AGENDA ITEM NO. 2

REPORT TO:


Development Control and Licensing Committee

DATE:



13th March 2000

REPORTING OFFICER:

Director of Environmental Services

SUBJECT:



Planning Applications to be determined by the 

Committee

WARD(S):



Borough-wide

The following applications for planning permission are submitted to the Committee for consideration with a recommendation in each case.  Those applications marked * are considered to have significant employment implications.

Those applications now before the Committee in which the planning issues are clear will be included in a List (No. 1) to be circulated at the meeting.  Unless a Member objects to a particular application on that list it is RECOMMENDED that each of the applications on List No. 1 be approved subject, where appropriate, to the conditions printed on the Agenda.

Those applications now before the Committee in which the planning issues are clear but in respect of which objections have been received and/or which are recommended for refusal will be reported to the Committee and if no Member wishes to discuss an application further, it is RECOMMENDED that each of the applications on List No. 2 be either approved, subject, where appropriate, to the conditions printed on the Agenda, or refused for the reasons given on the Agenda.

The remaining applications not included in Lists 1 and 2 and those about which further information is required by Members will be considered following consideration of those lists.

PLAN NUMBER:

99/00734/FUL
APPLICANT:


General Chemicals FC

PROPOSAL:
Siting of 3 no. temporary portacabins to house changing rooms, toilets and showers and erection of 4m high netted fence to Weston Point Expressway boundary

ADDRESS OF SITE:

Land at Picow Farm Road, Runcorn

WARD:


Mersey

SUMMARY RECOMMENDATION:

Approve with conditions.

CONSULTATION AND REPRESENTATION:

Neighbours have been consulted and the application has been advertised on site.  Four letters of objection have been received on the grounds of noise nuisance, road safety, loss of public access to a greenfield, proximity of portacabins to residential properties, adverse affect on property values, potential for temporary facilities to become permanent in the future, adverse impact of advertising, work commencing before the grant of planning permission and inadequate neighbour consultation.  Councillor Wainwright has requested that the application is reported to Committee in the wider public interest.

SITE/LOCATION:

Open field between the Weston Point Expressway to the south and Picow Farm Road to the north.  Four houses adjoin the eastern perimeter of the site with some 16 residential properties facing the site from the opposite side of Picow Farm Road.

RELEVANT HISTORY:

Refusal of permission in 1974 for club premises (app no.2/83/0 refers) due to open space allocation and detrimental impact on nearby residents.  A later application (ref 2/7820/F) in 1979 for two portacabins for use as changing facilities was withdrawn.  The site is wholly within the area covered by the Runcorn Railway Station Planning Brief, which was approved by the Planning and Transportation Committee in June 1997.  The brief identifies the application site as an area suitable for possible small scale retail development of a type generally found in and around railway stations, office development within use Class B1 or leisure development (public house or other entertainment use).  The brief also requires that an ‘arrangement’ be put into place to secure a balance of Greenspace required to satisfy the open spaces policies of the Local Plan.

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

Greenspace (school playing fields); NE4 Educational, Recreational and Interpretative Buildings, within Greenspaces and BE29 Temporary Buildings; as the proposal is directly related and ancillary to the use and enjoyment of the greenspace, it does not conflict with the sustainability objectives of the Local Plan.
OBSERVATIONS:

This application seeks permission for the siting of 3 portacabins for use as changing facilities, showers and toilets, provision of car park facilities and erection of 4m high ball stop fencing along the Weston Point Expressway boundary.  The cabins will be sited in a linear layout to the rear of No. 8 – 14 Picow Farm Road with car parking to the front of the cabins.  Access will be via the existing access adjacent to 14 Picow Farm Road.

Following negotiations with the applicant and to overcome visual amenity objections, the portacabins have been resited away from their original proposed position along Picow Farm Road.  A car park with a minimum of 20 spaces has also been added to overcome highway objections.  The amended position of these facilities in the corner of the playing field, where they will be less prominent, is considered to be the most appropriate.  It is also considered that any other visual amenity or noise issues can be addressed by the imposition of conditions relating to the screening of the cabins from the nearest houses with fencing, painting the cabins an acceptable colour, requiring the internal layout to be agreed to ensure minimum noise nuisance and restricting the use of the cabins solely to changing rooms, toilets and showers.  Against this background, the application is recommended for a temporary approval.  A temporary permission will safeguard the future development of the site and enable the siting and appearance of the cabins and car park to be reviewed.

RECOMMENDATION:

Approve, for a temporary period of 12 months and subject to conditions relating to laying out of car park and access road, a painting scheme, internal layout of portacabins, screen fencing, use restriction as specified in the report and prior approval of stop ball fencing.

PLAN NUMBER:

99/00739/FUL

APPLICANT:


ICI C & P Ltd

PROPOSAL:


Proposed refurbishment of existing rail handling facility

WARD:


Mersey

SUMMARY RECOMMENDATION:

Approve.

SITE/LOCATION:

Existing railway sidings parallel and adjacent to Picow Farm Road.

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

Within a Primarily Employment Area.  Policies P6 & P7 are of relevance.

CONSULTATION AND REPRESENTATION:

The application has been advertised in the local press and on site.  Numerous statutory and non-statutory bodies, including local resident associations have been consulted.

The Councils Highway and Drainage Engineers and the Health & Safety Executive raise no objection.  The Environment Health Officer confirms that the proposal will lead to a reduction in local air pollution.

OBSERVATIONS:

The proposed scheme of refurbishment will enable caustic soda to be transported by rail and greatly reduce the number of road movements in the Runcorn area.

The key elements of the scheme are the replacement of track, the provision of a rail loading facility and caustic soda tank.

The existing rail track and sleepers will be removed and track suitable for main line trains will be laid.  Only 3 of the 7 tracks removed will be replaced.

The rail loading facility will have the capability to load only one rail wagon at any one time.  The rail wagons will be filled in a bunded area and will be moved under the loading head by using an electrical winch.

Due to the life expectancy of the existing 12,000 tonnes stock tank, it is to be replaced with one of the same size.  The tank, which will be manufactured from stainless steel, will sit within a bunded area.  The detailed design of the stock tank has been agreed with the Environment Agency.

The introduction of caustic rail loading will not increase or create new hazards.  There will be no change to the fluids handled on the Runcorn Site.  No dust or smell issues arise from this proposal.  In the event of a leak of aqueous waste, these will be contained within the bunded areas provided.

Of significant benefit will be reduction of over 3000 HGV movements annually out of the Picow Farm Road loading depot.

The proposal does not conflict with Local Plan pollution policies and positively contributes to air pollution reduction and national and local transport policy objectives.

RECOMMENDATION:

Approve.

PLAN NUMBER:

00/00001/FUL

APPLICANT:


Morris Homes Ltd

PROPOSAL:


Proposed erection of 13 no detached dwellings

ADDRESS OF SITE:
Land off Red Acre Lane & Northwich Road, Preston Brook

WARD:


Daresbury

SUMMARY RECOMMENDATION:

Approve, subject to conditions.

CONSULTATION AND REPRESENTATION:

The application has been advertised on site and in the Local Press.  Numerous neighbouring properties and statutory bodies were also consulted.  Vale Royal Borough Council, the Environment Agency and Highways Agency raise no objection.

The adjoining Parish Council (within Vale Royal) object on the grounds of increase traffic on the busy Northwich Road and that the development is too large, close to a small village.  British Gypsum Isover also object to the proposal, believing that if further residential properties are allowed, that their capacity to grow and expand would be restricted.

Both the Council’s Highway Engineer and Tree Officer, originally objected to the proposal, however, amended plans have now been submitted which overcome their concerns.

A neighbouring resident also objects to the proposal considering the land inappropriate for housing and also expressing concern over the possible loss of privacy and the introduction of street lighting.

SITE/LOCATION:

Land and property presently known as ‘Rosebank’, Northwich Road.

RELEVANT HISTORY:

Planning permission was granted for 36 dwellings on the adjoining land in 1999.  (App no. 99/00101/FUL, refers).

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

The site is allocated for residential purposes in the Halton Local Plan.  The Supplementary Planning Guidance (SPG) Note – New Residential Development is relevant.

OBSERVATIONS:

Permission is sought for the erection of 13 no. detached dwelling houses on what is an irregularly shaped site, some 0.8 hectares in size.  Access to the land is proposed to be taken from an existing residential estate road (Red Acre Lane) which flanks the site to the south.  The present applicants are currently developing the adjoining land.  An existing property on the site is to be demolished as part of the proposal.  The dwellings now proposed are similar to those erected on the adjoining land and are acceptable in design terms.  The originally submitted scheme sought permission for 15 no dwellings, however, this attracted objections and concerns in respect of a number of highway technical considerations and also impinged greatly on a number of quality trees.  Following discussion with the applicant the scheme has been re-drawn to overcome these concerns.  The need to protect the trees on the site during the construction period and also in the long term will be addressed by the imposition of conditions and the making of an appropriate Tree Preservation Order.  In most other respects the proposal satisfies the guidance given in the SPG-New Residential Development and is considered acceptable.

The concerns of the objectors could not substantiate or justify refusal of this application, particularly having regard to the site’s residential allocation.

RECOMMENDATION:

Approve, subject to conditions relating to materials, wheel wash, landscaping, tree protection, amended plans and highway access.

PLAN NUMBER:

00/00011/COU

APPLICANT:


Labour Ready

PROPOSAL:
Change of use of ground floor from shop (Class A1) to employment agency (Class A2)

ADDRESS OF SITE:
9-11 High Street, Runcorn

WARD:
Mersey

SUMMARY RECOMMENDATION:

Approve.

CONSULTATION AND REPRESENTATION:

Neighbours have been consulted and the application has been advertised by way of site notice.  No representations have been made.

SITE/LOCATION:

Vacant shop unit of the corner of High Street and Penkeths Lane.

RELEVANT HISTORY:

None.

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

Primary Shopping Area; TC5 Non Retail use within Shopping Areas; the proposal does not conflict with the sustainability objectives of the Local Plan .

OBSERVATION:

This application seeks permission to change the use of the ground floor from retail use to an employment agency.  No external alterations are proposed at present.  Opening hours will be from 06.00 – 19.00 hours.

The applicant is a subsidiary of an American based company, which provides temporary manual labour to light industrial and small business markets.  The Runcorn office will be one of twelve branches opening as part of the applicants programme of expansion in the UK.

The premises are located within the Runcorn Old Town Centre Primary Shopping Area.  Local Plan Policy TC5 applies and allows up to approximately 20% of outlets to be for Class A2, A3 and other non-retail uses.  A recent survey in February 2000 shows that non-retail uses within the Primary Shopping Area exceed just the 20% limit by 0.6%.  Any additional non-retail use would be contrary to Policy TC5 and a further approval would result in 21% of all outlets being in non-retail use.  The policy sets a limit of approximately 20 %.  In this respect, a 1% increase is not considered to be substantial enough to justify a refusal of permission on policy grounds.  Against this background, the proposal is, on balance, recommended for approval.

RECOMMENDATION:

Approve.

PLAN NUMBER:

00/00022/FUL

APPLICANT:


Acequip Limited

PROPOSAL:
Extension to existing factory, erection of new office/workshop building and spray booth

ADDRESS OF SITE:

Unit 7, Davy Road, Astmoor, Runcorn

WARD:


Castlefields

SUMMARY RECOMMENDATION:

Approve.

CONSULTATION AND REPRESENTATION:

Advertised by site notice.  No comments have been received.  The Highway Engineer raises no objections subject to sufficient parking being provided on site.  The Environmental Health Officer raises no objections in principle.

SITE/LOCATION:

Industrial site on Astmoor Estate.

RELEVANT HISTORY:

A proposed extension to provide additional workshops and offices was withdrawn prior to determination in 1998.

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

Lies within a Primarily Employment Area.  Policy E4 is particularly relevant.

OBSERVATIONS:

It is proposed to extend an existing workshop building forwards by 18 metres.  The building would be 19 metres wide, with a height of 8.5 metres, to match the existing building.  It is also proposed to construct a two-storey workshop/office building at the front of the site.  This building would measure 21m by 10m, with a height of 8.5m.  The materials would again match those of the existing workshop building.

An existing workshop/painting building at the rear of the site would be demolished.  In its place would be erected a spray booth.  This is pre-fabricated structure measuring 4m by 7m, with a height of 3m.  The booth is of insulated steel construction and can be coloured.

The proposals will provide additional accommodation for an expanding company.  The buildings are considered acceptable and should have little impact outside of the site.  Parking provision is currently unsatisfactory but revised drawings showing adequate provision have been received and are considered acceptable.

RECOMMENDATION:

Approve, with conditions relating to amended plans, materials and parking provision.

PLAN NUMBER:

00/00024/FUL

APPLICANT:


ICI C + P Ltd

PROPOSAL:


Proposed hydrogen caustic scrubber

ADDRESS OF SITE:

ICI Castner Kellner Site

WARD:


Mersey

SUMMARY RECOMMENDATION:

Approve.

CONSULTATION AND REPRESENTATION:

The application has been advertised on the site and in the press.  The Environment Agency and British Waterways raise no objection.

SITE/LOCATION:

Land adjacent to the Weaver Navigation on the Southern side of the ICI Castner Kellner works in Runcorn.

RELEVANT HISTORY:

None

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

The site is allocated for employment purposes in the Halton Local Plan.

OBSERVATIONS:

The applicant seeks permission to install a hydrogen caustic scrubber. The ICI works produces chlorine by electrolysis of brine.  This process also generates hydrogen that is contaminated with mercury vapour.  The mercury in the hydrogen gas is removed at the hydrogen treatment plan, which was commissioned in 1995.  This plant has been very effective in removing mercury from the hydrogen, but has a side effect which generates a slightly acidic condensate and causes corrosion.  The proposed scrubber, in which hydrogen is pressed upwards against a flow of caustic soda solution, will remove the created acidic gases/condensates.

The Council’s Environmental Health Officer confirms that the caustic scrubber is required before construction and operation of the proposed replacement CHP (Combined Heating and Power) Power Station, which once operational, will greatly reduce sulphur dioxide emissions.  No specific objections to the present proposal are raised, but conditions relating to piling and hours of work are recommended.

RECOMMENDATION:

Approve, subject to conditions relating to piling methodology and hours of construction.

PLAN NUMBER:

00/00028/FUL

APPLICANT:


Westbury Homes

PROPOSAL:
Amendments to approved layout for 20 no dwellings and 4 no additional units at plots 83-88

ADDRESS OF SITE:
Land off Chester Road, Preston Brook

WARD:
Daresbury

SUMMARY RECOMMENDATION:

Approve, subject to conditions.

CONSULTATION AND REPRESENTATION:

The application has been advertised both on site and in the local press.  The Environment Agency raise no objection to the proposal.  The Council’s Highway Engineer raised objection to the original layout.  The amended layout is now considered acceptable.

Preston Brook Parish Council object to the number of additional units, originally proposed, but welcome the subsequent amendment and reduction.

SITE/LOCATION:

Housing development site, formerly occupied by the Red Lion Public House.

RELEVANT HISTORY:

Planning permission for 84 dwellings and a village shop was approved in June 1999.  (App No. 98/00565/FUL, refers).

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

The site is shown as partly employment land and partly green space in the Local Plan.  The Supplementary Policy Note – New Residential Development is relevant. 

OBSERVATIONS:

The construction of the originally approved 84 dwellings and village shop is now well underway.  The applicants as a reaction to requests from potential purchasers have, re-designed the as yet incomplete rear section of the development, to include for slightly smaller units of accommodation, thus enabling four additional dwellings to be accommodated.  Although, the proposed amendment and additions result in properties with smaller plots and positioned closer together, the scheme still complies with the standards specified with the adopted Supplementary Policy Guidance Note – New Residential Development, with one minor exception.  The non-complying element of the scheme has been addressed within the submitted amendments, with the result that the number of new dwellings proposed has been reduced by one.

RECOMMENDATION:

Approve, subject to conditions relating to materials, wheel wash, tree protection and amended plans.

PLAN NUMBER:
00/00029/FUL

APPLICANT:
Easter Capital Investments Ltd

PROPOSAL:
Erection of unit for B1(C), B2 & B8 uses, with ancillary offices, car parking and service areas

ADDRESS OF SITE:
Land at Astmoor Road/Hardwick Road, Astmoor, Runcorn

WARD:
Castlefields

SUMMARY RECOMMENDATION:

Approve 

CONSULTATION AND REPRESENTATION:

Advertised by site notice.  No comments have been received.  The Highway Engineer raise no objections subject to detailed access arrangements.  The Drainage Engineer requires a public sewer crossing the site to be diverted.

SITE/LOCATION:

Vacant plot of land at the junction of Astmoor Road and Hardwick Road with the Busway forming the southern boundary.

RELEVANT HISTORY:

n/a.

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

Lies within a Primarily Employment Area in the Local Plan.  Policy E4 is particularly relevant.

OBSERVATIONS:

This application relates to a 0.77 ha site at the junction of Astmoor Road and Hardwick Road.  It is proposed to erect a building, having 2560m² of floorspace.  The building would measure 72m by 31m, with a maximum of height of just over 9m.  The building, with a pitched roof, would mainly be constructed from profiled steel cladding, although the office area would be constructed from brickwork with feature banding.

The design and layout incorporates adequate parking and servicing areas around the building, and incorporates landscaped area bordering the site.  The main site access will be from Hardwick Road, which leads on to Astmoor Road.

It is considered that the proposal is a satisfactory development and should have an attractive appearance on this relatively prominent site.  As such, it is recommended for approval.

RECOMMENDATION:

Approve, subject to conditions relating to diversion of the sewer, materials, site levels, access arrangements.

PLAN NUMBER:

00/00033/HBC

APPLICANT:
Halton Borough Council

PROPOSAL:
Garage Extension 

ADDRESS OF SITE:
Brookfield Special School, Moorfield Road, Widnes

WARD:
Halton

SUMMARY RECOMMENDATION:

Approve.

CONSULTATION AND REPRESENTATION:

Site notice posted and nearby properties notified.  No comments have been received.

SITE/LOCATION:

School site off Moorfield Road.

RELEVANT HISTORY:

Permission granted for a similar garage extension in 1993, but this has not been implemented and has now expired.

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

Lies within a Primary Residential Area in the Local Plan.

OBSERVATIONS:

This proposal seeks to extend an existing garage, to enable a minibus to be garaged on site.  The extension measures 6.7m by 4.7m, with a maximum height of 5m.  Materials will match those of the existing garage.

The extension would be in a landscaped area, and would mean the loss of 4 trees.  However, it is intended to transplant these onto another area within the site.

The roof design of the extension is unusual, and not ideal in visual terms.  However, it is necessary due to the width of the garage and to achieve satisfactory roof pitches.  The development is, having regard to all considerations, considered acceptable.

RECOMMENDATION:

Approve, conditions relating to materials and transplantation of trees.

PLAN NUMBER:

00/00036/FUL

APPLICANT:


CDS Housing

PROPOSAL:


Enlargement of existing car park

ADDRESS OF SITE:

Land bounded by 158-170 Calvers, Runcorn

WARD:


Halton Brook

SUMMARY RECOMMENDATION:

Approve with conditions.

CONSULTATION AND REPRESENTATION:

Neighbours have been consulted and the application has been advertised by site notice.  No representations have been made.

SITE/LOCATION:

Existing car park and amenity land surrounded by residential properties.

RELEVANT HISTORY:

None.

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

Primarily residential: GS10 General Requirements for New Residential Development, NE6 Incidental Greenspaces.

OBSERVATIONS:

This proposal seeks permission to enlarge an existing car park to provide much needed additional resident parking.  The proposal will result in the loss of part of the adjoining amenity space and a number of trees though replanting of the remaining land will compensate for loss of amenity value.  The application will require the closure or division of adopted footpaths.

RECOMMENDATIONS:

1.
The Director of Environmental Services be authorised to effect the necessary footpath closures or diversions, under either the Planning or Highway Act; and

2.
Approve subject to landscape condition.

PLAN NUMBER:

00/00038/FUL

APPLICANT:


Mr T Rowland & Mr & Mrs Howard

PROPOSAL:
Erection of 1 no, two storey shop unit adjacent to 3 Loch Street and single storey rear extension to 52 High Street, Runcorn

ADDRESS OF SITE:

Land at Loch Street/High Street, Runcorn

WARD:


Mersey

SUMMARY RECOMMENDATION:

Approve with conditions

CONSULTATION AND REPRESENTATION

Neighbours, the Health and Safety Executive and Environment Agency have been consulted and the proposal has been advertised on site and in the local press.  The Highways Engineer raises no objections. Any other representations will be reported at the meeting.

SITE/LOCATION

Existing shop units and vacant land on/to the rear of High street and in Loch Street. The proposal will create a new frontage facing the proposed car park of the approved Runcorn Central area redevelopment.

RELEVANT HISTORY

Alternations and extension at No. 52 approved in 1975 (Application No. 2/1845/FB) various applications for land at no. 3 Loch Street for up to 3 retail units, DIY store and change of use to offices (Applications 2/20768/F, 2/20979/F,2/23777/F, 2/25370/F, & 91/00508/COU).

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

Proposed Business District; TC7 Business Districts, TC2 Design of New Retail Development; the proposal does not conflict with the sustainability objectives of the Local Plan

OBSERVATIONS:

This proposal seeks permission for a new two-storey shop unit and single storey extension to an existing bookshop. The scheme incorporates a traditional shop front design and is of a scale and proportions which are in keeping with nearby properties. The scheme will provide a new frontage which will face into and complement the approved central area redevelopment of the town centre.  The proposal will add some 90 square metres of floor space to the existing bookshop and will provide some 180 square metres of completely new floor space. Both units when considered separately fall below the 200 square metre limit for retail development in Business Districts set by Policy TC7. The scheme is of a high standard of design and raises no objections in respect of Policy TC2. 

RECOMMENDATION:

Approve subject to materials consideration.

PLAN NUMBER:

00/00045/OUT

APPLICANT:


M.J. Krausz & G. Niman

PROPOSAL:


Outline Application for Residential Development

ADDRESS OF SITE:

Land to Rear of 45-63 Castner Avenue, Runcorn

WARD:


Mersey

SUMMARY RECOMMENDATION:

Refuse

CONSULTATION AND REPRESENTATION

Advertised by site notice and nearby properties notified. One letter has been received objecting to the proposal. The main points raised are that the site is too near the expressway; impact on residents privacy; unsuitable access arrangements; and ICI have a water main running through the land. Halton Friends of the Earth have written, commending the development of smaller sites that might ease the pressure to develop more greenspace land in the Borough; if local residents are happy with the conditions.

The Highways Engineer raises objection to the application on the grounds that the likely means of access has insufficient width. The Drainage Engineer raises no objection. The Environmental Heath Officer raises concerns about likely noise levels in the properties, caused by traffic on the expressway, but felt these could be overcome by screening and insulation.  The Health and Safety Executive advise against the proposal due to the sites proximity to ICI Rocksavage.

SITE/LOCATION

0.1 hectare site, currently used as allotments. It lies at the foot of an embankment carrying the expressway, and to the west are rows of terraced houses on Castner Avenue.

RELEVANT HISTORY

N/A

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

Lies within a Primarily Residential Area. Policy H3 is particularly relevant. Policy P9 (development on Land Surrounding hazardous installations and the migration of effect) is also relevant. Supplementary Planning Guidance for new residential development is also a material consideration. Policy P4 is also relevant.

OBSERVATIONS:

This is an outline proposal for up to 4 dwellings. All matters (siting/layout; design/external appearance; means of access; and landscaping) are reserved for future consideration. 

The site lies in a Primarily Residential Area, and as such housing will normally be allowed. Although the site lies at the rear of existing dwellings, it would appear that necessary privacy distances could be achieved.  The site is currently used as allotments, but is not allocated as Greenspace in the Local Plan, and hence has no formal protection. As such, loss of the allotments does not breach planning policy.

The site is in very close proximity to the expressway, lying at the foot of an embankment carrying the road.  It is likely therefore that noise levels in the properties will be significant, resulting from traffic on the expressway.  Policy P4 of the Local Plan indicates that noise sensitive developments will not be allowed near to transportation facilities unless steps are taken to substantially mitigate the effects.

Although access is a reserved matter, the two possible ways to access the site involve passage along narrow tracks, neither of which are of an appropriate standard.

The Health and Safety Executive have advised against the proposal due to the proximity to ICI Rocksavage, a hazardous installation, but as yet have not identified a risk of death figure on which this is based.  This has been requested.  

Notwithstanding, Members attention is drawn to the observations made on application 00/00046/OUT and 00/00047/OUT, with regard to inappropriateness of basing a planning refusal on these grounds, when only small scale development is involved and the risk of death figure is below a specified level.

RECOMMENDATION:

Refuse on highway safety and inadequate access grounds.

PLAN NUMBER:

00/00046/OUT

APPLICANT:


M.J. Krausz & G. Niman

PROPOSAL:


Outline Application for Residential Development

ADDRESS OF SITE:
Land to Rear of 128-150 Sandy Lane, Weston Point, Runcorn

WARD: 


Heath

SUMMARY RECOMMENDATION:

Refuse.

CONSULTATION AND REPRESENTATION:

Advertised by site notice and nearby properties notified. 4 letters have been received objecting to the proposal, one of them being on behalf of 11 residents. The main points raised in the objections relate to poor access to the site, which is privately owned by the residents, do the developer's have any right to use it; development would add to drainage problems, disturbance to residents during construction; loss of privacy to residents; no houses should be built on the area because of the HCBD problems; would the site be viable or would homes remain empty. Halton Friends of the Earth have written, commending the development of smaller sites that might ease the pressure to develop more greenspace land in the Borough; if local residents are happy with the conditions. 

The Highways Engineer raises objection to the application has the likely means of access has insufficient width. The Drainage Engineer comments that there is a public sewer crossing the site which may require diverting. The Health and Safety Executive advise against the proposal due to the sites proximity to ICI Rocksavage, on the grounds of safety.

SITE/LOCATION:

An area of open/overgrown land, to the south-east of houses on Sandy Lane, and to the north of Weston Point primary School. The site is 0.18 ha in area. 

RELEVANT HISTORY:

N/A

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

Lies within a Primarily Residential Area. Policy H3 is particularly relevant. Policy P9 (development on Land surrounding hazardous installations and the migrations of effects) is also relevant. Supplementary Planning Guidance for new residential development is also a material consideration.

OBSERVATIONS:

This is an outline proposal for up to 7 dwellings. All matters (siting/layout; design/external appearance; means of access; and landscaping) are reserved for future consideration.

The site lies in a primarily Residential Area, and is large enough to accommodate 7 dwellings whilst meeting the requirements relating to proximity from other dwellings, private open space etc as specified in policy guidance. The site is currently a vacant, overgrown area of land which has suffered from fly-tipping. Development of the site could well improve its appearance. 

Although access is a reserved matter, the only possible way to access the site is from road running to the rear of properties on Sandy Lane. This is a private track and is quite narrow. It is unlikely that it could be improved to a suitable standard to serve the development, even if the issues of ownership and right of access can be resolved.

Although housing development on the site would not present any difficulties in terms of impact on existing properties, the likely access is unacceptable. In addition, The Health and Safety Executive advise against the proposal due to the proximity to ICI Rocksavage.  On grounds of safety and have calculated a risk of death of 39 chances in a million.  Halton Local Plan Policy P6 defines significant risks to which everyone in society is exposed, on average, each year.  Recent national figures show overall individual accident risk levels of 240 cpm.  Halton’s current policy is therefore related to an individual risk of death of 1% which is 2.4 cpm.  The HSF individual risk of death of the site of 39 cpm exceeds the Halton Risk criteria.

Members attention is drawn to a planning proposal for a residential development which was reported to the Planning & Transportation Committee in September of last year (App No. 99/00024/COU), and which was subsequently approved.  In that case the HSE, indentified a risk of death of 312 cpm, yet when asked to provide an indication of whether or not, despite their calculated very high level of risk, they were likely to ask the Secretary of State to ‘call-in’ the application, they decided not.  The HSE, in reaching their decision decided that an important feature of the case was the small number of additional people put at risk because of the development.

The HSE have again been asked if they wish the Secretary of State to ‘call-in’ the current application.

In the light of the stance previously taken by the HSE and again because this application is of itself a small proposal, it is not considered appropriate to refuse the application of grounds of safety.

The application is however, recommended for refusal on highway safety grounds.

RECOMMENDATION:

Refuse due to unacceptable access arrangements.

PLAN NUMBER:

00/00047/OUT

APPLICANT:


M.J. Krausz & G. Niman

PROPOSAL:


Outline Application for Residential Development

ADDRESS OF SITE:
Land Bounded by Baker Road, Cullen Road and Allen Road; Runcorn

WARD: 


Mersey

SUMMARY RECOMMENDATION:

Refuse

CONSULTATION AND REPRESENTATION:

Advertised by site notice and nearby properties notified. 4 individual letters have been received objecting to the proposal. The main points raised include loss of the only open piece of land in the area; loss of an area used by children to play; visual impact of additional houses; disturbance to residents from construction works; extra traffic and parking problems; would create a feeling of overcrowding and lose the village feeling; detract from the feeling of the area; wish to retain a small piece of greenery; close proximity to chemical works; and land should be made into a park or play area.

24 duplicated letters have been received, with the senders objecting to anything whatsoever being built on the field. One letter has also been received, purporting to be on behalf of all residents of Cullen Road, Baker Road, Allen Road, Leonard Street; South Parade and Mather Avenue. The letter states that the people do not want it and do not need it, and do not wish to see an eyesore that will degrade the area.

The Highways Engineer raises no objection, as does the Drainage Engineer. The Health and Safety Executive advise against the proposal due to the site's proximity to ICI Castner Kellner, on grounds of safety.

SITE/LOCATION:

0.16 hectare triangular site, bounded on all three sides by roads lined with terraced housing. The site is partially grassed and partially vegetated with self-seeded trees and shrubs.

RELEVANT HISTORY:

N/A

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

Lies within a primarily Residential Area. Policy H3 is particularly relevant. Policy P9 (development on land surrounding hazardous installations and the migration of effects) is also relevant. Supplementary Planning Guidance for new residential development is also a material consideration.

OBSERVATION:

This is an outline proposal for up to 5 dwellings. All matters (siting/layout, design/external appearance, means of access; and landscaping) are reserved for future consideration.

The site lies in a Primarily Residential Area. Although the application is in outline, and the site layout is a reserved matter, it is apparent from the supporting illustration that due to the restricted size of the site, it may not be possible to meet the privacy distances and standards set out in the supplementary planning guidance (SPG).

Objectors are concerned about the loss of the open area, but it is private land and as such there is not necessarily any right for residents to use it. It is not designated as Greenspace in the Local Plan, and so does not have specific protection from development.  Whilst the land may currently present a reasonably pleasant outlook from houses, this again is not protected.

The Health and Safety Executive have advised against the proposal due to the proximity to ICI Castner Keller, a hazardous installation.

Housing development on the site would present difficulties in terms of impact on existing properties. In addition, The Health and Safety Executive advise against the proposal due to the proximity to ICI Rocksavage.  On grounds of safety and have calculated a risk of death of 302 chances in a million.  Halton Local Plan Policy P6 defines significant risks to which everyone in society is exposed, on average, each year.  Recent national figures show overall individual accident risk levels of 240 cpm.  Halton’s current policy is therefore related to an individual risk of death of 1% which is 2.4 cpm.  The HSE individual risk of death of the site of 302 cpm exceeds the Halton Risk criteria.

Members attention is drawn to a planning proposal for a residential development which was reported to the Planning & Transportation Committee in September of last year (App No. 99/00024/COU), and which was subsequently approved.  In that case the HSE, identified a risk of death  of 312 cpm, yet when asked to provide an indication of whether or not, despite their calculated very high level of risk, they were likely to ask the Secretary of State to ‘call-in’ the application, they decided not.  The HSE, in caning their decision decided that an important feature of the case was the small number of additional people put at risk because of the development.

The HSE have again been asked if they wish the Secretary of State to ‘call-in’ the current application.

In the light of the stance previously taken by the HSE and again because this application is of itself a small proposal, it is not considered appropriate to refuse the application of grounds of safety.

RECOMMENDATION:

Refuse unacceptable proximity to existing local properties, contrary to SPG Policy and Policy H3 of the Local Plan.

PLAN NUMBER: 

00/00052/HBC

APPLICANT:  

Halton Borough Council

PROPOSAL: 
Construction of lounge extension and alterations to building

ADDRESS OF SITE: 

45 Moorfield Road, Widnes

WARD:  


Halton

SUMMARY RECOMMENDATION: 

Approve

CONSULTATION AND REPRESENTATION: 

Site notice posted and nearby properties notified by letter.  No comments have been received.  The Health and Safety Executive’s views are awaited.  The Highway Engineer does not object.

SITE/LOCATION: 

Building on Moorfield Road, just to the south of Brookfield School.

RELEVANT HISTORY: 

N/A

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES: 

Lies within a Primarily Residential Area in the Local Plan.

OBSERVATIONS: 

The property is currently vacant, but was formerly used as a residential children’s home.  It is proposed to re-open it as a respite care unit, which is within the same use class and so is not development in planning terms.  As part of the scheme, it is proposed to extend a lounge area, which would be single-storey and measure 4.5 metres by 3.9 metres, constructed of materials to match the existing building.  Other minor alterations to doorways are also proposed.

The proposed works are relatively minor, and are largely screened from views from Moorfield Road.  As such they are considered acceptable.

RECOMMENDATION:  

Approve, subject to materials condition.

PLAN NUMBER:

00/00055/COU*

APPLICANT: 

Ikon (Office Solutions) Plc 

PROPOSAL: 
Proposed change of use of existing workshop and service store to office use.

ADDRESS OF SITE: 

Rockcliff House, Tudor Road, Manor Park

WARD: 


Norton 

SUMMARY RECOMMENDATION: 

Approve with conditions

CONSULTATION AND REPRESENTATION: 

The application has been advertised on the site.  The Highways Engineer and Drainage Engineer have both been consulted.  The Drainage Engineer recommends a condition requiring an oil interceptor in the car park.

SITE/LOCATION: 

The site is on existing industrial warehouse with offices on Manor Park, Runcorn.

RELEVANT HISTORY: 

There have been a number of applications including internal alterations to create offices and workshop, together with external fenestration revisions (Application No. 95/00242/FUL), proposed warehouse and first floor office extension (Application No. 96/00014/FUL), proposed car park extension (Application No. 97/00721/FUL) and further external alterations (Application No. 99/00304/FUL).

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES: 

The site is allocated part primarily employment and part proposed employment in Halton Local Plan.  Policy E1 and E4 are relevant to this proposal.

OBSERVATIONS: 

It is proposed to change the use of an existing workshop and store, primarily B2 (General Industrial) use to B1 (office) use.  There is an existing service yard and 108 car parking spaces available on the site and a further 39 car parking spaces are now to be provided.  There are minor alterations proposed to the south west elevation (area next to the car park) to replace two of the existing doors with windows to match the existing windows.  There are currently 180 staff employed on the site, with 30 new staff to be transferred from other premises, as a result of this proposal.

The proposed use is compatible with policy E1 and E4 of the Local Plan and the general character of the area. The application is recommended for approval.

RECOMMENDATION: 

Approve subject to conditions on materials and petrol/oil interceptor is provided.

PLAN NUMBER:

00/00056/HBC

APPLICANT: 

Halton Borough Council 

PROPOSAL: 

Erection of 1.8 metre vertical bar fencing


ADDRESS OF SITE:

Brookvale Comprehensive School, Runcorn 

WARD: 


Murdishaw

 

SUMMARY RECOMMENDATION: 

Approve.

CONSULTATION AND REPRESENTATION: 

Site notice posted and nearby properties notified.  No comments received.  The Highways Engineer raises no objection.

SITE/LOCATION: 

Land to the east of the school playing fields, bordering a stream.  Housing areas directly to the east.

RELEVANT HISTORY: 

N/A

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES: 

Allocated as Greenspace (School Playing Fields) in the Local Plan.  Supplementary Planning Guidance – Protecting your boundaries, is of relevance.

OBSERVATIONS: 

This proposal seeks to erect two lengths of 1.8m vertical bar fencing.  The fencing would be erected on the eastern bank of a stream at the edge of the playing fields, adjacent to a housing estate.

The stream regularly suffers from fly-tipping of rubbish and debris into it.  It is a prime target for such activities, being adjacent to a housing area and easily accessible on foot and by car.  Existing chain link fencing has been heavily vandalised, and there is a clear need for more substantial fencing to prevent fly-tipping into the stream.

The proposed fencing is of a neat design and while providing a visual presence should not have an unacceptable visual impact, being coloured black.  The design proposed complies with the advice contained within the supplementary planning guidance note.  As such it is considered acceptable.

RECOMMENDATION: 

Approve.

PLAN NUMBER:
 
00/00061/COU

APPLICANT: 

Slough Properties Ltd 

PROPOSAL: 
Proposed change of use from B8 (Storage and Distribution) to class B1 (Business), B2 (General Industry) and B8 (Storage and Distribution).

ADDRESS OF SITE:

Unit 3 Pembroke Court, Manor Park, Runcorn 

WARD: 


Norton

 

SUMMARY RECOMMENDATION: 

Approve.

CONSULTATION AND REPRESENTATION: 

The application has been advertised on site, and the neighbouring units were consulted.  The Highways Engineer has also been consulted, and has no objections to the proposal. 

SITE/LOCATION: 

The site is an existing industrial warehouse on Manor Park in Runcorn.

RELEVANT HISTORY: 

There is one application applicable to the site, which was for change of use from storage to processing plant (Application No. 94/00352/COU)

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES: 

The site is allocated as primarily employment area in the Local Plan.

Policy E4 is applicable.

OBSERVATIONS: 

The proposal is for proposed change of use from a B8 (Storage and Distribution) use to a mixed B1 (Business) B2 (General Industry) and B8 (Storage and Distribution) use.

The building is 1,710 m² in size and is located in a terrace of eight units within Pembroke Court.

There is an area for servicing to the front of the unit and there are 31 car parking spaces located to the rear of the unit.  At this stage it is not known how many staff will be employed on the site.

The proposed use is compatible with Policy E4 Primarily Employment Areas of the Local Plan and the general character of the area and therefore the application is recommended for approval.

RECOMMENDATION: 

Approve.

PLAN NUMBER:
 
00/00065/FUL

APPLICANT: 

Mr P Paulou

PROPOSAL: 

Single storey rear kitchen extension.

ADDRESS OF SITE:

137 Lowerhouse Lane, Widnes 

WARD: 


Kingsway
 

SUMMARY RECOMMENDATION: 

Approve, subject to conditions.

CONSULTATION AND REPRESENTATION: 

The application has been advertised on site, and numerous neighbouring properties have been consulted directly. 

SITE/LOCATION: 

Existing Fish and Chip Shop, located at the junction of Lowerhouse Lane and Hood Road.

RELEVANT HISTORY: 

Single storey front and rear extensions allowed on appeal in 1984 with a further rear extension approved in 1985 - applications 2/15735/F + 2/18167/FB refer.

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES: 

Within a primarily residential area in the Local Plan.  Policy TC10 is of relevance.

OBSERVATIONS: 

It is proposed to add a single-storey extension to the rear of this semi-detached property.  The extension which would be used for the preparation and storage of produce to be sold in the existing Fish and Chip Shop would extend approximately 7 metres from the rear of the existing building.  The adjoining property is also in commercial/retail use.  The extension which would be constructed in matching materials is not considered inappropriate having regard to the lawful use of the premises and its relationship to the adjoining premises.

RECOMMENDATION: 

Approve, subject to a condition relating to materials.

PLAN NUMBER:
 
00/00066/COU

APPLICANT: 

Redman Heenan Properties Ltd

PROPOSAL: 
Change of use to B1 (Offices), B2 (General Industrial) and B8 (Storage and Distribution) 

ADDRESS OF SITE:
Former ICI Widnes Experimental Centre, Waterloo Road, Widnes 

WARD: 


Riverside
 

SUMMARY RECOMMENDATION: 

Approve with conditions.

CONSULTATION AND REPRESENTATION: 

Neighbours, the Health and Safety Executive, Environment Agency and Transco have been consulted and the proposal has been advertised by way of site notice and in the local press.  Any representations will be reported at the meeting. 

SITE/LOCATION: 

Land, building and plant bounded by Waterloo Road, the Widnes Eastern Bypass Southern Extension, open space adjoining the St Helens Canal and commercial/industrial properties in/off Waterloo Road and Constance Way. 

RELEVANT HISTORY: 

Almost 40 applications since 1974 relating to the use of the site as an experimental centre for ICI ie. buildings, offices, advertisements, security installations, service roads and hazardous substances consent.

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES: 

Primarily Employment Land and Environmental Priority Area;  E4 Primarily Employment Areas, E6 New Industrial and Commercial Development, BE3 Environmental Priority Areas, P10 Contaminated Land; the proposal will not conflict with the sustainability objectives of the Local Plan.

OBSERVATIONS: 

The Widnes Experimental Centre has recently been acquired from ICI by the applicant.  The site has until recently operated as a centre for various experimental and industrial/warehousing activities.  The purpose of this application is to formalise the planning position for the site and to change the use of ten units to B1, B2 and B8 uses.  With permission in place, the applicant intends to follow a programme of refurbishments and general improvements, such as the demolition of certain buildings and chemical rigs and to operate the site as a fully secured industrial/warehouse estate.  Demolition works will be carried out by specialist contractors experienced in contamination.  An application for the proposed demolitions works under S.80 of the Building Act 1984 has been submitted and is pending consideration.

The range of proposed uses is fully in accordance with Local Plan Policy E4.  Furthermore, any proposed improvements will raise environmental standards on this highly prominent site and will fulfill the requirements of  Policy BE3.  In this respect, the proposal raises no fundamental policy objections though raises issues such as ground contamination and how the various individual buildings and site as a whole will be serviced.  These matters can, however, be dealt with by the imposition of appropriate conditions to any permission. 

RECOMMENDATION: 

Approve, subject to conditions requiring prior approval of car parking and servicing arrangements, boundary treatments, any subdivision plans, landscaping and ground condition survey.

PLAN NUMBER:
 
00/00068/FUL

APPLICANT: 

Golden Eagle Properties Ltd

PROPOSAL: 

Erection of ten dwellings. 

ADDRESS OF SITE:
Site of former Clifton Service Station, 74-76 Clifton Road, Runcorn 

WARD: 


Heath
 

SUMMARY RECOMMENDATION: 

Approve with conditions.

CONSULTATION AND REPRESENTATION: 

The application has been advertised on the site and in the press.  Neighbours, the Health and Safety Executive, Environment Agency and Ward Councillors have been consulted.  Any representations will be reported at the meeting.  The Highways Engineer has raised no objections, subject to the foundations of Plot 3 not encroaching on the highway.  

SITE/LOCATION: 

Site of former filling station, now demolished, with a narrow frontage along Clifton Road.  Existing residential properties adjoin the site to the south east and south west with a two-storey block of shops/commercial uses, the Corner House Chapel and a sub station to the west.

RELEVANT HISTORY: 

The site was given approval to be re-developed as a petrol filling station in 1998 (Application 98/178/FUL, refers).  An earlier application for eleven dwellings was refused permission as it failed to comply with the requirement of the SPG for New Residential Development and Local Plan Policy H3.

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES: 

The site is shown as being within a primarily residential area in the Halton Local Plan.  Policy H3 and the Supplementary Planning Guidance for New Residential Development are relevant; the proposal does not conflict with the sustainability objectives of the Local Plan.

OBSERVATIONS: 

This proposal seeks permission for ten dwellings comprising four pairs of semi-detached properties and two detached, with access from Clifton Road.  The submitted proposals fall marginally short of minimum privacy distances and size of garden areas and do not wholly comply with the SPG on New Residential Development.  The proposals do, however, represent a significant improvement on the earlier refused application and given the restricted and difficult nature of the site, represent the best that probably could be achieved to secure a residential development on the site. 

RECOMMENDATION:
Approve subject to conditions relating to amended plans, materials, construction of access road and parking areas, permitted development restrictions relating to extensions, outbuildings and frontage boundary treatment, no encroachment of footings from Plot 3 on highway, landscaping, boundary treatment, ground condition survey. 

PLAN NUMBER:
 
00/00070/FUL

APPLICANT: 

Halton General Hospital NHS Trust

PROPOSAL: 
Alterations to form new entrance canopy and extension into courtyard

ADDRESS OF SITE:

Halton General Hospital, Hospital Way, Runcorn 

WARD: 


Palacefields
 

SUMMARY RECOMMENDATION: 

Approve 

CONSULTATION AND REPRESENTATION: 

Advertised by site notice.  Any representations will be reported at the meeting.  The Highways and Drainage Engineers raise no objections in principle.  

SITE/LOCATION: 

Area of existing buildings in the north-west corner of the hospital.

RELEVANT HISTORY: 

Various extensions and new buildings have been permitted.

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES: 

Undesignated land in the Local Plan.  Policy GS8 is particularly relevant.

OBSERVATIONS: 

The day oncology and breastcare unit is being relocated within the hospital to a currently vacant area in the north-west corner of the complex.  Various interior modifications are being undertaken, not requiring planning consent. It is also proposed to build a small extension into an enclosed courtyard, and develop a new entrance canopy.

The single storey extension would extend 5 metres into the courtyard, and would be 5.5 metres wide.  It will be built with exposed timber columns and beams, with the walls formed of cladding panels.

The canopy over the entrance would be constructed from glass, again supported by exposed timber beams and columns.

The proposals are visually attractive, and the unusual design should enhance the character   of the existing building. 

RECOMMENDATION:
Approve, subject to conditions relating to materials. 

PLAN NUMBER:
 
00/00072/FUL

APPLICANT: 

Golden Eagle Properties Ltd

PROPOSAL: 

Residential development comprising 11 dwellings 

ADDRESS OF SITE:

Land off Stonehill Lane, Runcorn 

WARD: 


Halton Brook
 

SUMMARY RECOMMENDATION: 

Approve with conditions. 

CONSULTATION AND REPRESENTATION: 

The application has been advertised on the site and in the press.  Neighbours, the Health and Safety Executive and Environment Agency have been consulted.  Any representations will be reported at the meeting.  The Highways Engineer raises no objections subject to minor adjustments to the layout, which can be achieved.  

SITE/LOCATION: 

A cleared site fronting Stonehill Lane with a gradient falling from south to north.  Mature trees along the southern site boundary are covered by the Halton Road, Runcorn (TPO No.67) Tree Preservation Order 2000. Residential properties are located to the south and west with houses under construction on land directly to the north.

RELEVANT HISTORY: 

Application 99/00707/FUL for 12 dwellings was refused permission – contrary to Local Plan Policy H3 and failure to satisfy the requirements of the SPG on New Residential Development.

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES: 

The site is shown as being within a primarily residential area in the Halton Local Plan.  Policy H3 and the Supplementary Planning Guidance for New Residential Development, are relevant.  The proposal does not conflict with the sustainability objectives of the Local Plan.

OBSERVATIONS: 

This application seeks permission for 11 dwellings comprising five pairs of semi-detached properties and one detached with access from Stonehill Lane.  The submitted proposals fall marginally short of minimum privacy distances at ground floor level only, though comply with the requirements of the SPG on New Residential Development in all other respects.  It is considered that, on balance, this shortcoming is not in itself sufficient reason to sustain a refusal. 

RECOMMENDATION:
Approve, subject to conditions relating to amended plans, materials, construction of access road and parking areas, permitted development restrictions relating to extensions, outbuildings and frontage boundary treatment, landscaping, boundary treatment, ground condition survey (including gassing), safeguarding of existing trees during construction.  

PLAN NUMBER:
 
00/00076/FUL

APPLICANT: 

Mr and Mrs P Keepe

PROPOSAL: 

Proposed two storey rear extension 

ADDRESS OF SITE:
Red House Farm, Barkers Hollow Road, Preston on the Hill 

WARD: 


Daresbury
 

SUMMARY RECOMMENDATION: 

Approve with conditions 

CONSULTATION AND REPRESENTATION: 

The application was advertised on site and the Parish Council were consulted. No objections have been received.

SITE/LOCATION: 

The property was a former farmhouse and formerly owned by Turfland, located on the outskirts of  Preston on the Hill.

RELEVANT HISTORY: 

There are a number of applications relevant to this site.  These include retention of alterations and continuation of use as gallery (Application No.2/20648/F), retention of car park (App No 2/20649/F), application of lawfulness for sale of plant and machinery, spares and servicing, workshop maintenance repairs (Application No. 98/536/ELD), application to vary condition No.1 on permission 93/00141/FUL, to allow a further three year period for commencement of development (Application No. 98/537/S73).  These applications were all approved.

There was also an application for conversion of redundant buildings for 7 residential units (Application No. 93/00141/FUL). This was refused but allowed on appeal for 4 residential units.

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES: 

The area is allocated Green Belt in the Halton Local Plan.  Policy GS6 Green Belt: Control over Development and Policy H7 House Extensions are relevant.

OBSERVATIONS: 

This applicant seeks permission for a two-storey rear extension, which will project 4.8 metres from the rear wall to extend the living room and two bedrooms into the large courtyard area. 

It is proposed to re use the existing windows and brick to match the existing building.  The design fits in with the character and style of the former farmhouse and the surrounding buildings.

The proposal will have a minimal impact upon the area and is in keeping with the character of the dwelling.  The proposal complies with Policy H7 and GS6 of the Halton Local Plan and is recommended for approval.

RECOMMENDATION:
Approve with conditions on materials.

PLAN NUMBER:
 
00/00080/FUL

APPLICANT: 

O’Connor Properties Ltd

PROPOSAL: 

Erection of two rail mounted gantry cranes 

ADDRESS OF SITE:
Widnes Intermodal Rail Depot, Desoto Road, West Bank Dock Estate, Widnes 

WARD: 


Riverside
 

SUMMARY RECOMMENDATION: 

Approve with conditions. 

CONSULTATION AND REPRESENTATION: 

Neighbours, the Environment Agency and Health and Safety Executive have been consulted and the application has been advertised on site and in the local press.  Any representations will be reported at the meeting.

SITE/LOCATION: 

Existing intermodal rail depot clearly visible from the elevated London-Liverpool railway line which forms the northern site boundary.

RELEVANT HISTORY: 

Use as haulage depot (class B8) established by permission 97/00665/COU. Subsequent consent for an advertising gantry over the site entrance (permission 99/00540/ADV refers).

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES: 

Primarily Employment and Environmental Priority Area; E6 New Industrial and Commercial Development and BE3 Environmental Priority Areas, TP6 Freight.  The proposal does not conflict with the sustainability objectives of the Local Plan. 

OBSERVATIONS: 

This application seeks permission to erect two rail mounted gantry cranes at the existing railhead on the site.  The cranes will have an overall height of 25.7m with a rail span of 48.6m.

The applicant has been successfully operating at the site following the granting of planning permission in July 1999.  The operation now fully utilises the rail head for the purposes of distributing local produced goods, including chemical products, to all parts of the country.

The ability of the applicant to make maximum efficient use of the rail head has, however, become dependent on the restrictions imposed by current site operation and loading/unloading principles.  This currently involves the use of mobile plant within the site and results in slow operation, as well as unnecessary wear to hard surfaced areas.  The use of rail mounted gantry cranes will enable bulk transfer of containers from road to rail in a swift and efficient manner.  In addition to this, the use of electrical power, and operational lighting directed to avoid glare, will minimise any adverse effects of the operation.  Given their size, visually, the cranes will be clearly apparent from the adjoining west coast main rail line.  However, they should be seen within the context of an existing distribution operation, which is not an uncommon land use adjacent to a major rail line.  In addition, the cranes will be painted in blue (to match O’Connor Properties’ corporate colour scheme) to reduce their visual impact though no amount of mitigation will provide a wholly visually acceptable development.  Although the structure may raise some concerns about its visual impact, the development and the operation of the intermodal depot should be seen in a wider context.  The operation will encourage greater movement of freight by rail rather than road, will embody the principles of PPG Note 13 on Transport and accord with the wider economic, transportation and sustainability objectives of the Council.  Against this background, the application is recommended for approval. 

RECOMMENDATION:
Approve subject to the following conditions: prior approval of colour and lighting schemes and method statement for any piling operations. 

PLAN NUMBER:

00/00081/HBC

APPLICANT:


Halton Borough Council

PROPOSAL:


Proposed extension and alteration to pavilion

ADDRESS OF SITE:

Victoria Park, Birchfield Road, Widnes 

WARD:


Appleton

SUMMARY RECOMMENDATION:

Approve with conditions.

CONSULTATION AND REPRESENTATION:

Advertised by site notice.  No objections have been received.

SITE/LOCATION:

The pavilion is sited in Victoria Park on Birchfield Road, Widnes.

RELEVANT HISTORY:

There is one planning application of relevance for planning clearance for erection of pavilion at Victoria Park approved in March 1981, (Application No. 2/11888/P).

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

The site is allocated as public open space in Halton Local Plan.

OBSERVATIONS:

The proposal is to extend the existing pavilion to the side and also to provide a ramp and steps, a new door and window to the rear.

It is proposed that the extension will project 3.9 metres, to allow for a toilet block, office and kitchen to be accommodated.  The extension will involve the loss of two trees.

The materials for the extension will be brickwork to match the existing building.  The proposal complies with the policies of the Local Plan.  Approval is recommended.

RECOMMENDATION:

Approve with conditions regarding matching materials.

PLAN NUMBER:

00/00083/FUL

APPLICANT:


Mr T Murphy

PROPOSAL:


Proposed conservatory to rear

ADDRESS OF SITE:

21 Millington Close, Widnes

WARD:


Kingsway

SUMMARY RECOMMENDATION:

Approve with conditions.

CONSULTATION AND REPRESENTATION:

The neighbours have been consulted.  No objections have been received.

SITE/LOCATION:

The site is a detached dwelling situated in Millington Close, on the Foxley Heath Estate, Widnes.

RELEVANT HISTORY:

The applications of relevance to this site are erection of 248 dwellings (Application No. 95/00363/FUL) and for the proposed alteration to plots types previously approved layout (Application No. 96/00188/FUL).  Permitted Development rights have been removed from this estate.

LOCAL PLAN DESIGNATION, KEY POLICIES AND SUSTAINABILITY OBJECTIVES:

The area is allocated as an Area of Special Development Opportunity in Halton Local Plan.  Policy H7 in the Local Plan is relevant.

OBSERVATIONS:

It is proposed to erect a conservatory which will project 3.65 metres from the rear elevation of the property.

The proposed conservatory will be sited clear of the property boundaries and has no impact on the adjacent properties in terms of overlooking or overshadowing.  The proposal complies with Policy H7 of the Local Plan and the House Extension Policy and is therefore recommended for approval.

The applicant is an employee of the Borough Council.

RECOMMENDATION:

Approve with condition on matching materials.
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