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09/D52286

Grant Permission subject to conditions
CHAMBER HOUSE FARM, ROCHDALE ROAD EAST, HEYWOOD, OL10 1SD
	Application Number
	Application Type
	Ward

	09/D52286
	Full Planning Application
	North Heywood


	CHANGE OF USE FROM REDUNDANT URBAN FARM TO 6 DWELLINGS


	CHAMBER HOUSE FARM, ROCHDALE ROAD EAST, HEYWOOD, OL10 1SD


	For:- 
	CHAMBER HOUSE DEVELOPMENTS

	Received
	22-Jul-2009


	RECOMMENDATION

	Grant Permission subject to conditions

	


Condition(s) and Reason(s):

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

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

2. Notwithstanding any description of materials in the application no development shall be commenced until samples or full details of materials to be used externally on the building(s) have been   submitted to and approved by the Local Planning Authority. Such details shall include the type, colour and texture of the materials. Only the materials so approved shall be used, in accordance with any terms of such approval.

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with Policy BE/2 of the Council’s Unitary Development Plan.

3. No development shall take place until a survey has been conducted by a person, the identity of whom has previously been agreed in writing with the Local Planning Authority to investigate whether the site is or has been utilised by bats and the survey results passed to the Local Planning Authority. If such a use is established, a scheme for the protection of the wildlife habitat shall be submitted for the written approval of the Local Planning Authority and the duly approved scheme shall be implemented in full in accordance with the agreed details.  

Reason: To safeguard any protected species which may be present within the building in accordance with Policy NE/4 of the Council’s Unitary Development Plan.  

4. No external lighting shall be installed on the building or elsewhere on the site without the prior written approval of the Local Planning Authority. Details of any such lighting shall be submitted to and approved in writing by the Local Planning Authority prior to its installation.  The approved details shall thereafter be fully implemented. 

Reason: In order to ensure a satisfactory appearance in the interests of visual amenity and to prevent nuisance arising in accordance with Policy BE/2 of the Council’s adopted Unitary Development Plan.
5. No development shall commence until full details of any excavation of the existing surface and land to be undertaken beneath the canopies of trees T4 and T5 of TPO 227 have been submitted to and approved in writing by the Local Planning Authority.  Excavation shall be carried out strictly in accordance with the approved details and methods.

Reason: In order to protect the existing trees on the site in the interest of the amenity of the area and in accordance with the requirements of Policies BE/2 and NE/7 of the Rochdale Unitary Development Plan.

6. No development shall take place until a scheme for the design, construction and marking out of the car parking spaces and vehicle circulation areas shown on the approved plans shall be submitted to and approved in writing by the Local Planning Authority.  The duly approved scheme shall be implemented in full before any of the dwellings hereby permitted are first occupied and the areas retained thereafter for car parking and vehicle circulation.

Reason: In order to protect the existing trees on the site in the interest of the amenity of the area and to provide adequate parking and access arrangements in accordance with the requirements of Policies BE/2, H/3, A/9, A/10 and NE/7 of the Rochdale Unitary Development Plan.

7. Notwithstanding the requirements of condition 6, no development take place until full details of a load bearing Cellular Confinement System to be used to construct the proposed access and parking areas beneath the canopies of trees T4 and T5 of TPO 227 have been submitted to and approved in writing by the Local Planning Authority. The details shall include an engineer designed specification to ensure adequate load-bearing capacity with the minimum depth of construction. The construction of the proposed access and parking areas shall be carried out in accordance with the approved details before the use hereby permitted is commenced. 

Reason: In order to protect the existing trees on the site in the interest of the amenity of the area and in accordance with the requirements of Policies BE/2 and NE/7 of the Rochdale Unitary Development Plan.

8. Prior to the commencement of any development a scheme shall be submitted to and approved in writing by the Local Planning Authority giving details of position and species of trees T2 and T3 of TPO 227 that are to be felled.  The scheme shall include details of a replacement planting scheme to include size, position and species of replacement trees.  Prior to the commencement of development on the site and following written approval of the aforementioned scheme trees T2 and T3 of TPO 227 shall be removed.  Prior to any of the dwellings hereby approved first being occupied the agreed planting scheme shall be carried out in full, unless otherwise agreed in writing with the Local Planning Authority. Any of the replacement trees removed, dying, being severely damaged or becoming seriously diseased within three years of planting shall be replaced by trees of a similar size and species to those originally required to be planted.

Reason: In order to protect the existing trees on the site in the interest of the amenity of the area and in accordance with the requirements of Policies BE/2 and NE/7 of the Rochdale Unitary Development Plan.
9. No development shall take place until an investigation and risk assessment, in addition to any assessment provided with the planning application, must be completed to assess the nature and extent of any contamination on the site, whether or not it originates on the site.  The investigation and risk assessment must be undertaken by competent persons and a written report of the findings must be produced and shall have been first submitted to and approved in writing by the Local Planning Authority before development commences.  The report of the findings must include:
i)
a survey of the extent, scale and nature of contamination
ii)
an assessment of the potential risks to:
      • human health,
      • property (existing or proposed) including buildings, crops, livestock, pets,                                        .       woodland, and service lines and pipes,
      • adjoining land,
      • groundwaters and surface waters,
      • ecological systems,
      • archeological sites and ancient monuments;
iii)
where unacceptable risks are identified, an appraisal of remedial options and proposal of the preferred option(s)

The development shall thereafter be completed in full accordance with the approved recommendations.

Reason: To prevent pollution of the water environment and to ensure the safe development of the site in the interests of the amenity of future occupiers in accordance with Policies EM/8 and BE/2 of the Council’s Unitary Development Plan.

10. No development shall take place until all the existing trees within the site, (except those shown to be removed on the approved plans), have been enclosed with temporary protective fencing in accordance with BS:5837 – 2005 ‘Trees in relation to construction – Recommendations’. The fencing shall be retained during the period of construction and no work, excavation, tipping, or stacking/storage of materials shall take place within such protective fencing during the construction period.

Reason: In order to protect the existing trees on the site in the interests of the amenities of the area and in accordance with Policies BE/2 and NE/8 of the Council’s Unitary Development Plan.
Reason for Recommendation:

1. The proposed use for residential purposes is acceptable and will not unduly harm local residential amenity.  The site can achieve satisfactory access and parking arrangements and visual amenity can be enhanced by bringing the visually degraded land and buildings back into productive use.  The resulting development will not have a materially greater impact on the openness of the Green Belt.  The proposal therefore accords with the requirements of Unitary Development Plan Policies D/9 (Re-use and Adaptation of Rural Buildings), H/3 (Residential Development Outside Allocated Areas), A/9 (New Development – Access for General Traffic), A/10 (New Development – Provision of Parking), BE/2 (Design Criteria for New Development), EM/4 (Contamination), EM/13 (Energy Efficiency and New Development) NE/7 (Tree Preservation Orders) as well as guidance contained within Planning Policy Guidance Note 2 – Green Belts.
_________________________________________

Report

Site:

The application relates to a collection of buildings which were last in use as an urban farm approximately 6 years ago and have since remained unused.  The buildings are accessed from Rochdale Road East.

The largest buildings face Rochdale Road East.  One building is two storey, of brick construction and elevated above the road.  The building was last in use as education rooms, a shop, an office, a café and a flat, all in connection with the urban farm.  Attached to the two storey brick building is a cattle shed of single skin metal cladding.

To the south east of the buildings fronting Rochdale Road East are two other buildings.  These are both single storey.  The building that is closest to the two storey building was last in use as a dairy, milking shed and shippon.  The building is brick with openings of varying sizes.  The third building is at the southern corner of the site.  It is a portal framed building with single skin brick outer.

There are two existing accesses into the site.  One access from Rochdale Road East into the site passes between the gardens of Chamber House Lodge and Brooklyn, both single dwellings.  The access then turns and serves a further dwelling known as Mayfield, as well as Chamber House Farm.  The second access is also from Rochdale Road East though to the north east of the main building.  This access is also used by the monumental masons to access land on which they store stone.

On the opposite side of Rochdale Road East is a terrace of dwellings.  On and around the site are many trees that are covered by Tree Preservation Orders.

Proposal:

The application is for a change of use and conversion of all the buildings on the site to form six dwellings.

It is proposed that the two storey brick built building facing Rochdale Road East be converted to two dwellings 

The roof and cladding of the three elevations of the metal shed (attached to the brick building fronting Rochdale Road East) would be removed and replaced with new standing seam zinc cladding and a brick plinth to the lower portion of the building.  The steel frame of the original building will remain.  The refurbished structure would accommodate a third two storey dwelling. 

The two other outbuildings would be converted two three single storey dwellings, with existing open sides and door openings built up in brickwork or over clad  with horizontal timber boarding.

The site would be accessed via the existing access from Rochdale Road East adjacent to Chamber House Lodge.  Each dwelling would be provided with two car parking spaces.

Policy Background:

Adopted UDP
G/D/2

Green Belt




D/9

Re-use and Adaptation of Rural Buildings




G/H/1

Housing




H/3

Residential Development Outside Allocated 

Areas




G/A/1

Accessibility



A/9

New Development – Access for General 

Traffic




A/10

New Development – Provision of Parking

G/BE/1
Design Quality

BE/2

Design Criteria for New Development

G/EM/1
Environmental Protection and Pollution Control

EM/4

Contamination

G/EM/1
Environmental Protection and Pollution Control

EM/13

Energy Efficiency and New Development

G/NE/2
Designated Sites of Ecological and Geological / Geomorphological Importance

NE/7
Tree Preservation Orders

Planning Policy Guidance Note 2: Green Belt

Site History:

2003
Change of use and conversion of building comprising shop/office, café and flat to form two dwellings and use of associated farm buildings to form ancillary domestic storage space, garaging and non-commercial premises.  Permission granted (D39782).

2004
Conversion of main farm building into 2 dwellings and conversion of out buildings into ancillary domestic storage and garage.  Permission refused (D43820).

2005
Change of use, alterations, first floor and single sotey extensions to existing vacant farm building to form one dwelling including use of associated farm buildings to form garage, open sided garage room, covered walkway and workshop/storage/stabling.  Withdrawn (D44722).

2005
Change of use, alterations, first floor and single storey extensions to existing vacant farm building to form two dwellings (units 1 and 2) and conversion of outbuildings into domestic storage/garaging (buildings B and C) (D44876) (Resubmission D43820).  Refused.

2006
Change of use and alterations to building to form day nursery.  Permission refused (D46730).

2007
Change of use and alterations to existing buildings to form day nursery – resubmission D46730.  Permission granted (D48527).

Publicity Responses:

The application has been advertised by direct letter to surrounding properties and to those who have previously provided written comments on the previous application.  In addition a site notice has been posted.  Three letters of objection have been received.  These are from Mayfield Grange, 217 and 219 Rochdale Road East.  The letters are summarised below with Officer comments following each point:

· The proposed access to the site is not suitable being very narrow and subject to parked vehicles which narrow it further and restrict visibility;

· The Head of Highways in formulating their consultation response has had regard to the previous uses of the site and also those at the former Chamber House and considers that the existing access can adequately serve the proposed development and would not have a materially greater impact upon the junction than the previous uses;

· Permission has previously been granted for two dwellings however a development of six dwellings would be an encroachment on Green Belt land;
· The proposal would utilise the existing buildings on the site to provide the six dwellings.  As such the development would not encroach upon Green Belt land any further than the existing built form;
· The site in question has bats in it and it is queried how these would be protected;
· A bat survey has been undertaken and submitted with the application.  It is possible that the buildings have been used for roosting and the wider site provides an ideal habitat for feeding.  The survey makes several recommendations including incorporating facilities for the bats into the conversion works.  The presence of bats does not however preclude development from occurring in principle.  If planning permission is granted it is unknown when the development will commence therefore it is recommended that a requirement of any planning permission would be to undertake a further bat survey with the condition requiring compliance with any findings or recommendations of the survey;

· Drivers often flaunt the speed restrictions on the road.  It is questioned whether appropriate signs or a speed camera could be installed adjacent to the site to deter this;

· It is considered that these requests do not fairly and reasonably relate to the scale of development proposed;

· It is questioned whether trees with Tree Preservation Orders (TPO) upon them are automatically protected and what about the other trees on the site;

· Tree subject to TPOs are protected unless they are dead, dying or dangerous.  In other cases proposals for their removal are considered on an individual basis and would have regard to their amenity value, general condition and longevity and good arboricultural practive.  Any trees worthy of protection on the site have previously been protected;

· There is concern about the level of parking on the site and it is questioned whether each dwelling would have two parking spaces:

· It is confirmed that each dwelling would have two parking spaces and this is in accordance with the Council’s adopted maximum standards (i.e. more spaces could not be required);

· There is concern that the houses would not be in keeping with the Green Belt:

· It is considered that the proposed conversion works and any alterations to elevations that are proposed would be compatible with the rural character of the surroundings and the character of the existing buildings;

· It is questioned whether the proposed dwellings would be privately owned or a housing scheme;

· Within a scheme of the size proposed the Council would have no control over the final tenure of the development.

Consultation Responses:

Head of Highways and Engineering: - the access performed satisfactorily during the previous use as an urban farm along with the former uses at Chamber House Farm.  There are therefore no objections to the application.

South Lancashire Bat Group: - a bat survey should be carried out on the buildings to establish whether they are used as hibernation sites, roosts or for breeding.

Views of Officer:

The application seeks to re-use vacant buildings within the Green Belt.  The requirements of Unitary Development Plan (UDP) Policy D/9 are therefore applicable.  This states that the re-use of rural buildings will not normally be refused provided that all the following criteria are met:

a) Where the site is within the Green Belt, the re-use of adaptation does not have a materially greater impact than the previous use on the openness of the Green Belt and the purposes of including land within it;

b) The application building is of a permanent and substantial construction and is capable of conversion to a new use without major or complete reconstruction;

c) The building is large enough for the proposed use without the need for extensions of a size and design which alter the basic character and appearance of the building or its contribution to the landscape;

d) The building can be capable of being provided with satisfactory means of access, services and ancillary facilities, such as hardstandings, gardens, fences, walls etc without a significant impact on the landscape, the setting of the building or the openness and visual amenity of the Green Belt and the purposes of including land within it; and

e) The proposed use is compatible with adjacent land-uses and other policies/proposals to the plan.

It is considered that in principle the use of the buildings for residential purposes will not have a materially greater impact on the openness of the Green Belt than the previous use as an urban farm.

It would be necessary to undertake extensive works to the buildings to bring them up to a standard suitable for habitation.  This is likely to include work to their foundations, floor slabs, external walls and roofs, particularly on the shippon/dairy and cattle shed and the sheet metal clad barn.  However, following the works these buildings would retain their overall dimensions and rural appearance.  Officers are therefore satisfied that the re-use of these buildings will not have a materially greater impact on the openness of the Green Belt than the existing use and appearance.  Additionally, the principle of reuse of these buildings has been established in the granting of permission in 2003 and 2007.

With regard to the metal barn, the steel frame would remain and the walls and roof would be re-clad.  Following the re-cladding and the construction of the brick plinth the resulting building would retain the same dimensions as at present.  The proposed zinc cladding would also help to retain its existing character and the deep set vertical windows within the elevation to the main road would ensure minimal interruptions within this façade.  Additionally, were the metal barn to be in agricultural use it could be argued that the re-cladding of the elevations and roof could be carried out as a work of repair.  Given this combination of factors it is considered that the buildings are of a construction suitable for re-use and that their re-cladding and re-use will not have a materially greater impact on the openness of the Green Belt than the existing appearance and use.

There is no objection to the proposed car parking and access arrangements in terms of openness of the Green Belt as these would be located so as to be largely not visible from Rochdale Road East or the public highway to Chamber House.

The application site is within an area that, due to the Green Belt location, is sparsely populated.  Two detached dwellings share the same access to the site that currently serves Chamber House Farm, and one dwelling sits adjacent to the existing access, though has access from Rochdale Road East.  The end of the terrace on Rochdale Road East does not directly face the two storey brick building.  It is considered that a residential development is compatible with the surrounding land uses which are predominantly residential.

Criterion (e) of Policy D/9 also requires that proposals are in accordance with other Policies in the UDP.  Policy NE/7 is one such relevant Policy.  This Policy states that no work of any nature shall be carried out to a tree or trees which could possibly affect the health of a tree or trees included in a TPO without the proper written authority of the Council and that any work constitutes good arboricultural practice.

The current proposal seeks to create a surfaced access road and parking spaces into and around the site where at present there are in places no surfacing.  It is likely that the application will also require existing concrete floors within buildings to be taken up and some walls to be underpinned.

There are two sycamore trees adjacent to the cowshed and dairy though outside of the application site.  These are protected by a Tree Preservation Order (TPO) (T2 and T3 of TPO 227).  Following an inspection by the Council’s arboriculturalist it is noted that the health of these trees has been affected by the construction of the existing cowshed in such proximity to the trees.  It is highly likely that it will be necessary to underpin the cowshed and dairy and undertake works to the floor slab and damp proofing.  This work would also have had to have been undertaken if the buildings were to be used in accordance with the 2002 approval (D39782).  The result of such work would create further harm to the viability of the trees.  As a result of the trees’ existing condition and the previous approval which if implemented would have further damaged the trees it is considered that the most appropriate course of action is to approve the removal of T2 and T3 prior to the commencement of any development.  The removal of these trees has been approved under the previous application for the use of the site for a nursery and it is considered that there has been no material change in circumstances since this approval which would mean that the trees should not now be removed.

There are two other trees that may be affected by the proposal.  These are T4 and T5 of TPO227 (both sycamores).  The Council’s Arboricultural Services Manager has considered the proposal and has confirmed that there are no objections to the proposal in principle subject to compliance with the recommendations contained within the applicant’s arboricultural report.  These relate to protecting the trees during construction and only carrying out manual operations beneath the trees.

There are no objections from the Head of Highways and Engineering to the proposal in terms of access arrangements.  In formulating this opinion, regard has been had to the previous use of the site as an urban farm as well as the intensity of the access associated with the previous uses at Chamber House.

Since the application proposes more than five residential units it is now a requirement to comply with Code for Sustainable Homes and carbon reduction.  It is recommended that conditions to this effect are attached to any approval.

It is considered that the proposal complies with UDP policies regarding Green Belt, design, access, ecological and environmental protection and that bringing the visually degraded site and grounds back into use would be of benefit to visual amenity within the area. 

Delegation Scheme:

Members have delegated powers to determine this application either way on reasonable planning grounds.
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