Knowsley Council
Regeneration and Economic Development Directorate.
Delegated Planning Report

APPLICATION NO:  22/00594/FUL CASE OFFICER: Andrew Hunt
WARD: Halewood North PARISH: Halewood
Town Council
LOCATION: Cherry Tree Childrens Centre, Arncliffe Road, Halewood, Knowsley
L25 9PB
PROPOSAL: VARIATION OF CONDITION NO.2 ATTACHED TO PLANNING

PERMISSION 20/00410/FUL (ERECTION OF A PART THREE AND
FOUR STOREY EXTRA CARE APARTMENT BLOCK COMPRISING
OF 77 NO. APARTMENTS (USE CLASS C3), BISTRO,
SALON/TREATMENT ROOM, GUEST SUITE, COMMUNAL LOUNGE
AND ASSOCIATED STAFF FACILITIES TOGETHER WITH CAR
PARKING, LANDSCAPING AND OTHER ASSOCIATED WORKS) TO
ALLOW FOR AMENDMENTS TO THE APPROVED PLANS
INCLUDING CHANGES TO SITE PLAN, GROUND FLOOR PLAN AND
ELEVATIONS TO ALLOW FOR THE BUILDING MOVING TO AN ALL
ELECTRIC SOLUTION REQUIRING ADDITION OF A SUBSTATION
AND GRILLS TO ELEVATIONS

Site Description

The application site is a former children's centre and associated curtilage, Cherry Tree
Children's Centre (also known as Mackett's Children's Centre). The site is located on
Arncliffe Road within an established residential area and with a new housing
development to the west. The site is approximately 0.82ha in area.

Proposal

The proposal is for the Variation of Condition 2 of previous application (20/00410/FUL)
to allow changes to the site plan, ground floor plan and elevations to allow for the
building moving to an all electric solution requiring addition of substation and grills to
elevations.

Consultations

N/A

Representations

This application has been publicised by letters sent to 45 neighbours. No
representations have been received.

Planning History
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The previous application at the site for an extra care apartment block and other uses
(20/00410/FUL - which the current application varies) was approved on the
18/08/2021).

Relevant Policy

Paragraph 11 of the National Planning Policy Framework (NPPF) states that planning
decisions should apply a presumption in favour of sustainable development. This
means approving development proposals that accord with an up-to-date development
plan without delay; or where the development plan is absent, silent or out of date
planning permission should be granted unless the application of policies in the NPPF
that protect areas or assets of particular importance provides a clear reason for
refusing the development proposed; or any adverse impacts of doing so would
significantly and demonstrably outweigh the benefits, when assessed against the
policies in the NPPF taken as a whole.

Paragraph 12 of the NPPF clarifies that the presumption in favour of sustainable
development does not change the statutory status of the development plan as the
starting point for decision making. Where a planning application conflicts with an up-
to-date development plan, permission should not normally be granted. Local planning
authorities may take decisions that depart from an up-to-date development plan, but
only if material considerations in a particular case indicate that the plan should not be
followed.

The development plan in Knowsley comprises the Saved Policies of the Replacement
Unitary Development Plan, the Core Strategy Local Plan and the Joint Waste Local
Plan. The following policies are relevant to the determination of this application.

KNOWSLEY LOCAL PLAN: CORE STRATEGY

CS2 - Development Principles
CS19 - Design Quality and Accessibility in New Development

SAVED POLICIES - KNOWSLEY REPLACEMENT UNITARY DEVELOPMENT
PLAN (ADOPTED JUNE 2006)

H5 - Development within Primarily Residential Areas
Article 35 Statement

The Local Planning Authority has acted positively and proactively in determining this
application by identifying matters of concern within the application (as originally
submitted) and negotiating with the applicant, acceptable amendments to the proposal
to address those concerns. As a result, the Local Planning Authority has been able to
grant planning permission for an acceptable proposal, in accordance with the
presumption in favour of sustainable development, as set out within the National
Planning Policy Framework.

ISSUES AND ASSESSMENT:
PROPOSAL
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The proposal is for the Variation of Condition 2 of previous application (20/00410/FUL)
to allow changes to the site plan, ground floor plan and elevations to allow for the
building moving to an all electric solution requiring addition of substation and grills to
elevations.

PREVIOUS APPLICATION 20/00410/FUL

The development has previously been found to be acceptable and issues such as
highway safety and Flood risk have been addressed in the original report. The current
report will only assess the proposed changes and the effect of these.

PROPOSED CHANGES

The main changes from the previous approved plans are the following
e The addition of a new substation in the south eastern part of the site.
e The relocation of the shed in the north west part of the site slightly to the south
and away from the boundary.
e Minor elevation changes to the main building including changes to the windows.

DESIGN

Policy CS19 (Design Quality and Accessibility in New Development) in the Core
Strategy sets out several criteria that developments will be expected to conform to so
that they enhance local distinctiveness and the identity and accessibility of new places.
The NPPF identifies that the creation of high-quality buildings and places is
fundamental to what the planning and development process should achieve. Good
design is a key aspect of sustainable development.

The changes to the design of the main building are minor and do not significantly affect
the character of the building. The design is considered to be acceptable and in keeping
with the character of the area. The design of the substation is also considered
acceptable in regard to its use. Overall, the development is consistent with Core
Strategy Policy CS19.

RESIDENTIAL AMENITY
Policy CS19 in the Core Strategy requires new developments to maintain a good
standard of amenity for all existing and future occupants of land and buildings by

avoiding unacceptable impacts on existing residents and future occupiers.

Relocated Shed

In relation to the relocation of the shed. This has been relocated from the side of a
dwelling to the rear of an existing dwelling, potentially creating more impact on amenity.
However, the shed would be set back slightly further from the boundary and would now
be screened with planting as a result of amendments.

New Substation

In relation to the substation, this will not significant exceed the height of the existing
fence in addition the substation is located adjacent to the property to the south rather
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than directly facing it. The substation would not interfere with the 45 degree line from
the nearest property.

It is considered that there will not be adverse impact on other neighbouring properties
as these are further away.

Main Building Changes

The changes to the main building are minor in nature and will not cause harm to
residential amenity.

Overall, the development will not harm the amenity of neighbouring properties. The
development complies with Core Strategy Policy CS19.

CONCLUSION

The development is acceptable in principle and would not cause harm in relation to
design or, or the amenity of neighbouring properties. The proposed development
complies with policies included within the Core Strategy (2016), Knowsley
Replacement Unitary Development Plan (saved policies 2009) and National Planning
Policy Framework (2019).

RECOMMENDATION:

That Planning Permission be granted subject to the following condition(s):-

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

Reason: In order to comply with the requirements of Section 91 of the Town and
Country Planning Act 1990 (as amended).

2) Plans

The development hereby permitted shall be carried out in accordance with the
following approved plans and documents:-

Proposed Site Plan - Rev H - (Received 1/3/23)

Proposed Substation Plans and Elevations 1 (Received 22/2/23)
Proposed Substation Plans and Elevations 2 (Received 22/2/23)
Proposed Substation Plans and Elevations 3 (Received 22/2/23)
Site Location Plan (Received 28/9/22)

Ground Plan (Received 28/9/22)

Proposed Elevations 1 (Received 28/9/22)

Proposed Elevations 2 (Received 28/9/22)

Proposed Elevations 3 (Received 28/9/22)

T Sae@ o o0 o

J.  Tree Survey (We Know Services) 18-00023 (received 22/07/2020)
k. Arboricultural Impact Assessment (We Know Services)
(received 15/10/2020)
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3)

4)

5)

6)

7

|. Ecological Appraisal (We Know Services) (dated March 2018 (received
22/07/2020)

Reason: For the avoidance of doubt.

The development shall be carried out in accordance with the materials details agreed
under 20/00410/DISCON. These details shall be implemented on site and retained
hereafter.

Reason: In the interests of visual amenity and to comply with Policies CS2 and CS19
of the Knowsley Local Plan: Core Strategy adopted January 2016 and saved Policy
H5 of the Knowsley Replacement Unitary Development Plan, adopted June 2006.
The development shall be carried out in accordance with the surface water drainage
details agreed under 20/00410/DISCON. These details shall be implemented on site
and retained hereafter.

Reason: To prevent increased risk of flooding by ensuring the satisfactory storage of /
disposal of surface water from the site and to comply with saved Policies CS2 and
CS24 of the Knowsley Local Plan Core Strategy, adopted January 2016. This condition
is required before development commences because the detailed design of the
drainage network may affect other operations being undertaken on site.

The development shall be carried out in accordance with the Drainage Management
and Maintenance Plan details agreed under 20/00410/DISCON. These details shall be
implemented on site and retained hereafter.

Reason: To ensure effectiveness of the flood risk measures during the lifetime of the
development and to comply with Policies CS2 and CS24 of the Knowsley Local Plan:
Core Strategy adopted January 2016.

The development shall be carried out in accordance with the Contaminated Land
Assessment and remediation details agreed under 20/00410/DISCON. These details
shall be implemented on site and retained hereafter.

Reason: In the interests of safety, to prevent pollution of the water environment and to
comply with Policy CS2 of the Knowsley Local Plan Core Strategy adopted January
2016 and saved Policy ENVS5 of the Knowsley Replacement Unitary Development Plan
adopted June 2006.

No soil is to be imported to the site until it has been tested for contamination and
assessed for its suitability for the proposed development; a suitable methodology for
testing this material should be submitted to and agreed by the Local Planning Authority
prior to the soils being imported onto site. The methodology should include the
sampling frequency, testing schedules, criteria against which the analytical results will
be assessed (as determined by the risk assessment) and source material information.
The analysis shall then be carried out and evidence submitted to and approved in
writing to by the Local Planning Authority.

Reason: In the interests of safety, to prevent pollution of the water environment and to
comply with Policy CS2 of the Knowsley Local Plan Core Strategy adopted January
2016 and saved Policy ENV5 of the Knowsley Replacement Unitary Development Plan
adopted June 2006.
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8) The development shall be carried out in accordance with the Construction Management
Plan details agreed under 20/00410/DISCON. These details shall be implemented on
site.

Reason: To ensure the satisfactory development of the site and in the interests of
protecting the amenity of neighbouring occupiers and to comply with Policies CS2 and
CS19 of the Knowsley Local Plan Core Strategy adopted January 2016 and saved
Policies H5 and ENV2 of the Knowsley Replacement Unitary Development Plan,
adopted June 2006

9) Notwithstanding any approved documents / details no construction works and no
removal / delivery of materials shall take place outside the hours of: 0800 to 1800
Monday to Friday 0800 to 1300 Saturday and not at all on Sundays / Public Holidays.
No construction or delivery vehicles shall access or egress the site between the hours
of 08:15 to 09:00 and 14:30 to 15:30 during school term time. Site preparation works
can commence at 07.30 Monday to Friday, however no works or machinery which
cause noise which ordinarily would be considered excessive, or removal / delivery of
materials, are to start before 08.00 Monday to Friday. No works or removal / delivery
of materials are to commence prior to 08.00 Saturdays.

Reason: In the interests of residential amenity and to avoid school pick-up and dropoff
times and potential vehicle conflicts in the interests of highway safety, having regard
to Policies CS2, CS7 and CS19 of the Knowsley Local Plan Core Strategy adopted
January 2016 and saved Policies H5 and ENV2 of the Knowsley Replacement Unitary
Development Plan adopted June 2006.

10) No gate or other form of enclosure / barrier shall be sited across the vehicular access
of the gate without details previously being submitted to and approved in writing by the
Local Planning Authority. Any such gate or other form of enclosure / barrier shall be
positioned at least 5 metres back from the nearside edge of the highway boundary of
Arncliffe Road, and shall be constructed to open into the site only and/ or have
acceptable remote control if opening times are not manually restricted/controlled

Reason: In the interests of visual amenity, to permit vehicles to pull clear of the
carriageway when entering the site, in the interests of highway and pedestrian safety
and to comply with Policies CS2, CS7 and CS19 of the Knowsley Local Plan Core
Strategy adopted January 2016 and saved Policy H5 of the Knowsley Replacement
Unitary Development Plan adopted June 2006.

11) Prior to the first occupation of any apartment hereby permitted a Car Park Management
Plan (CPMP) shall be submitted to and agreed by the Local Planning Authority. The
purpose of this CPMP is to ensure that car parking within the site is sustainable and
mitigate off-site/on street displaced parking when demand for parking exceeds supply.
The CPMP is a tool to manage parking demand by identifying the users of a parking
area (staff, tenants, visitors, deliveries) and planning for their respective parking needs
is an integral part of a Travel Plan. A CPMP details the practical measures which
enables an organisation to exert control over how and when a car park is used and by
whom; enabling an organisation to make the best use of the space available for either
an existing car park or sets out how a new car parking area will be managed. The
CPMP should demonstrate effective measures which will ensure, as far as practicable,
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that the authorised users will comply with the on-site parking restrictions with
supporting monitoring and enforcement measures. The CPMP should serve to
demonstrate the operator's commitment to controlling residents' future parking habits
long after initial occupation through ongoing and dynamic measures. Typical control
mechanisms adopted to demonstrate that parking will be properly managed include: -
Authorised users not being allowed to park on any of the common parts or footpaths
of the development. - Clear signage provided to identify parking area usage terms
and/or restrictions eg a tenant has the right to use the allocated parking space for the
parking of one motor vehicle only. - Consequences/process/actions for unauthorised
use eg monitoring and enforcement. - Authorised users (residents and/or visitors) not
being permitted to use any parking space for any purpose other than the parking of a
car. - Only those tenants/users permitted to park within the development being issued
with remote control keys/access code or suchlike. - Effective control of access to the
car park for those with access rights/permission through the use of remote-controlled
security gates or suchlike - The apartment number associated with each parking space
if allocated or allocation process and monitoring/enforcement if permeable
(unallocated). The agreed CPMP shall be in place prior to the first occupation of any
apartment and shall be operated with regard the site car parking at all times.

Reason: To ensure a satisfactory regime of car parking management to prevent
excessive car parking on the highway in the interests of highway and pedestrian safety
and to comply with Policies CS2 and CS7 of the Knowsley Local Plan Core Strategy
adopted January 2016 and saved Policy H5 of the Knowsley Replacement Unitary
Development Plan, adopted June 2006.

12) The development shall be carried out in accordance with the Travel Plan details agreed
under 20/00410/DISCON. These details shall be implemented on site and retained
hereafter.

Reason: To maximise opportunities for travel by modes of transport other than the
private car, and to ensure that the development is sustainable, having regard to
Policies CS2 and CS7 of the Knowsley Local Plan Core Strategy adopted January
2016 and saved Policy H5 of the Knowsley Replacement Unitary Development Plan
adopted June 2006.

13) Prior to any part of the development hereby permitted being first occupied or used a
Delivery and Service Plan (DSP) shall be submitted to and approved in writing by the
Local Planning Authority. The DSP shall describe the means of servicing, times of
deliveries and the provision for servicing / delivery vehicles. The DSP should identify
exactly how and what types of vehicles are anticipated for the commercial uses and
their delivery times should also be detailed to demonstrate that the proposed system
would work with minimum detriment to the local highway network and users therein.
Any measures described in the DSP shall be implemented within the time period
identified for the duration of the time that the building is in use. The following matters,
but not limited to, shall be addressed by the DSP: - The location of loading and
unloading, - The hours of loading and unloading - prohibition of delivery during school
dropoff/pick-up times, - Access arrangements, - The frequency and size of vehicles, -
Routing, including swept paths where relevant. Note - no reversing on the highway
without banksman. - Consolidation of deliveries, - Control measures e.g., Low/zero
emission vehicles, direct vision vehicles, FORS accreditation etc, - Waste
management and segregated wastes, temporary storage, transfer and servicing
arrangements. For the avoidance of doubt no deliveries shall be made to, or waste
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collections from, the site except between the hours of 08:00 - 18:00 Monday to
Saturday and not at all on Sundays and Public Holidays.

Reason: To preserve the function of the highway network and in the interests of
highway and pedestrian safety and residential amenity to comply with Policies CS2,
CS7 and Policy CS19 of the Knowsley Local Plan Core Strategy adopted January 2016
and saved Policies H5 and ENV2 of the Knowsley Replacement Unitary Development
Plan adopted June 2006.

14) Notwithstanding the submitted plans the development shall not be brought into use
until the areas indicated on approved plans is set aside for parking, servicing, vehicular
manoeuvring (including provision for pedestrians/cyclists) have been surfaced, drained
and permanently marked out or demarcated in accordance with the details and
previously submitted to and agreed in writing with the Local Planning Authority. These
areas shall be retained as such thereatfter.

Reason: In the interests of highway and pedestrian safety and to comply with Policies
CS2, CS7 and CS19 of the Knowsley Local Plan Core Strategy adopted January 2016.

15) Industry standard Electric Vehicle Charging Points shall be installed to the car parking
bays identified on the approved Proposed Site Plan drawing number DR 002 Rev F
and shall be maintained and retained at all times for charging purposes that the car
park is in use.

Reason: In the interests of sustainable travel and air quality and to comply with Policies
CS2 and CS7 of the Knowsley Local Plan Core Strategy adopted January 2016 and
saved Policy H5 of the Knowsley Replacement Unitary Development Plan adopted
June 2006.

16) Notwithstanding any submitted details prior to first occupation of any apartment cycle
parking provision, including secured and covered cycle parking, shall be installed in
accordance with details which have previously been submitted to and agreed in writing
with the Local Planning Authority.

Reason: To ensure that adequate provision is made for parking cycles securely in the
interests of sustainable transport and to comply with Polices CS2 and CS7 of the
Knowsley Local Plan Core Strategy adopted January 2016.

17) Notwithstanding any submitted details prior to first occupation of any apartment the bin
store, shed and mobility scooter / buggy store shall be installed in accordance with
details of such which have previously been submitted to and agreed in writing with the
Local Planning Authority. The details submitted shall include plans and elevations
together with materials details. The agreed structures shall be retained on site at all
times that any apartments are occupied.

Reason: In the interests of visual amenity and to comply with Policies CS2 and CS19
of the Knowsley Local Plan: Core Strategy adopted January 2016 and saved Policy
H5 of the Knowsley Replacement Unitary Development Plan, adopted June 2006.

18) Notwithstanding any details shown on approved drawings, no part of the development
shall be occupied until full details of both hard and soft landscaping works have been
submitted to and approved in writing by the Local Planning Authority. The details shall
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relate to all land surfaces not built upon and shall include: a) Land-levels and gradients
resulting in the formation of any banks, terraces or other earthworks. b) Hard surfaced
areas and materials. ¢) Planting plans, specifications and schedules, planting size,
species and numbers/densities, trees to be retained and a scheme for the timing /
phasing of work. d) Existing plants / trees to be retained e) A detailed regime for the
ongoing and longer-term maintenance of all soft landscaping. The landscape scheme
shall include replacement tree planting at a minimum of 2:1 new trees to existing to be
felled, with 12-14cm minimum girth. The landscape scheme shall include details of bat
and bird boxes to include number, type and location and timing of installation. The
agreed bird and bat boxes shall be retained thereafter. The approved landscaping
works shall be implemented and completed prior to the occupation of the dwelling to
which it relates unless otherwise agreed in writing by the Local Planning Authority. Any
trees or shrubs planted or retained in accordance with this condition which are
removed, uprooted, destroyed, die or become severely damaged or become seriously
diseased within 5 years of planting shall be replaced within the next planting season
by trees or shrubs of similar size and species to those originally required to be planted.

Reason: To ensure that the site is satisfactorily landscaped having regard to its location
and the nature of the proposed development, to mitigate for trees to be felled, in the
interests of biodiversity to comply with Policies CS19 and CS21 of the Knowsley Local
Plan Core Strategy, adopted January 2016 and saved Policies H5 and DQ4 of the
Knowsley Replacement Unitary Development Plan, adopted June 2006,

19) Fixed plant and machinery associated with the development shall be designed to a
level that is at least 5dB(A) below the existing LA90 background noise level as
measured during the relevant time period. Any tonal, impulsive and/or irregular noise
would be addressed by imposing a penalty as per the methodology set out in BS
4142:2014+A1:2019, Methods for Rating and Assessing Industrial and Commercial
Sound. Noise limits for fixed plant are to apply at a position 1 metre from the closest
affected window of the nearest noise sensitive property.

Reason: In the interests of residential amenity and to comply with Policy CS19 of the
Knowsley Local Plan Core Strategy adopted January 2016 and saved Policies H5 and
ENV2 of the Knowsley Replacement Unitary Development Plan adopted June 2006.

20) The development shall be carried out in accordance with the Grease Trap details
agreed under 20/00410/DISCON. These details shall be implemented on site and
retained hereafter.

Reason: In the interests of the maintenance of the drainage system, residential
amenity, and to comply with Policies CS2, CS19 and CS24 of the Knowsley Local Plan
Core Strategy adopted January 2016 and saved Policy H5 of the Knowsley
Replacement Unitary Development Plan adopted June 2006.

21) The development shall be carried out in accordance with the Odour Control and
ventilation system agreed under 20/00410/DISCON. These details shall be
implemented on site and retained hereatter.

Reason: In the interests of residential amenity and to comply with Policy CS19 of the
Knowsley Local Plan Core Strategy adopted January 2016 and saved Policy H5 of the
Knowsley Replacement Unitary Development Plan adopted June 2006.
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22) The bistro and the salon / treatment room shall be for residents and their visitors use
only and shall not be open to the general public without a further planning permission
being obtained.

Reason: In order that full impact of the bistro and salon / treatment room being open
to the public can be assessed and to comply with Policies CS2 and CS19 of the
Knowsley Local Plan Core Strategy adopted January 2016 and saved Policies H5 and
EN2 of the Knowsley Replacement Unitary Development Plan adopted June 2006.

23) Prior to any tree felling works a qualified ecologist, details of whom has previously
been submitted to and agreed by the Local Planning Authority, shall inspect the trees
or bats and /or bat roosts. In the event that either are present works with regards to
felling that tree shall be ceased and the ecologist shall advise of works which must be
carried out to protect the bats and / or bat roosts in accordance with the Conservation
of Habitats and Species Regulations 2010 the Wildlife and Countryside Act 1981 (as
amended). In the event of such an occurrence the Local Planning Authority shall be
notified of the findings, and any proposals to comply with the noted legislation and / or
mitigation for such shall be submitted to and agreed in writing by the Local Planning
Authority. In such case works shall only proceed in accordance with the agreed details.

Reason: In the interests of species and habitat conservation, biodiversity and to comply
with Policies CS2 and CS8 of the Knowsley Local Plan Core Strategy adopted January

2016.

Signed Case Officer: Andrew Hunt

Signed Authorising

Officer: K Foster

Date: 3 March 2023
INFORMATIVES
N/A
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Appendix 1 — Site Photographs
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