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1. Report Summary

1.1. The site in question is a strip of land (30m x 200m) located at the edge of a larger piece of open land facing Oldfield and Long Meadow, Much Hoole (residential). 

1.2. Approval was granted for erection of 14 no: bungalows and associated works for use by the over 55 age group. The scheme is a linear development accessed from Oldfield/Long Meadow via existing highway and in design terms would reflect the wider streetscene. A track was proposed between plots 8 and 9 to allow access for farm vehicles into the field beyond. A field gate access is also present on Knoll Lane to the north-east of neighbouring properties and was suggested by the developer as a temporary construction access; this was confirmed as acceptable by the Highways Authority.
1.3. The site is undeveloped and allocated by the South Ribble Local Plan as a site for village development (Policy B2). Land beyond is designated as Green Belt
1.4. The application seeks permission to vary a condition imposed on approval 07/2020/00277/FUL (approved by Committee July 2020). This condition required construction vehicles to use the Knoll Lane field gate only, but the applicant now seeks to vary this to allow vehicles where necessary to use Marlfield and the proposed farm access between plots 8 & 9 as a secondary access for delivery traffic and site personnel vehicles. The temporary site compound which includes a two-storey office and cabin, toilet block, storage unit and generator would sit behind these plots in the field beyond but does not require planning permission (see Para 4.8 below)
1.5. Overall, and giving due weight to the following commentary the proposal to vary the condition is not felt acceptable and is recommended for refusal
2. Application Site and Surrounding Area

2.1. The application refers to a narrow strip of land accessed off Oldfield and Long Meadow, Much Hoole. The site is 30m wide x 200m long running in a slightly sloping, north to south direction and bordered by mature hedgerow and a number of sporadically placed trees. 
2.2. To the west is residential development on Oldfield and Long Meadow, and in the east and south are deep tracts of open, Green Belt land. Immediately north is Knoll Lane; field gate access is also possible from here. The site itself is designated by Policy B2 (Village Development) of the South Ribble Local Plan. 

3. Site Context / Planning History 

3.1. There are six planning applications on the history of this site:

· 07/1976/0254 – erection of 18 semi-detached dwellings. Refused June 1976 
· 07/2020/00277/FUL – erection of 14 dwellings and associated works. Approved July 2020 as discharged by 07/2020/00578/DIS, 579/DIS (Part discharged), 00611/DIS and 00636/DIS and amended by 07/2020/00609/NMA to reverse / ‘hand’ three house types plots

4. Proposal
4.1. Condition 21 of the July 2020 approval stated that

‘Construction traffic shall access into the site only from Knoll Lane prior to, during and post construction and not at any time from Oldfield or Long Meadow. 

REASON: In the interests of highway safety and other highway users in accordance with Policy G17 in the South Ribble Local Plan 2012-2026’
4.2. This condition required construction vehicles to use the Knoll Lane field gate only, but the applicant now seeks to vary this to use Marlfield and the proposed farm access between plots 8 & 9 as a secondary access for delivery traffic and site personnel vehicles. The temporary site compound which would be accessed from Marlfield includes a two-storey office and cabin, toilet block, storage unit and generator would sit behind these plots in the field beyond. 
4.3. The application submitted for this change states that ‘Construction traffic shall access into the site from Knoll Lane and when the need arises from Marlfield prior to, during and post construction. No construction traffic to access the site along the length of Oldfield or Long Meadow save for access from Marlfield into the site at the designated entrance’. 

4.4. The applicant offers further clarification by stating that on reflection and having reviewed the logistics of accessing the site it has become apparent that while they can access and build 90% of the site using Knoll Lane as the principle access point, in doing so it does preclude commencement and construction of Plot 1 until all the other properties have been completed. This has a significant impact on the logical sequence of build and will undoubtedly have financial implications as Plot 1 would effectively be built as a standalone plot. 
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4.5. The above extract shows the intended route into site through the existing field gate off Knoll Lane and the red arrows indicate the intended route into the development. Unfortunately, there is insufficient room to construct Plot 1 and still provide a safe usable route into the site to build the properties in an orderly sequence, hence the request to vary the condition.
4.6. If members are minded to approve the proposal, the condition is recommended for variation to

‘Construction traffic shall access into the site from the approved primary construction access off Knoll Lane prior to, during and post construction Access through Marlfield shall be restricted to use as a secondary access only for  delivery traffic where use of Knoll Lane is not possible, and to vehicles/site personnel requiring access into the site compound to the rear of Plots 8 and 9 (as identified by approved plan C034-CTM-01-A (Applethwaite). Construction and site personnel vehicles shall not at any time access the site from proposed plot driveways off Oldfield or Long Meadow.

REASON: In the interests of highway safety and other highway users, and the amenity of neighbouring residents in accordance with Policy G17 in the South Ribble Local Plan 2012-2026’

4.7. One alternative which has been discussed with the Councils Arborist is to remove the retained tree adjacent Plot 1 thereby allowing access from Knoll Lane into the site with little impact on the ability to build Plot 1.  The Arborist supports this proposal subject to replacement with a substantial specimen, but this would require a second variation of condition application. Rather than amend the application before you the applicant has chosen to submit a second application which will be determined separately in due course. 

4.8. N.B. The compound shown on the accompanying Proposed Construction Traffic and Site Logistics Plan (C034-CTM-01/A) is outside of the sites approved ’red edge’ and was not part of the original approval. Notwithstanding this however, Schedule 2, Part 4, Class A of the Town & Country Planning General Permitted Development Order 2015 allows for the provision of buildings, moveable structures, plant or machinery required temporarily in connection with, and for the duration of operations being carried out on land, or on land adjoining that land without planning permission. The same class requires reinstatement of the adjacent land as soon as reasonably practicable once development has completed. As such planning permission for the adjacent compound is not required.

5. Representations

5.1. Summary of Publicity

5.1.1. A site notice has been posted and 60 neighbouring properties have been consulted. Representation has been received from eleven residents whose comments are summarised as follows. 
Highways/Access
· Allowing construction vehicles to use Marlfield will impact on highways safety in the area 
· Area is restricted speed limit
· Too close to Liverpool Old Road for construction traffic
Other

· Loss of residential amenity

· Conditions attached to the original proposal were to protect residents – this is an attempt to bypass that protection and cut costs
· ‘Should on occasion the need arise’ is too arbitrary and could lead to Marlfield becoming the main site entrance

· Flawed original submission – access will have been known in advance

· Respondent queries Councils integrity

Damage to drains on Marlfield

5.1.2. A number of comments have been made which relate to the original proposal and not this variation, or are not material planning considerations. As such they have not been taken into account

· 4 respondents object to using Knoll Lane as access – this scheme relates to Marlfield not Knoll Lane

· Loss of Ash Tree on Marlfield

· Flooding

· Intrusion into the countryside

· Lost property value

· Loss of view

· Carbon emissions from 14 houses and health problems
6. Summary of Responses
Lancashire County Council Highways is of the opinion that the variation as shown within the submitted 'Construction Traffic Management and Site Logistics plan' and outlined within the application form would not have a severe impact. LCC consider highways safety and capacity
The Councils Ecologist and Environmental Health have no further comments to make
7. Material Considerations

7.1. Site Allocation Policy
7.1.1. The site is designated by Policy B2 of the South Ribble Local Plan as a Village Development site, but as the proposal does not seek to alter the premise of approved development on this site B2 is not pertinent

7.1.2. Local Plan Policies G13 (Trees, Woodland and Development), G17 (Design of New Buildings) and Core Strategy Policy 17 (Design) are however relevant; as is the National Planning Policy Framework.
7.1.3. NPPF Para 127 (f) states that developments should create places which are safe, inclusive and accessible and which promote health and well being ‘with a high standard of amenity for existing and future users’ whilst 170(e) amongst other things prevents new and existing development from being adversely affected by noise pollution.
7.1.4. Policy 17 (c&d) expects development to be ‘sympathetic to surrounding land users and occupiers and avoid demonstrable harm to the local area’; whilst ‘ensuring that the amenities of occupiers of the new development will not be adversely affected by neighbouring uses and vice versa’. G17 supports this at Para’s 10.89 and 10.90 noting that ‘the level and type of traffic associated with the proposals will be examined to assess the likely impact on the character and amenity of the area’ and that ‘Noise can have a detrimental effect on the quality of the environment … The Council will only permit development that does not cause an unacceptable degree of disturbance’.
7.2. Highways Considerations, Suitability of Access and Parking Arrangements

7.2.1. The proposal and accompanying documentation have been reviewed by LCC Highways who has no objection. LCC assess the scheme in terms of highways safety and capacity, and as an adopted highway there is no doubt that Marfield could accommodate construction and other traffic temporarily. LCC do not however consider the proposal from a highway’s amenity perspective, and in this case despite being a wide enough carriageway, the layout of Marlfield, Oldfield and Long Meadow are such that it is in very close proximity to adjacent residential properties. It is Officers opinion therefore that traffic to and from the site and welfare area would unacceptably impact on the amenity and quality of life of residents. 
8. Conclusion

8.1. It is acknowledged that approved development on this site will cause some disruption, and although generally construction is considered a temporary nuisance and permission rarely refused on that basis, any permission granted – including this one – is subject to conditions which protect the amenity of neighbouring residents to the best of the Councils ability. For this reason the Knoll Lane construction access proposed by the developer allowed development to continue yet maintained as best a clean, undisturbed access from Marlfield as this type of scheme would allow for. By subsequently varying the condition to then allow construction to use Marlfield – at a distance of only 6m from the side elevations of 2 Oldfield and 15 & 17 Liverpool Old Road the amenity of neighbouring residents which objectors to the approved scheme sought to protect is unacceptably put at risk, and for this reason the variation of condition is recommended for refusal for the following reason
By virtue of the increased noise, activity and general disturbance associated with the proposed secondary construction/personnel access, the proposed variation of condition to allow construction traffic to use Marlfield would be detrimental to the living conditions and residential amenity of neighbouring residential properties and is contrary to Local Plan Policy G17, Core Strategy Policy 17 and the National Planning Policy Framework.

8.2.  Should Members decide to approve this variation, where an application to vary conditions is granted, the effect is the issue of a new planning permission, sitting alongside rather than as amendment to the original permission, which remains intact and un-amended. All earlier conditions which have not been discharged would therefore be carried forward. 

RECOMMENDATION:

Refusal. 

REASONS FOR REFUSAL:
1.
By virtue of the increased noise, activity and general disturbance associated with the proposed secondary construction/personnel access, the proposed variation of condition to allow construction traffic to use Marlfield would be detrimental to the living conditions and residential amenity of neighbouring residential properties and is contrary to Local Plan Policy G17, Core Strategy Policy 17 and the National Planning Policy Framework.

RELEVANT POLICY

NPPF
National Planning Policy Framework

17
Design of New Buildings  (Core Strategy Policy)

G17
Design Criteria for New Development
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