the approved development
accompanying the decision notice.

This standard time limit is required to be imposed pursuant to Section 51 of the Planning
and Compulsory Purchase Act 2004, while compliance with approved plans is required to
ensure the approved standard of development is achieved.

The premises hereby approved shall be limited to no more than 7 residents at any one time.

That a more intensive use of the premises could prove injurious to the character of the area
and would require further consideration by the Local Planning Authority.

Summary of Reasons for Approving Planning Permission

Fylde Borough Council has considered the proposed development in the context of the
Development Plan, together with all relevant material considerations. The local planning
authority considers that planning permission ought to be granted for the reasons
summarised below. A full copy of the report which addresses all relevant considerations,
is available on request to the local planning authority.

This property was formerly a guest house, the change of use to a C2 care home is
considered to comply with the local plan policies as it will be a similar use to that of other
properties within the vicinity and will not result in a detriment to the character of the area
or the amenities of neighbours. Sufficient car parking is provided in line with current
standards and therefore the use is acceptable and in compliance with the Fylde Borough
Local Plan, as altered (October 2005) and Paragraph 8 of the NPPF which aims to facilitate
social interaction and create healthy and inclusive communities.
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Item Number: 6 Committee Date: 31 July 2013

Application Reference: 13/0208 Type of Application:  Change of Use
Applicant: Mr Brimble Agent :

Location: 8 WORSLEY ROAD, LYTHAM ST ANNES, FY8 4DD
Proposal: CHANGE OF USE OF LAND TO SIDE TO FORM EXTENDED

DOMESTIC CURTILAGE WITH ERECTION OF 2M HIGH TIMBER
FENCE TO PART OF BOUNDARY

Parish: Ansdell Area Team: Area Team 1
Weeks on Hand: 11 Case Officer: Andrew Stell
Reason for Delay: Need to determine at Committee

Summary of Recommended Decision: Grant

Summary of Officer Recommendation

The application relates to the change of use of land to the side of a domestic dwelling in
Lytham to provide an extended domestic curtilage. The land has a width of 3m and runs for
the full depth of the property and its front and rear gardens to give a combined distance of
29m. The proposal is to enclose the area alongside the existing rear garden of the property
with a new 2m high timber fence to provide an extended garden area, with the area alongside
the dwelling and its front garden surfaced to provide for a parking area for the use of the
occupiers of the dwelling.

The proposal has generated local opposition from the residents on other properties that border
the same private drive part of Central Drive as the application property, with these relating
mainly to the visual impact of the extended garden area and the safety of the use of the
proposed parking areas. However, it is not considered that these concerns are of sufficient
weight to justify a refusal of the application given the limited area of extended garden, the
separation retained from the carriageway and junction and the absence of recorded accidents at
the junction. Accordingly the application is recommended for approval.

Reason for Reporting to Committee

A request was made by the ward councillor for the application to be determined at Committee. He
refers to the level of objections to the development from local residents, the possible implications of
the development on visual amenity and the character of the streetscene, the possible implications for
highway safety and the implications for wider public use of the area with it being registered as a
cyclepath. The Head of Planning and Regeneration accepts that these are appropriate planning
grounds for the application to be determined at Committee rather than through delegated powers.

53



Site Description and Location

The application property is a detached two storey dwelling that stands on the junction of Worsley
Road with Central Drive with its frontage to Worsley Road and the side elevation to Central Drive.
This is with the northern part of that road which is unadopted and serves around a dozen properties.
There is also a signed pedestrian / cycle route along this road which extends northwards alongside the
Royal Lytham St Annes Golf Course to connect with Beauclerk Road and on towards St Annes.

Immediately surrounding land uses are residential, but the wider area includes the golf course,
Lytham St Annes High School and Ansdell Primary School.

There is a Copper Beach tree on the property that has been protected under TPO 2013 No. 1 (Ansdell)
since the submission of this application.

Details of Proposal

The application relates to the change of use of the land to the side of the dwelling towards Central
Drive to form an extended domestic curtilage for the dwelling. Where this is alongside the existing
rear garden of the property this is to provide an extension to that garden and be enclosed within a 2m
high timber fence. Alongside the house and its front garden the area is to be utilised for parking with
this requiring the removal of a line of kerbstones which the applicant intends to reposition closer to
the existing boundary wall to form a parking layby. This is to be surfaced in a porous material such as
gravel or grasscrete.

During the consideration of this application works have been undertaken to replace the fence that was
positioned on top of the boundary wall alongside the rear garden. These works are not those proposed
by this application and do not require planning permission.

Since submission the applicant has provided further information to clarify his intentions, including a
letter that has been circulated amongst the neighbours to the site as a response to their comments on
the applcation. The key points covered are summarised as:

e Whilst there are other parking spaces on the driveway of the property, in reality only one space is
useable due to the limited width of the driveway compared to modern vehicles

e That this driveway has limited visibility and so causes safety concerns given the large numbers of
pedestrians that use Worsley Road, the volumes and speed of vehicles and the levels of parking in
the area

e That he has contacted LCC as highway authority with regard to them introducing a residents
parking scheme in the area. He includes their reply which advises that there are no current
proposals to introduce resident parking schemes or parking restrictions within Lytham St Annes
town centre.

e Photographs are provided to indicate the use of the private element of Central Drive for parking
by the other residents

e To explain their motives for the proposal which began by the desire to tidy the overgrown
landscaped area to the side of their property that they believed was unsightly, this then exposed
damage to the brick wall, and so on to an opportunity when replacing this to include land that is
outside it but in their ownership and so would allow for a larger rear garden area for them to
utilise.

e They refer to their understanding being that they have the right to use Central Drive as they are
“expected to contribute to the upkeep of the road” and refer to “a reasonable expectation that we
would be able to use the road near to our house.”

e That the design of the works has been amended to minimise the extent of new fencing to maintain
the character of the property and area.

e They express their view that the other front boundaries on this side of Central Drive are visually
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not as evident as those on the opposite side and so they do not consider that the proposal has a
dramatic impact on the road.

o Finally they highlight the pride they take in the appearance of their property and that they have no
intention of doing work that would be detrimental or uncharacteristic of the area.

Relevant Planning History

Application No. Development Decision Date

04/0059

SINGLE STOREY REAR EXTN. & Granted 23/02/2004
DORMER TO FRONT ELEVATION &

ADDITION OF WINDOWS TO SIDE

ELEVATION.

Relevant Planning Appeals History

None.

Parish Council Observations

N/A

Statutory Consultees

Tree Officer

There is a significant Copper Beech tree immediately inside the existing wall on the side
boundary of the property. The council’s tree officer has assessed the tree and considers
that it meets the requirements to be protected by Tree Preservation Order, and this has
been made.

He has also assessed whether the proposed works will involve any undue risk of harm to
this tree. He considers that as the tree has grown on the inside of the wall it is most likely
that the wall and its foundations will have served as a barrier to the roots as the tree
develops, meaning that the majority of these will be located on the inside of the wall.
This will allow some works to take place to that area without detriment to the tree,
although this should not involve excavations below road level.

As such he concludes that there is a limited risk that the works proposed in this
application will cause any harm to the roots of the tree and so no objection is raised,
subject to a condition that requires any surfacing in this area to be porous. There may be
some future requests for pruning of lower branches that overhang the proposed parking
area, but this is not uncommon in urban locations such as this and will not be to the long-
term detriment of the tree or its contribution to the streetscene.

County Highway Authority

Their comments have been requested but have not been received at the time of writing this
report. Any comments will be reported as part of the late representations schedule.

Their records confirm that Worsley Road and its footways are adopted highway, but the
land on Central Drive west of a line drawn along the back edge of footways to Worsley
Road is unadopted. There is a pedestrian and cycle route along this unadopted part of
Central Drive that links to Beauclerk Road.

Their collision statistics do not indicate any injury accidents at this junction or in the
immediate vicinity of it.
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Observations of Other Interested Parties

None to report.

Neighbour Observations

Neighbours notified: 24 May 2013 by letter and by site notice

No. Of Responses Received: 9 letters from close neighbours to the site

Nature of comments made:

All letters received raise objection to the proposal, with the grounds summarised as:

The boundaries on this part of Central Drive are all consistently located. This
proposal would alter that status quo by bringing it well forward of all others and
would remove the existing symmetry that is provided by the position and design of the
other boundaries.

The boundaries on Central Drive are all laid out with an open aspect so that each has a
boundary wall and fence with a grass verge area separating that from the road. This
proposal extends into the verge and so could lead to others doing likewise which
would narrow the road and its open aspect, with the proposal being at the junction
being of critical importance at maintaining this.

Legal queries are raised regarding the freehold and leasehold titles over the land.
Residents state that the owners of 8 Worsley Road have no legal right of access to
their property from Central Drive and this cannot be granted by the council.

The proposed fencing material as a timber hit-and-miss fence is inappropriate and out
of character with the existing and surrounding boundary treatments. The removal of
the landscaping from the area will exacerbate this harsh appearance.

The proposed parking will create a danger for other road users as a consequence of its
proximity to the junction, with this area particularly busy as a consequence of the local
school traffic.

The proximity of the fence to the neighbouring drive at No. 32 will obscure the view
available to them when leaving their driveway

There is no need for the additional parking that is proposed in this application as the
property has ample parking facilities available within the existing driveway.

When vehicles are parked in the area shown on the proposal they would cause further
obstructions to visibility at the junction, with this an area that the Police regularly
monitor to discourage unsafe parking by visitors to the schools

To allow the proposed works would establish an undesirable precedent for other such
schemes

This part of Central Drive is a pedestrian and cyclepath that is well used, including by
many school children. The narrowing of the road and increased use of Central Drive
consequential of this application will create a hazard to users of the cyclepath.

The property was built and addressed as being on Worsley Road and so should not
change to Central Drive as this will cause highway safety issues.

The proposal will encourage general parking on Central Drive and in this area in
particular. Such parking is not permitted.

Whilst this part of the Central Drive is privately maintained, it was upgraded in 2000
by the County Council with all frontagers contributing to this except for 8 and 10
Worsley Road as they did not use the road. They should not be allowed to use it now.
The repositioning of the wall would be a breach of covenant imposed when the houses
were first built. The existing fence should instead be repaired.

Request that it be determined at Committee

Refer to a licence fee paid by “the council’ to allow the road to be used by pedestrians
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and cyclists and that this places an obligation on the council to ensure that this can be
done safely, with this proposal reducing that safety.

e That works have commenced on site with the removal of previous landscaping despite
the application not having been determined.

Relevant Planning Policy

Fylde Borough Local Plan:

SPO1 Development within settlements
HLO05 House extensions
EP12 Conservation of Trees and Woodlands

Other Relevant Policy:
NPPF: National Planning Policy Framework

Environmental Impact Assessment

This development does not fall within Schedule 1 or 2 of the Town and Country Planning
(Environmental Impact Assessment) (England and Wales) Regulations 2011 as amended.

Comment and Analysis

Policy Background

The site is within the settlement where Policy SP1 applies and promotes development subject to
normal planning criteria. Policy HL5 is relevant in that it controls extensions to dwellings and other
householder proposals, with EP12 providing guidance on how applications in the vicinity of protected
trees are determined.

With the dated nature of the Fylde Borough Local Plan the policies are only reliable where they are
consistent with the NPPF. In this case the principle issues relate to the impact on the streetscene,
highway safety and residential amenity with these matters addressed throughout the NPPF but
primarily by para 58. As such they are consistent with that guidance and so relevant for the
assessment of this application.

Ownership Issues

The application is supported by Certificate A whereby the applicant confirms that the whole of the
application site is in his ownership. The location plan indicates that the application site boundary
lines through with a continuation of the front boundary walls on the other element of Central Drive.
This relates to the 3m wide extension of the curtilage proposed in this application. The ownership of
this area, and rights to use it and access it by vehicles have been queried with the applicant. He has
confirmed his belief that he has the legal ownership and right to use this land. In such circumstances
the council is not able, as planning authority, to refuse (or refuse to determine) the application on
these grounds alone. The decision is to be made on the basis of development plan policy and other
material planning considerations.

Implications of relocating the boundary

The pattern of development along Worsley Road, Central Drive and other surrounding streets are
typical of many parts of Lytham St Annes. The road layouts are very regimented with lengthy
straight sections, junctions that are generally at right angles, and footways on both sides that separate
the carriageway directly from the front boundary of the dwellings. These front boundaries are
typically low red bricked walls with openings for vehicular and pedestrian access points.

The character of the private drive part of Central Drive differs in that it is wider than the other part of
the road, has no footways and has varied boundary treatments. On the opposite side to the application
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property the boundaries are mainly red brick walls with some fences above, but on the same side there
are some fences, some walls and some properties with landscaping to define a more open boundary.
This side of the road also has several areas where landscaping has become well established in the
verges so giving it a less distinct line.

This proposal is to extend the current boundary out by 3m with this new boundary formed by a fence
that runs for a distance of around 12m to provide an extended rear garden. This fence will line
through with the walls on the other part of Central Drive, but will project a greater distance than the
other boundary lines on this part. However, with the more varied line of these boundaries it is
considered that this will not be unduly detrimental to the pattern of development on the road.

Similarly, the varied nature of the boundary treatments, which include other fences, enable the use of
the 2m vertical fence boarding fence to be an acceptable treatment. A condition is appropriate to
ensure that this is stained in a colour that will allow it to blend into the streetscene. The use of a
fence also has benefits in that it is less likely to have an adverse impact on the tree due to the lack of
foundations and that posts can be positioned to avoid any primary roots.

Implications of Parking Area

The application proposes that the remaining area of this land to the side of the dwelling and front
garden is to be changed to extended domestic curtilage, but is not to be enclosed to enable its use for
parking by the applicant. This will require the relocation of the kerbs, removal of some material to
reduce the levels to that of the carriageway and the provision of a new surface to support vehicles.

The right to access this area from the private drive element of Central Drive has been queried by other
residents, but is a legal matter for the applicant and his neighbours to resolve through the
interpretation of their deeds. However, the applicant has advised officers that he believes he has a
right to access this land.

It is a fact that the site is located in an area which sees reasonably high volumes of traffic by virtue of
being in the settlement area and particularly due to the proximity of the local schools and college. It
is also a fact that this part of Central Drive is designated as a cycleroute and so cyclists travelling to
and through the area are encouraged to use it. It is also a fact that an investigation of the LCC road
safety collision data confirms that there have been no accidents in the vicinity of the application site
for the past 5 years. Finally it is a fact that there are parking restrictions in the area, both explicit in
road markings and implicit in the presence of junctions.

The application is intended to allow this front part of the extended curtilage to be used for parking for
the property to support the spaces provided on the driveway. This in itself creates potential highway
safety and visual impacts.

This part of Central Drive serves 13 properties, each of which is likely to generate vehicle
movements. The application property does not have an existing access to Central Drive and so this
proposal would increase that number to 14, but it is difficult to believe that this increase in volume of
vehicles will cause any notable increase in the risk to highway safety.

The proposed parking area is close to the junction, but it is not accessed immediately off the radius
and is at a location where vehicle speeds, and cyclist speeds, will be low due to the presence of the
junction. As such it is not considered that this will cause any notable detriment to highway safety.

The parking area will not narrow the width of Central Drive as the carriageway width of 5m is
unaffected by the proposal, and so will continue to allow two way traffic to pass at the junction.

Taking these aspects together it is not considered that there are any highway safety justifications to
resist the development.
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There will be a visual impact to the use of the area for parking, but at the several officer visits to the
site Central Drive has always seen a degree of roadside parking, and the visual impact of the use of
this area will be reduced by it being screened or set against the fencing proposed to enclose the
extended rear garden area. As such this will also not justify a reason for refusing the proposal.

Impact on Tree

The Copper Beech tree has recently been protected in response to the receipt of the application, and in
recognition of the contribution it makes to the local streetscene. The tree is located alongside the
house but immediately inside the existing boundary wall, and seemingly has caused some structural
damage to that wall. The applicant has exposed the foundations to the wall to reveal that these are
well below the ground level and so it is unlikely that any major roots will be within the area where
this change of use is proposed. The parking area will require the relocation of the kerbstones closer to
the wall and the removal of some of the soil to provide a level surface. However, with the barrier
provided by the wall’s foundations to the roots of the tree the council’s Tree Officer considers that
there is a limited risk of these works causing any harm to the tree and so he has no objection to the
application. A condition is appropriate to ensure that this surfacing is porous to enable water to
percolate through to any roots that may be present in the area. It is also possible that some pruning
works to lower branches will be required in future years to allow access under them by vehicles, but
this is commonplace with such trees in urban areas and so also n