RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
TUESDAY, 27 NOVEMBER 2007
title:

ITEMS DELEGATED TO DIRECTOR OF DEVELOPMENT SERVICES UNDER 


SCHEME OF DELEGATED POWERS AND PLANNING APPLICATIONS

submitted by:
DIRECTOR OF DEVELOPMENT SERVICES 

The following proposals have been determined by the Director of Development Services under delegated powers:

APPLICATIONS APPROVED

	Plan No:
	Proposal:
	Location:

	3/2007/0669/P
	Free standing church notice board to replace existing notice board
	St Leonard’s Church

Whalley Road, Langho

	3/2007/0795/P
	Proposed first floor extension to rear elevation and proposed rear conservatory
	78 Rogersfield

Langho

	3/2007/0846/P
	Ground floor single storey side extension with conservatory to bedroom at first floor level (Re-submission)


	Robin Hill, Pendleton Road

Wiswell

	3/2007/0853/P
	Oak PVC conservatory to rear patio area for domestic use
	7 Dorset Drive, Clitheroe

	3/2007/0861/P
	Two fascia signs and one projecting hanging sign.  Non-illuminated.  Re-painting of window frames (listed building consent)
	32-36 Moor Lane

Clitheroe

	3/2007/0863/P
	Change of use from office to retail at first floor office
	Well Fold, Wellgate

Clitheroe

	3/2007/0864/P
	Conservatory


	Sunny Bank, Whalley Road

Hurst Green

	3/2007/0867/P
	Installation of an ATM and two user protection bollards


	Kams Service Station

Whalley Road, Read

	3/2007/0873/P
	Demolition of existing garage and replace it with a smaller utility extension
	84 Chatburn Road

Clitheroe

	3/2007/0878/P
	Conservation Area Consent application for the removal of 7m of 1.2m high rear wall to provide access to garage and flagged car parking area
	5 Church Lane

Whalley

	3/2007/0879/P
	Removal of rear wall (1.2m high) and erection of timber garage and conservatory to rear of property
	5 Church Lane

Whalley

	3/2007/0880/P
	Detached double garages and alterations to openings from planning permission 3/2000/0501/P


	Barn No 3, Higher Standen Hey Farm, Clitheroe

	3/2007/0881/P
	Retrospective application for amendment to previously approved dormer windows 
	8 West View, Clitheroe

	3/2007/0882/P
	Addition of balcony to rear upper elevation (amendment to planning permission 3/2004/1219/P)
	Burnslack

Somerset Avenue

Wilpshire

	3/2007/0885/P
	Conservatory to rear of property
	19 Mytton View, Clitheroe

	3/2007/0887/P
	Demolish existing garage and outbuildings and erect a two storey extension to provide two extra bedrooms, double garage, utility and shower room and erect a conservatory
	Sandrock

Avenue Road

Hurst Green

	3/2007/0895/P
	Steel portal frame livestock building 289.16 sq. m. 
	Halsteads Farm

West Bradford

	3/2007/0898/P (LBC)
	Removal of Welsh blue slate from front (south) roof slope and replacement with natural stone slate to match rear (north) roof slope
	Waddington New Hall

Edisford Road

Waddington

	3/2007/0903/P
	Extension to front porch (re-submission)
	Dale Lee, Longsight Road

Clayton-le-Dale

	3/2007/0904/P
	Proposed agricultural building 


	Huntroyde Home Farm

Whins Lane Simonstone

	3/2007/0917/P
	Raise the height of the roof of previously approved extension 
	11 Windermere Avenue

Clitheroe

	3/2007/0923/P
	Alterations and extensions to form a garden room
	Eagle House, Sawley

	3/2007/0924/P
	Kitchen extension


	1 Piggery Cottages, Withgill

Clitheroe

	3/2007/0928/P
	Proposed two storey and single storey rear extensions 
	18 Vicarage Lane, Wilpshire

	3/2007/0932/P
	Proposed ground floor dining room extension 
	May Cottage, 7 Longridge Road, Hurst Green

	3/2007/0933/P
	Proposed garage, utility room, kitchen extension with bedroom over and new tiled roof to existing lounge extension
	20 Vicarage Lane

Wilpshire

	3/2007/0938/P
	Single storey extension to side of property
	12 Dale View

Billington

	3/2007/0953/P
	Proposed two storey extension, single storey extension and internal alterations
	77 Mellor Lane, Mellor

	3/2007/0959/P
	Front and rear dormer windows to enable provision of four bedrooms and a bathroom on the first floor 
	96 Hillcrest Road

Langho

	3/2007/0969/P
	One new lollipop sign with internal, static illumination 
	Premier Travel Inn

Mysercough Road

Balderstone

	3/2007/0970/P
	Demolition of existing conservatory and replacement with a single storey extension and new porch to front elevation 


	21 Dorset Drive, Clitheroe


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2007/0834/P

(LBC) and

3/2007/0894/P
	Construction of a new boundary wall 
	Bolton Hall, Park Gates

Copster Green
	The proposal would be harmful to the character and setting of the listed building.



	3/2007/0854/P
	Single storey extension to front of school with amended balustrading to staircase and secure play area 
	St Michael’s and St John’s RC School

Lowergate
	Polices G1, ENV16 – inappropriate works to the detriment of visual amenities of the Conservation Area.  



	3/2007/0870/P
	Two storey side extension at 
	21 Ribblesdale View

Chatburn
	Policies G1, H10, SPG Extensions and Alterations to Dwellings” – over large and over dominant extension to dwelling to detriment of the street scene.

	3/2007/0883/P
	Resubmission of planning application 3/2007/0469/P for the proposed conversion of attached coach house to ancillary living accommodation
	Woodgate

Statifants Lane

Chipping
	The proposed rooflights would be harmful to the character of the listed building.



	3/2007/0884/P
	Resubmission of planning application 3/2007/0469/P for the proposed conversion of attached coach house to ancillary living accommodation
	Woodgate

Statifants Lane

Chipping
	The proposed rooflights would be harmful to the character of the listed building.



	3/2007/0896/P
	Retrospective application for double sided advertising boarding
	Field adjacent A671 Standen, Clitheroe
	G1, ENV3 – Detrimental to highway safety and visual amenity.

	3/2007/0897/P

3/2007/0897/P

(continued)
	Single storey extensions to side and rear and alterations to site layout 
	Middle Flass Lodge

Settle Road

Forest Becks
	Policies G1, ENV1, RT2 and H17 – Districtwide Local Plan – unsympathetic extensions to the detriment of  character of barn and Area of Outstanding Natural Beauty.




AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2007/0955/P
	New Farm track 1182m x 4.572m
	Croasdale Farm, Slaidburn

	3/2007/0973/N
	Proposed steel framed agricultural building 
	Stoops Farm

Stopper Lane, Rimington


APPEALS UPDATE

	Application No:
	Date Received:
	Applicant/Proposal/Site:
	Type of Appeal:
	Date of Inquiry/Hearing:
	Progress:

	3/2006/0993

D
	12.6.07
	A Kinder

Erection of 2no. one bedroom apartments on domestic garden area

Land adjacent

16 Colthirst Drive

Clitheroe
	_
	Hearing – date offered 5.2.08, awaiting confirmation
	

	3/2007/0065

D
	20.6.07
	Paul and Louise Lupton

Single storey side extension

2 Chaigley Court

Chaigley
	WR
	_
	APPEAL ALLOWED 23.10.07

	3/2006/1056

O
	14.9.07
	Mrs Kathryn Stratton

New first floor extension over garage and dining room

20 Woodlands Park

Whalley
	WR
	_
	Awaiting site visit

	3/2007/0449

D
	14.9.07
	Mr P Street

Proposed conversion of 2-bedroom flat to 2no. 1-bedroom flats

3 Accrington Road

Whalley
	WR
	_
	Awaiting site visit

	3/2007/0460

D
	17.9.07
	Mr R Hargreaves

Proposed stables for private use (resubmission of application 3/2006/0572)

Land adjacent to

Valle Vista

Barker Lane

Mellor
	WR
	_
	Awaiting site visit

	3/2007/0494

D
	3.10.07
	Dr N R Adhya

Conservatory to rear of house

6 Arley Rise

Mellor
	WR
	_
	Statement sent 12.11.07

Awaiting site visit

	3/2007/0333

D
	31.10.07
	Mr S Tasker

Installation of a 20kw domestic wind powered generator on 18m mast on land to east of Cuttock Clough Barn plus 3m x 3m shed for switchgear

Cuttock Clough Barn

Slaidburn Road

Waddington
	WR
	_
	Notification letter sent 5.11.07

Questionnaire sent 12.11.07

Statement to be sent by 11.12.07

	3/2007/0573

D
	5.11.07
	Mr D & Mrs A Spencer

Single storey extension to create porch and storage area

The Stables

Newton-in-Bowland
	WR
	_
	Notification letter sent 9.11.07

Questionnaire sent 14.11.07

Statement to be sent by 13.12.07

	3/2007/0574

D
	5.11.07
	Mr D & Mrs A Spencer

Alterations to east gable

Lowlands Cottage

Newton-in-Bowland
	WR
	_
	Notification letter sent 9.11.07

Questionnaire sent 14.11.07

Statement to be sent by 13.12.07

	3/2007/0274

D
	9.11.07
	Anthony Metcalfe

Replacement of window on side (gable end) of building, like for like top opening casement with 6mm double glazing (plain glass) to match casement windows in rear of building (resubmission)

Coach House Barn

Main Street

Bolton-by-Bowland
	WR
	_
	Notification letter and questionnaire to be sent by 22.11.07

Statement to be sent by 20.12.07


PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATIONS WHICH THE DIRECTOR OF DEVELOPMENT SERVICES RECOMMENDS FOR APPROVAL

APPLICATION NO:
3/2007/0528/P
(GRID REF: SD 6361 3805)

PROPOSED TWO STOREY REAR EXTENSION AND CHANGE OF USE OF LAND TO FORM A CAR PARKING AREA AT GLEN VIEW, LOWER ROAD, LONGRIDGE

	PARISH COUNCIL:
	No objections subject to the use of matching materials and that neighbours are consulted.  The Town Council also confirms that it has received a letter of objection to this application (this letter is a copy of one of the letters referred to below).  



	ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR)


	Has expressed orally that he has no objections to the application.

	ADDITIONAL REPRESENTATIONS:
	Three letters have been received from the owners of the attached, currently vacant property, The Old Mill, who make a number of general observations and objections to the application as follows:



	
	1.
	The application site comprises land which is not owned by the applicants, but by himself and his wife, and they have not been served with the appropriate Notice.



	
	2.
	Parking for Glen View has always been at the rear of the property on the proposed site of the extension.  Only recently, the adjacent land has been purchased and altered without planning permission to form car parking.  The amended application does not include provision for a turning circle.  The present occupiers are reversing their vehicles on to the B6243 causing a danger to other motorists and passers by.  There is ample land available for inclusion of a turning circle.



	
	3.
	The plans shows no alternative pathway to the rear of the extension allowing access to the rear of The Old Mill in their ownership.  



	
	4.
	A fence has also been erected unlawfully on their property by the applicant.


Proposal

Permission is sought for a two storey rear extension measuring 5.6m x 5.4m which would have a pitched roof and external materials comprising rendered walls and reclaimed slates to match the walls and roof of the existing dwelling.

As amended by plans received on 21 August 2007, planning permission is also sought retrospectively for the use of land at the side of the property (formerly part of an access track) as a car parking area.  

Site Location

Glen View is the western end property of a terrace on the north side of Lower Road, Longridge.  The attached property to the east is a currently vacant three storey light industrial/photographic laboratory, and the property at the other end of terrace is another dwelling.  The commercial premises of Country Cakes Ltd are on the opposite side of the road.  

This group of properties is set within a dip in the road where the speed limit is 30mph, and is within the Area of Outstanding Natural Beauty.  

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration comprise the effect of the proposed development upon the appearance of the property itself and the locality in general, and upon the amenities of the adjoining commercial property and highway safety.

As it is at the rear of the property, and is of an appropriate scale, and will be constructed using matching materials, I consider the proposed extension to be acceptable with regards to its effects upon the appearance of the building and the general locality.

The adjoining commercial property has been vacant for a number of years.  A permission was granted in 1996 (3/1996/0150/P) for its conversion into six units of holiday accommodation.  That permission, however, was not implemented and has now lapsed.  The only openings in the eastern side elevation of the extension facing the attached property are a ground floor door and a first floor obscure glazed window.  I do not therefore consider that this domestic extension would have any seriously detrimental effects on the amenities of the adjoining commercial building.  Conditions preventing any further openings in the eastern side elevation, and the permanent retention of obscure glazing, would further protect the adjoining property.  

Immediately adjoining the western side of the property is a piece of land which used to form the first part of an access track off the main road.  When that track was re-routed it became truncated and the applicants have given it a boundary wall and a new surface, and they use it as a parking area.  This section of the former access track could have been used for parking without any planning permission being required.  However, it is considered that the works carried out to formalise this use are such that a change of use of the land has taken place.  In visual terms, I consider that the works represent an improvement on the former appearance, and the County Surveyor has expressed no objections to this aspect of the application on highway safety grounds.  I can therefore see no objections to this element of the proposed development.  

The owner of the adjoining property has made a number of observations/objections, some of which (ie those concerned with land ownership and rights of way) are not relevant to the consideration of this application.)  For Members information, however, the applicants solicitors have stated that all the land comprised in the application site is owned by their client, and the Council does not have any evidence to the contrary.  The adjoining owners comment about the legitimate consideration of highway safety has been addressed in that the County Surveyor has no objections to the application.  

A bat survey report submitted with the application concludes that the proposed building work does not pose any threat to roosting or breeding bats.  This will still, however, need to be the subject of an appropriate condition in the event of planning permission being granted. 

Overall, I can see no legitimate planning objections to either element of this application.  I therefore recommend accordingly.  

SUMMARY OF REASONS FOR APPROVAL

The proposal would have no seriously detrimental effects upon visual amenity, the amenities of any nearby properties or highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

2.
The first floor window in the eastern side elevation of the extension hereby permitted shall be fitted with obscured glass to the satisfaction of the Local Planning Authority and shall remain in that manner in perpetuity.  


REASON:
In the interests of the amenities of adjoining property and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  

3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the extension shall not be altered by the insertion of any window or doorway in its eastern side elevation unless a further planning permission has first been granted in respect thereof.


REASON:
In the interests of the amenities of adjoining property and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  

4.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 5 June 2007.


Reason:  To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.

APPLICATION NO:
3/2007/0657/P
(GRID REF: SD 372274 434641)

PROPOSED AGRICULTURAL BUILDING – CALF REARING UNIT AT LAND OFF MOOR LANE, BILLINGTON MOOR, WHALLEY, LANCASHIRE.

	PARISH COUNCIL:
	The Parish Council objects to this proposal as it has done to the previous applications on the site. We believe that the existing buildings are visually intrusive in the open countryside (Green Belt) and can be seen from many directions. The proposed building although somewhat lower than the building previously allowed has a slightly larger footprint and will increase the sense of visual intrusion.

The Parish Council believes there is no agricultural case for a further new building on this holding. The proposed usage is for calf rearing (number of calves unspecified) which we take to be a ‘factory farming’ type of enterprise where the calves will be permanently enclosed, not allowed out onto the pasture. If the land is also used for its original stated purpose of general stock rearing, which gave rise to the need for winter housing for the cattle concerned, there would be no land left available for further stock numbers.

An additional concern we have is that the ‘winter housing’ building nearing completion may not be used for its original stated purpose but will also be used for calf rearing. Its internal configuration suggests this may be the case. Ownership of a plot of this relatively small size on marginal land should not be used as the ‘gateway’ to an industrial type of agricultural enterprise that could more properly and appropriately be sited elsewhere.

We would welcome the Rural Estates Officer’s views on our concerns. If both buildings were given over to intensive calf rearing, what other facilities might need to be provided on site. Also, speculatively, whether an intensive use such as calf rearing could generate a case for a permanent worker to be on hand, thereby making an opening for a dwelling on the site at some future date?



	
	If permission were granted, which we fervently hope it will not be, then we think many stringent conditions would need to be put in place. If there is a prospect that this type of intensive agricultural operation might eventually lead to a residential application, then it should most definitely be refused.

Upon receipt of the Rural Estates comments the Parish Council submitted further comments reiterating the above, and again questioned the weighting behind the justification for the building in such a prominent, remote and divorced location when existing buildings on site could surely be used for the business in question. And finally, although not in relation to this application, they raised concerns regarding a slurry pit that had been created on site without permission, and questioned its safety so close to a water spring and supply for residents in Billington.

	
	
	

	TRAFFIC AND DEVELOPMENT ENGINEER (LCC):
	No objections in principle to this proposal on road safety grounds. The proposal would provide improved facilities for the existing agricultural work carried out from this location and would have a minimal impact on the number or frequency of vehicular movements to/from Moor Lane.

	
	
	

	ENVIRONMENT AGENCY:
	The Agency has no objection in principle to the proposed development but wishes to make the following comments:

· Site operators should ensure that there is no possibility of contaminated water entering and polluting surface or groundwater.

· The proposed development must fully comply with the terms of the Control of Pollution (Silage, Slurry and Agricultural Fuel Oils) Regulations 1991 (as amended 1997).

· The proposals must fully comply with the DEFRA “Code of Good Agricultural Practice for the Protection of Water”. Guidance can be obtained from DEFRA or the NFU.



	LCC Rural Estates:
	When commenting on the applicant’s earlier application I considered whether an agricultural justification existed having regard to “need” “design” and ”siting”. The applicant intends to expand the scale of his beef enterprise. His system of farming is semi intensive as the cattle are housed for most of the duration they are kept. His proposed system is a recognised one undertaken by other commercial beef enterprises but I am aware that there are other alternatives, which could be adopted by the applicant, which would not necessitate the same building requirements as proposed. I feel it is relevant to refer to this if the scale of buildings on the site is of concern from a planning perspective. I feel the floor area of the building is potentially slightly excessive when compared to the other building it will be used in conjunction with and I consider this could be used reduced by one bay, however, I recognise that additional undercover area could be justified under animal welfare grounds such as to provide an isolation area for sick or injured animals.

I feel the design is appropriate and feel its height has been kept below the typical heights used for general-purpose agricultural buildings (i.e. 3.6m to the eaves). The types of cladding materials are appropriate to its use and I expect you will have your own views as to the suitability of the colour of the roof cladding.

The proposed site provides the most appropriate location given that it will create a nucleus of buildings.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters of objection have been received from nearby residents. The following points of objection have been raised:

· Highway safety issues as there have been numerous instances of cattle escaping onto Whalley Old Road, which has a limit of 60 mph.

· The present buildings are on a plateau, unscreened to the north by any nearby trees and are clearly visible over a wide area of Billington Parish and much of the surrounding countryside. Is this really the proper place for further large-scale developments?

· The colouring of the roof and walls of the existing buildings stand out starkly against the predominantly dark green background, and the new development proposes similar materials which will create a further visual impact.



	
	· The curtilage shown on the previous application has now been enlarged to accommodate the new building. How big will the developed area become?

· The farm referred to in the planning submission is in fact a field. There is no farmhouse. If this calf-rearing unit proceeds in an isolated location away from any dwelling, the question of security will arise, as will the need to be on site more frequently, and then subsequently the need for a house may become necessary.

· The comments from Rural Estates raise no direct reference to what the previously approved buildings were to be for. It appears that the applicants business had not changed much except he requires a new shed for his intensive cattle rearing business.

· It would appear that the comments from Rural Estates place a disproportionate emphasis on those Policies that favour the applicant, and not those that favour the sensitive location.

· The Rural Estates Manager notes that the applicant intends to intensively rear over 140 cattle, which suggests he has hope of more buildings. At what point is the destruction of Billington Moor going to be considered unacceptable?

· If the applicant had applied for an the erection of two large sheds for an intensive cattle rearing undertaking at this location, prior to their being any buildings on the site, would the Local Authority have approved this?

In addition, a letter has been received from the applicant’s agent regarding the issues raised at a previous planning committee, and he wishes to state the following:

· The proposed building is for an existing agricultural unit;

· Water exists on the site at the present time, and feed is brought to the site by van via Moor Lane and this procedure will continue, and

· My client lives in rented accommodation at a farm in Bashall Eaves, and he does not farm this land.




Proposal

The application seeks permission to erect an agricultural building for housing calves, which will be utilised in conjunction with the applicant’s use of an existing building on the unit. The proposed building would occupy a space between two existing agricultural buildings and would use the existing service road. The steel portal framed building will measure 23m x 12.8m x 2.7m eaves height. The building will be fully enclosed consisting of concrete block walling up to 1.2m high and timber space boarding above to roof height. There will be provision for vehicular access through each gable end.

Site Location

The site is located on the north side of Moor Lane and the building would be approximately 60m from the highway. The land slopes down from Moor Lane to the site before continuing to slope down towards Whalley Old Road. There are nearby footpaths linking Whalley Old Road and Moor Lane. The area is designated as both open countryside and Green Belt.

Relevant History

3/2006/0126 – Proposed Agricultural Building to provide winter housing for cattle. (Re-submission) - Granted Conditionally.

3/2005/0967 – Agricultural Building to provide winter housing for cattle – Refused.

3/2005/0184 – Agricultural Building for winter housing for cattle – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy SPG - Agricultural Buildings and Roads.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to erect an agricultural building for housing calves, which will be utilised in conjunction with the applicant’s use of an existing building on the unit. The proposed building would occupy a space between two existing agricultural buildings and would use the existing service road. The applicant intends to operate a beef rearing system on site, rearing calves through to strong store weight. He does operate a beef rearing enterprise but the buildings on site prevent him operating at a scale, which provides a continual through put of mixed ages of cattle. The building which was granted permission in respect of application 05/0967 has been equipped internally to house cattle using cubicle beds and can accommodate between 70 and 80 head of cattle up to 2.5 years of age. This method of housing though is not suitable for rearing calves as they are reared in groups in a straw bedded system. Whilst the existing monopitch roof building is suitable for this purpose its size is not sufficient to house the number of cattle which will be proportionate to the number housed in the recently erected building.

The applicant intends to use the existing monopitch roofed building for storage purposes in particular straw. In addition to the 16 hectares (40 acres) of land owned, the applicant rents 30 acres from his parents, which he took for the first time this year. His occupation of this land is not taken on a formal basis although I was advised that he does not foresee any changes as far as him being able to utilise this land. The applicant also has use of 50 acres of land located at Bashall Eaves where he lives with his partner. Again he has not taken the land on a formal agreement nor does he have exclusive use of the land. The applicant has in the region of 40 head of beef bred cattle of store weight between 10/15 months of age. Up to springtime this year he had 70-80 head of cattle but the older ones were sold. It is the intention to manage a beef enterprise consisting of two groups of cattle each group with 70+ head and consisting of one group up to approx 12-14 months of age and one 15+ months of age. The cattle may be continually housed for the time they are kept on the unit. In addition to the cattle, a flock of 40 commercial breeding ewes that lamb from April onwards are kept. The agricultural operation undertaken from the application site is not a full time commitment for the applicant as his regular employment is a farm labourer at Withgill Farm. However, I am informed it is his aspiration to run the unit as a full time business in the future and hence his reason to expand the scale of the operation.

The two main issues arising from this application are the visual impact of another building at that location, and whether or not there is an agricultural justification for this new agricultural building.

With regards to the visual impact on the open countryside and Green Belt this proposal may have, it must be noted that the existing buildings on site are already visually prominent from the surrounding area. As such, it must be considered as to whether or not this proposal creates further prominence, or whether there will be a minimal impact. It is considered that the design and style of the building is appropriate for this type of area, and feel its height has been kept below the typical heights used for general purpose agricultural buildings (i.e. 3.6m to the eaves). The types of cladding materials are appropriate to its use, and the colour of cladding for roof can be dealt with via a condition. As such, with regards to the location of the building, the proposed site provides the most appropriate location given that it will create a nucleus of buildings, and will not create further built development spread into the open areas surrounding the existing buildings.
With regards to whether or not there is a justification for this building, it was noted by the Rural Estates Manager that the applicant currently operates a beef rearing enterprise at present, but the buildings on site prevent him operating at a scale which provides a continual through put of mixed ages of cattle. When commenting on the applicant’s earlier applications he considered whether an agricultural justification existed having regard to “need” “design” and ”siting”. The applicant intends to expand the scale of his beef enterprise. He notes that his system of farming is semi intensive as the cattle are housed for most of the duration they are kept, and his proposed system is a recognised one undertaken by other commercial beef enterprises, however he is aware that there are other alternatives which could be adopted by the applicant which would not necessitate the same building requirements as proposed. He mentions this in case the scale of the building on the site is of concern from a planning perspective, as he feels the floor area of the building is potentially slightly excessive when compared to the other building it will be used in conjunction with. He does recognise though that additional undercover area could be justified under animal welfare grounds such as to provide an isolation area for sick or injured animals. As such, it is considered that the Rural Estates Manager has found agricultural justification for the proposal by virtue that the existing buildings on site will not provide a continual through put of mixed ages of cattle, and as there are no concerns from a planning point of view of the size of building proposed.

Finally, with regard to the comments of objection by both the Parish Council and the objectors. I have covered the majority of comments raised, within the above report. In addition, I wish the Committee to note the following. The application must be considered and dealt with on the basis of the information submitted, and following the receipt of comments from the Rural Estates Manager, the concern regarding whether there is an agricultural justification for this building has been satisfied. As mentioned above, the other main issue is regarding the visual impact. The existing buildings on site are already visually prominent from the surrounding area, and as such, the decision must be made as to whether or not this proposal creates further prominence, or whether there will be a minimal impact. It is considered that the design and style of the building is appropriate for this type of area, and feel its height has been kept below the typical heights used for general purpose agricultural buildings.
Therefore, whilst I am mindful of the visual impact and the comments from both objectors and the Parish Council, agricultural justification for a building of this size in this location has been demonstrated and, given its location adjacent to existing buildings, I consider the scheme to comply with the relevant policies, and as such to be acceptable.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Precise specifications or samples of the materials to be used for the walls and roof of the approved building, including their colour and texture, shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

Reason:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1, ENV3 and ENV4 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance given the location of the site within the Green Belt.

2.
No development approved by this permission shall be commenced until a scheme for the containment and storage of manure has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.

REASON:  In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan preventing pollution of the water environment.

3.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  

The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.

REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

NOTE(S):

1.
The facilities must comply with the Control of Pollution (Silage, Slurry and Agricultural Fuel Oil) Regulations 1991 (as amended 1997)


Site operators should ensure that there is no possibility of contaminated water entering and polluting surface or underground waters.

2.
The proposals must fully comply with the DEFRA “Code of Good Agricultural Practice for the Protection of Water”.  Guidance can be obtained from DEFRA or NFU.

3.
The proposed development must comply fully with the terms of the Control of Pollution (Silage, Slurry and Agricultural Fuel Oils) Regulations 1991, (as amended 1997).

APPLICATION NO:
3/2007/0747/P
(GRID REF: SD 6420 3595)

PARTIALLY RETROSPECTIVE CHANGE OF USE OF AGRICULTURAL BUILDINGS TO COMMERCIAL USE FOR MAIL ORDER CAR PARTS UNIT AT KITCHEN GREEN FARM, PRESTON ROAD, RIBCHESTER

	PARISH COUNCIL:
	While the Council supports attempts to provide employment in the Parish area there are concerns about this particular application.  Firstly, the proposed development is situated on the B6245, a class 2 distributor road running through the village.  Except in the village centre, the road is subject only to the national speed limit of 60mph.  Traffic counts taken in 2005/06 have shown that by far the majority of traffic passing the entrance to the development site travels at or beyond the 60mph limit.  As the road at this point is relatively straight, there is also a tendency for faster moving traffic to overtake slower vehicles.  Secondly, the proposed site would have a restricted access with limited visibility.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objections to the application subject to the provision of a 2.4m x 160m visibility splay in both directions.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

The application site comprises a dwelling and a relatively small and modern outbuilding used (originally) as a domestic garage and agricultural storage building.  The outbuilding has blockwork walls and a corrugated tin sheet mono pitched roof.  It is L shaped in form having a length of 15.5m and a width of 4.8m at one end and 3.4m at the other end.  It has a maximum height of 2.9m.  

Permission is sought for a small extension to regularise the shape of the building by giving it a uniform width of 4.8m.  The block walls would be rendered and the corrugated sheet roof would be replaced with reclaimed slates.  The maximum height of the building would remain unchanged.

The use of the building would be changed to the storage of car parts for the applicants mail order business.  The application is partially retrospective as the building (in its existing form) is already being used for this purpose on a small scale.  

Site Location

Kitchen Green Farm is on the north eastern side of Preston Road in the open countryside between Ribchester and Longridge. 

Relevant History

3/2007/0232/P – Partially retrospective application for change of use of agricultural buildings to commercial use for mail order car parts unit.  Refused. 

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP9 - Conversions for Employment Uses.

Environmental, AONB, Human Rights and Other Issues

Previous application 3/2007/0232/P sought planning permission for the same extensions and alterations to the outbuilding, and for the same change of use, as proposed in this current application.  In respect of that application, there were no objections to the alterations to the building in visual amenity terms, and the relatively small business use was also considered to be acceptable in principle.  However, in accordance with the recommendation by the County Surveyor, the application was refused for the following reason:

· The existing access to the site is extremely substandard due to its restricted width and nil visibility to the left on egress.  As such, and as the access is on to a class 2 local distributor road, which is subject only to the national 60mph speed limit, the use of the access for the proposed commercial purposes would be seriously detrimental to highway safety contrary to the requirements of Policies G1 and EMP9 of the Ribble Valley Districtwide Local Plan.

Following that refused application, the County Surveyor met with the applicant and a representative of Lancashire Rural Futures at the site.  At that meeting it was agreed that the main problem with the site entrance was the poor visibility downhill towards Ribchester.  The problem is exacerbated by the common practice of drivers overtaking slower vehicles as they reach the relatively straight stretch of road close to the site entrance.  The County Surveyor agreed that the provision of a visibility splay of 2.4m x 160m in both directions would be sufficient to make the proposal acceptable, and that the provision of such splays was possible within the land under the applicants control.  

In the direction towards Longridge, a visibility splay of the required dimensions already exists.  The provision of the required splay in the direction towards Ribchester, would involve the cutting back and partial repositioning of an existing hedge.  It is not considered that this would cause any serious detriment to visual amenity.  Subject to the provision and retention of the required visibility splays in both directions, the County Surveyor has no objections to this current application.

As the sole objection to the previous identical application has now been overcome, I can see no objections to this current application.  I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal would have no seriously detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.  

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
Prior to the first use of the building, following its extension, for the storage and despatch of car parts on a commercial mail order basis, a visibility splay shall be provided which comprises the land in front of a line drawn from a point 2.4m measured along the centre line of the site access from the continuation of the nearer edge of the carriageway of Preston Road (B6245) to points measured 160m in each direction along the nearer edge of the carriageway of Preston Road, from the centre line of the access.  


Thereafter, notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995, nothing shall be erected or planted, or allowed to remain, in the visibility splay which is in excess of 1m above the level of the adjoining carriageway.  


REASON: In the interests of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/0754/P 
(GRID REF: SD 6852 3572)

PROPOSED CREATION OF A TIMBER FRAMED AMERICAN BARN TYPE STABLE BUILDING TO HOUSE 6 NO HORSES AND ERECTION OF A TIMBER FENCED RIDING ménage  40M X 20M AT ALMOND’S FARM, DINCKLEY

	PARISH COUNCIL:
	Dinckley Parish meeting object to the application on the following grounds:



	
	1.
	Increased traffic and thereby traffic noise on local roads. 



	
	2.
	Highway safety as the access is on a dangerous bend.



	
	3.
	Danger to cyclists as the access is on the Lancashire Cycle Way.



	
	4.
	Lighting would be needed for a development of this size which would be harmful to the character of the locality.  



	
	5.
	Parking is also likely to be required for vets visits etc for a development accommodating 8 horses.



	
	6.
	An application for a mobile home at the site is likely.



	
	7.
	The number of unidentified vehicles associated with this development would increase the potential for crime in the locality.



	
	8.
	We are surprised that the applicant has stated that the stabling, schooling and livery of 8 horses is for her personal use.  She will no doubt employ other people, come to live in the Parish and eventually apply for permission to build a house on a most unsuitable road which will increase danger to walkers, cyclists and residents.  This would be detrimental to the peace and quiet of a beautiful part of the Borough.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Views awaited at the time of preparation of this report.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters have been received from local residents who expressed similar objections to those made by the Parish Council plus the following:



	
	1.
	There is no facility for slurry and waste which will be necessary for eight horses.



	
	2.
	The size of the barn, the type of construction, its location, the intended usage and possible further development is totally out of keeping with the area, increasing the likelihood of road accidents, further damage to the verges and the possibility of attracting criminal elements from outside the village.  



	
	3.
	The two foaling boxes indicate that breeding is envisaged.  Horses notoriously foal in the night and are often late in foaling necessitating two or three weeks of regular night visits by the owner, possibly accompanied by a vet.  This will obviously lead to increased traffic and parked cars at night, unless of course the owner takes up residence in a caravan.  



	
	4.
	The unattended yard would pose a huge security risk both for the owners and local residents and wonder if this, in future, may be used to support an application for a residence on the site. 



	
	5.
	A barn of this size indicates a commercial rather than a personal use.  



	
	6.
	Maintenance and training of eight horses would require approximately 16 hours work a day.  This would be difficult to carry out especially in the winter months, especially without floodlighting and power.  



	
	7.
	The land in the proposed location of the barn is prone to regular flooding and further compaction would increase this problem.



	
	8.
	As the majority of horses do not belong to the stable owner, the carbon footprint is bound to increase due to owners driving their vehicles and horse boxes to the stables.  


Proposal

As originally submitted the proposed building had dimensions of 22.6m x 11.4m and contained six stables, two foaling boxes, a hay and straw store and a feed store/tack room. 

In amended plans received on 6 November 2007 the length of the building has been reduced to 20.7m and the number of stables has been reduced to four.  The proposed building has an eaves height of 2.78m and a ridge height of 4.28m.  The walls up to 1.4m would be horizontal timber boarding with vertical timber boarding above that height.  The roof would be anthracite coloured cement sheeting.  

The 40m x 20m ménage surrounded by a 1.4m high post and rail fence is also proposed.  No lighting is proposed in the application.  

The stables and ménage are to be for private purposes only, and the applicant has provided the Local Planning Authority with proof that she owns six horses.  

Site Location

The proposed stable building and ménage are to be constructed close to the roadside boundary of a field to the north side of Ribchester Road, Dinckley.  To the east of the site is an access road to the residential property Almonds Fold whilst to the west of the field is Fence Gate Farm. 

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

This is an application for a private recreational development in the open countryside.  As such, it falls to be considered against the requirements of Policies G1 and ENV3 of the Local Plan.  

Policy ENV3 requires development to be in keeping with the character of the landscape area and to reflect local vernacular, scale, style, features and building materials.  The proposed building, having stained timber walls and a dark coloured roof, has the appearance of an agricultural building.  As such, I consider it to be appropriate to the locality in visual terms.  It will be partially screened from the east by an existing small woodland, and, in the amended plans, additional landscaping/screen planting is shown in the area between the building and the road.  Further details of the landscaping, however, will be required through the imposition of an appropriate condition in the event of planning permission being granted.  

Policy G1 comprises a number of criteria of which the following are considered to be relevant to this particular application:

(a)
Development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature. 

(b)
The likely scale and type of traffic generation will be assessed in relationship to the highway infrastructure and the proposed and existing public transport network.  This will include safety, operational efficiency, amenity and environmental considerations.  

(c)
Development should make adequate arrangements for car parking.

(d)
A safe access should be provided which is suitable to accommodate the scale and type of traffic likely to be generated. 

(h)
Materials used should be sympathetic to the character of the area. 

In respect of Criteria (a), numerous private equestrian developments of this type have been granted planning permission in this locality and also in other parts of the Borough.  Some of those are as large or even larger than that comprised in this application.  I do not consider the size and intensity of the proposed use to be inappropriate for the locality.  The design and external materials also appropriately give the appearance of an agricultural building.  

In respect of Criteria (b), the written observations of the County Surveyor were awaited at the time of preparation of this report.  Based on his observations on similar applications, however, it is not anticipated that he will express any objections to this application on highway safety grounds.  The consideration of Criterion (c) and (d) are also, to some extent, dependent upon the views of the County Surveyor.  However, parking spaces within the site would probably not be required for a private equestrian development of this type, and there is an existing access into the field off the access which also serves the residential property, Almonds Fold.  

Whilst appreciating the concerns expressed by the Parish Council and a number of local residents, I do not consider this to be an inappropriate development in this open countryside location.  It is not so close to any residential property that the amenities of its occupiers would be harmed by noise or smells etc, and I consider the appearance of the building to be acceptable.  

Any future applications (for example for a dwelling or mobile home on the site, or lighting for the ménage or the provision of a parking area) would be considered on their own merits.  Any application for residential development, of whatever type, is very unlikely to be considered favourably.

Subject, therefore, to a consideration of the views of the County Surveyor, I can see no objections to the proposal and therefore recommend accordingly.  

SUMMARY OF REASONS FOR APPROVAL

The proposed development would have no seriously detrimental effect upon visual amenity, the amenities of any nearby residents or highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):  

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 6 November 2007.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments.

2.
The stables and ménage hereby permitted shall be used for private creational purposes only, and shall not be used in connection with any commercial enterprise such as livery stables or riding school.  


REASON:  In the interests of the amenities and character of the locality and highway safety, and to comply with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan.

3.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
Notwithstanding the details shown on the submitted amended plan, the development hereby permitted shall not be commenced until further details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate the types and numbers of trees and shrubs to be planted and their distribution on site.


The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
No external lighting shall be erected/installed at the site unless a further planning permission has first been granted in respect thereof. 


REASON:  In the interest of the amenity of the locality, and to comply with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan.  

6.
No development approved by this permission shall be commenced until a scheme for the containment and storage of manure has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with approved plans.


REASON:  To prevent pollution of the water environment in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/0868/P
(GRID REF: SD 68009  32923)

TWO STOREY EXTENSION PROVIDING GARAGE WITH LOUNGE AT FIRST FLOOR LEVEL INCLUDING A JULIET BALCONY AT 10 CLAYTON GROVE SALESBURY BB1 9HJ

	PARISH COUNCIL:
	No representations received

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received which raises the following:

· Overlooking and loss of privacy with suggestion of ensuring the windows on the rear are obscure glazed

· Possible further encroachment onto green belt

· Were any conditions attached when an appeal at Bristol was granted permission for the inclusion of green belt land (3/95/0019)

· Blue slate is intended for the roof but the existing property is roofed in Green Westmorland slate 


Proposal

Consent is sought for a two storey extension providing a garage with lounge at first floor level including a Juliet Balcony. Approximate dimensions of the extension are 4.5m x 8.8m x 7m in height to the ridge of the pitched roof.

Site Location

The property is one of an end terrace within the settlement limit of Salesbury.

Relevant History

3/96/0235/P – Proposed extension of existing garage

3/95/0019/P – Change of use from agricultural land to domestic curtilage

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are effects on the Area of Outstanding Natural Beauty and potential impact on neighbouring residential amenity.

A planning application was submitted for an extension of the existing garage (3/96/0235/P). Planning permission was granted but very little work has been carried out to this effect. Work has already started on site at ground floor level for this proposal.

In terms of the visual impact of the works it is considered that the scale, design and size of the proposal is acceptable. 

I note the objection regarding roofing materials and I have requested a material condition to ensure suitable materials are used. 

With reference to conditions that were attached to the previous application (3/95/0019/P) relating to the change of use from agricultural land to domestic curtilage it is noted that the Inspector imposed a condition to ensure that ‘ the land shall only be used as a garden and no building shall be erected on it without the consent of the local planning authority’. This does not necessarily prohibit any building work but merely enables the planning authority to control the development. I consider that this is a modest extension within the defined curtilage which would not encroach further onto green belt or have an adverse impact on the greenbelt policy.

Proposed impact on neighbouring amenity would be minimal as the property backs onto open green belt and property 3A Clayton Grove would not be directly overlooked, is approx. 22 metres away and is obscured by a large hedge. I do not consider the need to implement a condition of obscure glass on the window of the rear elevation is necessary.

Therefore, having regard to all the above I am of the opinion that the works would not prove significantly detrimental to the existing green belt or the visual and residential amenity and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

APPLICATION NO:
3/2007/0869/P
(GRID REF: SD 7350 3759)

PROPOSED ERECTION OF EXTENSION TO FORM DRY GOODS STORAGE AREA AT SPREAD EAGLE HOTEL, CLITHEROE ROAD, BARROW

	PARISH COUNCIL:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the owners of the adjoining property to the north of the site who object to the proposal for the following reasons:



	
	1.
	When they recently purchased their property, whilst appreciating that it was next to the Spread Eagle, they did not anticipate the creation of a dry store, bottle bank and delivery vehicle manoeuvring area and waste bins just over the garden wall from their property.  



	
	2.
	There have been two permissions for extensions to this property already this year, this is the third and there is also a fourth.  



	
	3.
	The building has been converted and extended to the maximum in recent years spoiling its appearance from a country pub to a large restaurant.



	
	4.
	There is room for this development to the east side of the ladies toilets without extending past the north wall of the toilet building, but this has probably not been proposed as it would put the smell and noise from the bins and bottles closer to the paying customer rather than close to his property.  



	
	5.
	The proposed flat roof is not in-keeping with the rest of the building.



	
	6.
	The outside storage bins could cause nuisance in the form of smells and vermin.



	
	7.
	There would appear to be health and safety issues in respect of the lack of segregation between the vehicle turning area and the existing public footpath.



	
	8.
	Noise nuisance will be caused by the use, movement and emptying of the various bins, and by deliveries to the public house, unless a suitable time restriction is put on all such activities.


Proposal

Planning permission is sought for a flat roofed single storey extension of irregular shape on to the western part of the northern side elevation of this public house to be used as a dry goods and chilled vegetable storage area.  It would have rendered walls to match the existing building and has been designed with no windows and will be fitted with heavy doors (to ensure the best possible sound insulation).  

The plans also show that a used bottle storage container and two 1100 litre bins would be positioned outside the extension.  

The area to the east of the extension would be used as a delivery vehicle turning area.  

Site Location

The application relates to the existing public house on the west side of Clitheroe Road opposite Whalley Industrial Park.  There is a former farmhouse and residential barn conversion to the rear of the public house and further dwellings fronting the road to the north of the site.  

Relevant History

3/2004/1011/P – Two storey extension on the south elevation.  Refused.

3/2005/0066/P – Two storey side extension on the south elevation (resubmission).  Approved. 

3/2005/0522/P – Installation of six velux roof lights. Approved. 

3/2007/0006/P – Extensions to restaurant and kitchen on the south elevation, and access alterations.  Approved. 

3/2007/0427/P – Amendments to permission 3/2007/0006/P.  Approved. 

3/2007/0926/P – Small extension to kitchen and relocation of extract duct.  Report also on this agenda.  

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The application relates to the presently vacant public house which has been considerably extended and altered in recent years by a previous owner.  The applicant, who is the new owner of the property, has also obtained planning permission for a number of extensions which have not yet been implemented.  

The applicant has realised that, even with the implementation of the existing permissions, there is insufficient room within the building for the storage of dry goods and chilled vegetables, and no designated area for the outside storage of waste bins.  This application seeks to address that deficiency.  

The matters for consideration relate to the effects of the extension upon the appearance of the property itself and the general locality, and upon the amenities of nearby residents and highway safety.  

The extension has been designed with a flat roof and rendered walls with no windows.  At the top of the walls is a stone coping to a small parapet.  Rather than a flat roofed extension this gives the visual impression from the outside of a walled yard, which is not an alien feature at a public house.  The flat roof also keeps the height of the building as low as possible and thereby reduces its effects on nearby residential properties.  Additionally, the positioning of the extension on the western part of the north elevation ie away from the highway reduces its visual impact.  Overall, I consider the extension to be acceptable with regards to its effects upon the appearance of the building itself and the locality in general.  

In view of its single storey design with a flat roof I do not consider that the extension would have any overbearing or overshadowing effects on the neighbouring property, from which it is separated, in any event by a low wall and a Leylandii hedge which is approximately 2.5m high.  The detailed design of the extension (ie the lack of windows) and its use for storage purposes, is also such that there should be no noise nuisance to neighbours caused by activities within the extension.  Any potential for noise nuisance concerned with the outside storage, and by delivery vehicles, can be controlled by appropriate time restriction conditions.

In previous applications, the County Surveyor has sought to restrict deliveries to the north side of the building, in order to avoid conflict with customers and their cars on the main south side of the building, in the interests of highway safety.  That arrangement is retained in this current application.  

Overall, subject to appropriate conditions, I consider the proposal to be acceptable.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
All servicing/deliveries shall take place off the highway and shall only utilise the access and manoeuvring area on the northern side of the building.


REASON: In order to avoid conflict between service vehicles and customers using the car park on the southern side of the building, in the interests of highway safety, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  

2.
No deliveries shall be made to the premises outside the hours of 9am to 5pm on any day. 


REASON: In the interests of the amenities of nearby residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  

3.
No waste shall be deposited in the 2 external waste bins and no bottles shall be placed in the used bottle storage container outside the hours of 9am to 5pm on any day, and there shall be no collection of any waste materials (including used bottles) from the premises outside these hours.


REASON: In the interests of the amenities of nearby residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  

4.
No windows shall at any time be formed in the extension hereby permitted unless a further planning permission has first been granted in respect thereof.  


REASON: In the interests of the amenities of nearby residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  

APPLICATION NO: 3/2007/0877/P
(GRID REF: SD 7456 4121)

PROPOSED CONSTRUCTION OF BEDROOM WITH EN-SUITE OVER EXISTING GROUND FLOOR EXTENSION AND CONSERVATORY TO REAR OF PROPERTY AT 21 LITTLEMOOR ROAD, CLITHEROE

	TOWN COUNCIL:
	No objection.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No comments received.


Proposal

Consent is sought for two extensions to a semi detached dwelling.  Firstly a rear conservatory is shown having approximate dimensions of 3.4m x 3m x 3.3m in height having a lean-to roof.  In terms of construction materials this aspect would have a brick plinth of approximately 800mm with uPVC glazing above.  The remainder of the works involve extending above an existing single storey side extension with overall approximate dimensions of 4m x 6.8m x 7.6m in height in materials to match the existing dwelling – brick plinth with render above under a slate roof. 

Site Location

This is a semi detached dwelling to the east of Littlemoor Road within Clitheroe.

Relevant History

3/03/0660/P – Single storey domestic extension.  Approved with conditions 9 October 2003.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Matters for consideration in the determination of this application are effect on street scene and potential impact on neighbouring amenity.  With regard to the latter it is the relationship with No. 23 to its south which warrants further consideration.  This scheme proposes a rear conservatory approximately 900mm from the boundary.  There is a fence in situ at present but this is low level and would enable direct views into the neighbour’s garden.  I am of the opinion that the conservatory would not lead to significant loss of light to that dwelling and thus securing that the glazing to the conservatory on the affected elevation is obscured should be sufficient to protect existing amenities.

Turning to potential impact on street scene.  It should be noted that the first floor side extension is above a previous extension which had a minimal front set back.  These works have the same set back from the front elevation of the main house, 200mm, with the plans amended to detail a minor set down of the ridge approximately 100mm.  Whilst these are only modest they will still give a sense of visual relief to the built form.  Regard should also be had to the fact that this dwelling is the end one in a row of semi detached houses with a gap of approximately 18m to the gable of the terraced row to its north.  The concerns evident on other side extensions and need for set back and set down to avoid a terracing effect is therefore not applicable to this case.  However, scale and massing in relation to the remainder of the street scene is.  After giving this matter careful consideration I am of the opinion that there would not be a significant detriment to the visual qualities of the street scene as a result of these works and therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plans received on 8 November 2007 which detail a set down to the ridge line.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments.

2.
The window on the side elevation of the conservatory shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


REASON:  In order to protect nearby residential amenity as required by with Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

APPLICATION NO:
3/2007/0926/P
(GRID REF: SD 7350 3759)

PROPOSED SMALL EXTENSION TO KITCHEN AND RELOCATE EXTRACT DUCT AT SPREAD EAGLE HOTEL, CLITHEROE ROAD, BARROW

	PARISH COUNCIL:
	No objections but concern expressed that the duct does not inconvenience the neighbours.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the owners of the barn conversion dwelling at the rear of the site who object to the application on the grounds that the extension would be directly against the rear entrance and yard of their property and that noise nuisance and cooking smells would interfere with their enjoyment of their dwelling.


Proposal

Planning permission is sought for a very small flat roofed extension to the kitchen on the rear (western) elevation of the building.  As originally submitted, this was approximately 6m long and projected 2m from the rear elevation for the whole of its length.  In amended plans received on 8 November 2007, however, the extension has been reduced in size.  It is still 6m long, but is 1.6m wide for 4.2m of its length and 2m wide for the rest.  The extension is to be constructed using natural stone, a sample of which is to be submitted for the approval of the Local Planning Authority. 

There are two existing extract flues which vent at ground floor level through the existing kitchen wall which faces the dwelling at the rear of the site.  The second element of this application is that these flues will be removed and replaced with a new vent through the roof of the existing kitchen and up the rear wall of the two storey part of the building.  The new single flue would therefore be further away from the neighbouring dwelling and its fumes would be emitted at a height of 7.2m as opposed to the 3m height of the two existing flues.  The flue is to be of galvanised steel construction, but its external colour can be required by condition to match the wall of the building.  

Site Location

The application relates to the existing public house on the west side of Clitheroe Road opposite Whalley Industrial Park.  There is a former farmhouse and residential barn conversion to the rear of the public house and further dwellings fronting the road to the north of the site.  

Relevant History

3/2004/1011/P – Two storey extension on the south elevation.  Refused. 

3/2005/0066/P – Two storey side extension on the south elevation (resubmission).  Approved. 

3/2005/0522/P – Installation of six velux roof lights. Approved. 

3/2007/0006/P – Extensions to restaurant and kitchen on the south elevation, and access alterations.  Approved. 

3/2007/0427/P – Amendments to permission 3/2007/0006/P.  Approved. 

3/2007/0869/P – Extension to provide dry storage area.  Report also on this agenda.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

This very small single storey extension on to the rear of this public house would have minimal effects on the appearance of the building itself or the locality in general.

The only concern therefore relates to its effects on the amenities of the dwelling at the rear of the site.  

In a letter submitted with the amended plans, the applicants agent says that the extension has been reduced in width to make it fit within the line of the existing 1.9m high boundary fence which itself, he says is 0.6m on the applicants side of the legal boundary.  The agent says that the fence would not be moved at all during construction, but the extension would be built up to it.  This amendment was made in response to the objection received from the owner of the adjoining property. 

The existing kitchen wall is already only 1.6m to 2m away from the boundary fence which does not follow a straight line.  The extension will bring the kitchen wall right up to that fence, but it would only project 1m above the height of the fence.  As at present, there would be no windows in the kitchen extension.  I consider that the effects of its slightly closer proximity to the neighbouring dwelling would be minimal and, in my opinion, would be more than compensated for by the replacement of the existing two flues by a single flue which is further away from the neighbouring property and emits its fumes at a considerably increased height.  

Overall, subject to appropriate conditions, I can see no objections to this relatively small extension to the existing kitchen and alterations to the extract flues.  

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 8 November 2007.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments.

2.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
No windows shall at any time be formed in the extension hereby permitted unless a further planning permission has first been granted in respect thereof.  


REASON: In the interests of the amenities of nearby residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  

4.
Prior to its installation, precise details of the external colour of the extract flue shall be submitted to and approved in writing by the Local Planning Authority.  The flue shall be either installed in the approved colour or shall be painted that colour prior to its first use.  Thereafter, the flue shall be retained in the approved colour unless the Local Planning Authority agrees in writing to any alternative colour.


REASON: To ensure that the flue matches as closely as possible the external colour of the building in the interests of visual amenity and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  

APPLICATION NO:
3/2007/0929/P
(GRID REF: SD 7080 3452)

PROPOSED TWO STOREY SIDE EXTENSION, SINGLE STOREY REAR EXTENSION AND REAR CONSERVATORY AT 152 WHALLEY ROAD, LANGHO

	PARISH COUNCIL:
	Objects to this application as they feel it will impinge on the adjacent property and will have a detrimental visual impact.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

The proposal involves the demolition of a detached garage and a single storey kitchen at the rear which projects 1.7m beyond the main two storey rear elevation.  

Permission is then sought for a two storey pitched roofed side extension with a single storey pitched roofed projection at the front.  The single storey part would project 0.6m forward of the existing front elevation, but the main two storey part would be set back 0.7m behind the front elevation, and its ridge height would be 0.3m lower than the existing ridge.  This extension would extend right up to the boundary with the neighbouring property, but it would not contain any door or window openings.  

At the rear, a single storey extension with a mono pitched roof is proposed.  This would project 2.1m from the existing rear elevation and would extend across the whole width of the property, including behind the proposed two storey side extension.  

Finally, a conservatory is proposed which would be constructed at the southern end of the single storey rear extension, from which it would extend by a further 3.4m and it would be 3.1m wide.  Its southern end wall which faces the other half of the semi detached pair is to be predominantly rendered brickwork, and the high level windows, and the angled end window in that elevation are to be fitted with obscured glass.  

The external materials of all three elements of the proposal comprise brickwork, render and roof tiles, all to match the existing property (with the exception of the conservatory roof which would be glazed).  

Site Location

The application relates to a semi-detached house on the east side of the original route of Whalley Road, Langho, prior to the construction of the Petre roundabout.  It is adjoined to the south by the other half of the semi detached pair, to the north by another semi detached house, and at the rear by the railway embankment.  

Relevant History

None. 

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in this application relate to the effects of the proposed extensions on the appearance of the property itself and street scene, and upon the amenities of neighbouring residents.  

The two storey side extension is appropriately designed with a set back from the front elevation and a lower ridge than the existing roof, and is to be constructed using matching external materials.  As such, I do not consider that this extension would have any seriously detrimental effects on the appearance of the property itself or the street scene.  Any potential terracing effect has been addressed by the setback and lower ridge.

As the two storey extension would not extend any further to the rear than the line of the existing rear elevation, I do not consider that it would have any detrimental effects on the amenities of the adjoining property to the north.  As there are no windows in the side elevation of the two storey extension, the privacy of those neighbours would also  not be prejudiced. 

As the single storey extension at the rear would project only slightly further than the existing single storey kitchen, I do not consider that this would have any seriously detrimental effects on the amenities of either of the neighbouring properties.   

Finally, the conservatory has been appropriately designed to incorporate a wall and obscured glazing in the elevation adjoining the boundary with the other half of the semi detached pair, such that it would not prejudice the privacy of that property.

Although no objections have been received from any of the neighbouring properties, the Parish Council considers that the proposal will impinge on the adjacent property and that it will have a detrimental visual impact.  Whilst appreciating the Parish Council's viewpoint, I consider, for the reasons explained above, that the scheme of extensions has been appropriately designed so that it does not impinge upon the adjacent property nor result in any serious detriment to the appearance of the street scene.

A bat survey report submitted with the application concludes that the proposed extension and building/roofing work does not pose any threat of disturbance to bats or loss of a bat roost, hibernation site or a breeding population.   This, however, will still need to be subject of an appropriate condition in the event of planning permission being granted. 

Overall, subject to appropriate conditions I can see no objections to this application.  

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

2.
The windows in the southern side elevation of the conservatory hereby permitted shall be fitted with obscured glass to the satisfaction of the Local Planning Authority and shall be retained in that manner in perpetuity.  


REASON: To protect the privacy of an adjoining property and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the extensions and conservatory hereby permitted shall not altered by the insertion of any window or doorway in their northern or southern side elevations unless a further planning permission has first been granted in respect thereof.   


REASON: To protect the privacy of an adjoining property and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 18 September 2007.


Reason:  To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.

APPLICATION NO:
3/2007/0947/P
(GRID REF: SD 6475 3270)

PROPOSED DEMOLITION/REMOVAL OF EXISTING SHED, FENCE AND TREES WHICH BORDER THE PROPERTY AND REPLACING THEM WITH A 1.8M HIGH DRY STONE WALL TO THE PROPERTY BOUNDARY, AND FITTING A GATE FOR VEHICLE ACCESS AT HOUGHTON FARM COTTAGE, OSBALDESTON LANE, OSBALDESTON

	PARISH COUNCIL:
	No observations have been received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the owners of one of the properties which are served by the access road which runs at the side of the application site.  They object to the application as follows:



	
	1.
	The plan does not detail the position of the boundary of Houghton Farm Cottage and therefore does not indicate what the remaining width of the access road would be after the wall was built.  The development could therefore encroach on to the road which serves two farms and a private dwelling, and is used by wide and heavy agricultural machinery and may also be needed by emergency vehicles.



	
	2.
	A 1.83m high dry stone wall would not be stable and would be a danger to passers by and local residents.



	
	3.
	The area to be enclosed by the new wall is now part of the existing access.



	
	4.
	Is provision being provided to allow vehicles to leave the enclosed space in a forward gear rather than in reverse which would be a hazard.



	
	5.
	The footing of the new wall would be on unstable ground as the area was previously a ditch for top water and the area is also prone to flooding. 


Proposal

The approximately 19m long side boundary of Houghton Farm Cottage is presently defined by a combination of the side wall of a brick outbuilding, a length of Leylandii hedge and a timber fence which is in a poor state of repair.  These do not follow a straight line and are set slightly away from the side boundary of the curtilage.  Planning permission is sought for the demolition of the outbuilding and the removal of the hedge and fence to be replaced by an approximately 19m long 1.83m high dry stone wall following a uniform line slightly inside the curtilage boundary.  Between the front end of the proposed wall and the side of the dwelling, a double gate would be fitted giving access to a parking area.  

Site Location

Houghton Farm Cottage is an end of terrace cottage on the west side of Osbaldeston Lane which has a northern side boundary to an access road serving three properties.  

Relevant History

3/2004/0123/P – Garden store.  Approved. 

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The existing side boundary of this property comprises a mixture of the side wall of a stone outbuilding, an overgrown Leylandii hedge and an old fence which is in a poor state of repair, the combination of which does not contribute in any positive manner to the appearance of the locality.  In my opinion, the proposed dry stone wall and entrance gates would significantly improve the appearance of this boundary to the general benefit of the locality.  It would not immediately adjoin any neighbouring dwellings and would therefore not have any detrimental effects on the residential amenities of any neighbours.  

In response to the concerns/objections expressed by a nearby resident, the applicant has made the following comments.

· The property boundary is currently marked by a line of cobbles (except where the cobbles curve inwards towards the property).  The proposed wall will be built inside these cobbles (except where they curve) and the cobbles then removed, effectively reducing the property’s boundary as the wall becomes the boundary. 

· The track width is unaffected as this is not my land and therefore I do not of course proposed to build on it.  However, the track could be considered to be effectively widened by around 20cm given that I will be removing the cobbles which currently mark the boundary.

· The dry stone wall will be built by a local specialist in place of the existing unattractive fence badly constructed stone outbuilding and trees which, when removed, will afford more light and better views to neighbouring properties.  The proposal will be more attractive and more sympathetic to the rural aspects of the area. 

I do not disagree with the applicants opinion, and can see no objections subject to the submission for approval of a sample of stone to be used in this construction of the wall.  

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Precise details or a sample of the stone and pointing to be used in the construction of the wall shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of the development.


REASON: In the interests of visual amenity and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/0961
(GRID REF: SD 73465 40788)

TWO STOREY SIDE EXTENSION TO EXISTING PROPERTY AT 79 KEMPLE VIEW CLITHEROE BB7 2QJ.

	PARISH COUNCIL:
	No objections.



	ADDITIONAL REPRESENTATIONS:
	One letter of opposition has been received from neighbouring property No. 77 which raises the following:

· Noise disturbance, smells and disruption

· How will the site be made secure with the removal of the boundary fence 

· Traffic disruption due to excess vehicles and its effects on safety of children and pets

· How will the existing car-port be effected 

· Invasion of privacy and feeling of overcrowding

· Loss of light inside property and garden

· How will the build affect the property ie foundations to be dug

· If access is needed onto the property it will be treated as trespass.

· How will the build affect further planning for either property now or in the future


Proposal

Consent is sought for a two storey side extension with approx. dimensions of 6.5m x 2.2m x 6.4m in height to the ridge of a pitched roof and finished in materials to match those of the existing building.

Site Location

This is a semi-detached property within the settlement limit of Clitheroe.

Relevant History

None

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are effects on street scene and potential impact on neighbouring residential amenity.

In terms of the visual impact of the works the Councils SPG on “Extensions and alterations to dwellings” advocates a set down and set back of any extension. This scheme does adhere to this guidance as it would be set back approximately 0.5m from ground floor level and have a lower ridge line than the main property and as such would not prove unduly prominent given that it provides some visual break from the existing building. 

A number of objections were made by the adjacent property No. 77 one of which was loss of light. Due to the size of the extension some loss of light would inevitably occur to No. 77 which has windows in the side elevation facing the proposed extension. However, in my view, this would not be significant as to warrant refusal as the window on first floor level is small and obscure glazed and the window on ground floor level is also small and provides light to a non-habitable room.

A number of other objections were also made by No. 77 which related mostly to the effects on the boundary fence, access onto the property and effects of any foundation work which are not planning considerations.

Therefore, having regard to all the above I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the two storey side extension shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


REASON:  In order to safeguard nearby residential amenity in accordance with Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.
APPLICATION NO:
3/2007/0971/P
(GRID REF: SD 8585 4960)

PROPOSED CONSTRUCTION OF SUNROOM EXTENSION AT 4 HORTON LODGE, HORTON-IN-CRAVEN

	PARISH COUNCIL:
	No observations received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received which raises concern on the following issues.



	
	1.
	The glazed side sliding folding door inappropriate.



	
	2.
	Size of extension creates shadows and loss of sunlight.



	
	3.
	Sky light on the western elevation is not in-keeping.



	
	4.
	Access to the house will not be improved as the only access is through a courtyard.



	
	5.
	The extension when constructed will cause disruption to all neighbours.


Proposal

This proposal is for an extension to an existing pitched roof rear extension and would be approximately the same size as the existing extension.  The proposal would involve a double pitch with a valley gutter in between the existing and a new extension.  The extension measures 3.4m x 4.6m with a maximum height of 4m.  It is constructed of stone and slate to match the existing and will have a predominantly glazed west elevation with velux roof lights on either side.  

Site Location

The site is located within the complex of residential units on the former public health conversion at Craven.  It is in the open countryside and the site borders the local beck.  
Relevant History

3/98/0789/P - Conversion of former hotel to 8 dwellings.  Approved with conditions.

3/99/0538/P – Change of house type.  

Relevant Policies

Policy G1 - Development Control.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues to consider relate to the visual impact caused by the proposal and whether there is any impact on residential amenity.  In terms of visual impact I am satisfied that given that the building is effectively screened from any vantage point, there is no significant harm caused by the additional extension.  Although the extension will add to the original built form of the original conversion scheme, I consider that the design is sympathetic and relates sufficiently well to the main building.  

In terms of residential amenity, I note the concerns expressed but do not consider that the resultant extension would cause any harm to neighbouring amenity by virtue of loss of light.  I am also satisfied that the design is sympathetic irrespective of the comments regarding the unsuitable roof lights and glazed elements of the scheme.  In relation to disturbance caused by the works, this is not a relevant planning consideration.  

I consider a recommendation of approval to be appropriate. 

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

2.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 3 October 2007.


Reason:  To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.

APPLICATION NO:
3/2007/0978/P
(GRID REF: SD 362973 440877)

CONSTRUCTION OF AN EXTENSION TO EXISTING GARAGE, DEMOLITION OF EXISTING STABLES (RE-SUBMISSION) AT GOOD HEYS FARM, THORNLEY-WITH-WHEATLEY, PRESTON, LANCASHIRE.

	PARISH COUNCIL:
	No observations or comments have been received at the time of the reports submission.



	ADDITIONAL REPRESENTATIONS:
	No observations or comments have been received at the time of the reports submission, however there were concerns raised towards the previous application such as:

1.
impact on residential amenity;

2.
impact on A.O.N.B;

3.
over development of site;

4.
loss of light; and

5.
use of the site for business purposes.


Proposal

The application seeks permission to demolish an existing stable building attached to an existing two-storey garage building, and replace it with a new, one and a half storey extension that will contain an office and tack room at ground floor level, and a storage area at first floor level.

Site Location

The application relates to a detached property within the Forest of Bowland Area of Outstanding Natural Beauty between Chipping and Longridge as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2007/0865 – Proposed paddock 40m x 20m and proposed stable 10.8m x 3.6m. Retrospective application for an existing stable block built without planning permission – Undetermined.

3/2007/0688 – Extension to existing stables and storage area to create family office and extra storage – Refused.

3/2003/0418 – Erection of single storey timber framed glazed conservatory upon a dwarf wall – Granted Conditionally.

3/2001/0195 – Two Storey Extension – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

This application is a re-submission of a previously refused proposal to demolish an existing set of stables attached to the applicants two storey detached garage building, then erect a two storey extension which incorporates a storage room, tack room and porch area at ground floor, and an office and storage room at first floor accessed by a new set of stairs internally, and through the existing garage building. The proposal by virtue of its design, scale and massing, was considered an unsympathetic, modern extension that was out of character with the style of the original outbuilding, and would have a detrimental impact on the Forest of Bowland Area of Outstanding Natural Beauty in which it is set. This re-submitted application seeks permission to demolish the existing stable building attached to the existing two-storey garage building, and replace it with a new, one and a half storey extension that will contain an office and tack room at ground floor level, and a storage area at first floor level.

The main issues with regards to this application are any potential impact of the proposal on the residential amenity of the neighbours, and any potential visual impact the proposal may have on the area by virtue of its scale, massing and/or design.

With regards to the visual impact of the proposal, the re-submitted proposal shows the height of the proposed extension being reduced from 5.6m to 5.1m at the roof pitch, and the removal of the rear dormers and rear porch. As such, it is considered that the design, scale and massing of the proposed extension are more in keeping with the character of both the area and the building to which it is being attached to, and as such consider it to comply with the relevant Policies and that it will have a no significant detrimental visual impact on the Forest of Bowland A.O.N.B.

With regards to any potential impact on the adjacent neighbours, as the proposed extension will be over 11.5m from the nearest habitable room windows of Good Heys Barn, and approx. one metre shorter than the existing two storey garage building, it is considered to comply with the BRE 45 degree rule, and as such I do not consider the proposal will have any significant detrimental impact on the residential amenity of the occupiers of this property.
As such, bearing in mind the above and taking into account the letter of objection from the nearby neighbour, I consider that the proposed extension will have no significant impact on the residential amenity of the nearby neighbours, nor will it have a detrimental visual impact on the Forest of Bowland A.O.N.B. The application is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.
RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

2.
The proposed building shall be for private and domestic purposes only and no trade or business whatsoever shall be carried out from within the building.  


REASON:  In order to safeguard nearby residential amenities as provided for within Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.

3.
The proposed building shall only be occupied in conjunction with the property to which it is attached or related to and it shall not be used as a separate unit.


REASON:  In order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  The division of the dwelling into separately occupied units could be injurious to the amenities of the neighbouring occupiers and to the character of the area and would require further consideration by the Local Planning Authority.

APPLICATION NO:
3/2007/0979
(GRID REF: SD 73544  36394)

PROPOSED BEDROOM EXTENSION OVER EXISTING GARAGE AND BREAKFAST ROOM AT 24 WOODLANDS PARK, WHALLEY LANCS BB7 9UG.

	PARISH COUNCIL:
	No representations received



	ADDITIONAL REPRESENTATIONS:
	No representations received


Proposal

The application seeks permission to create a first floor extension over an existing single storey garage having approximate dimensions of 9.8m x 2.7 x 7m in height with materials to match those of the existing property.

Site Location

This is a semi-detached property which lies on a corner plot of a cul-de-sac within the village boundary of Whalley as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

None

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the works on the street scene and whether there would be any adverse impact on neighbouring amenity.

In terms of the visual impact of the works and advice contained within the Council’s Supplementary Planning Guidance (SPG): Extensions and Alterations to Dwellings, Paragraph 5.2, notes the need for extensions to be set back from the frontage of existing dwellings, extensions that will not dominate existing dwellings and extensions to match the form and shape of the existing dwelling. The proposal shows the extension to be set back from the front elevation of the existing dwelling and the design of the proposed side extension blends in with the original form and character of the existing dwelling, and as such it is considered that the proposal is acceptable and that the street scene would not be significantly affected.

With regards to any adverse impact on neighbouring amenity regard should be had to No. 25 which is immediately adjacent to the proposed extension and the potential loss of light. Whilst it may have some impact there will be no significant amount of light lost to the neighbours that would be to their detriment as the window on the side elevation of No.25 is small and obscure glazed. To the rear of the property the proposed extension would not have an any adverse effect on neighbouring properties as the garden of the property to the rear is obscured by existing trees and hedges.

The proposed first floor extension is to be carried out using appropriate external materials and their design and size are such that, in my opinion it would not have any detrimental effects on the appearance of the dwelling itself or the locality.

A bat survey submitted with the application concludes that there were no signs indicating the presence of bats. This matter will still need to be the subject of an appropriate condition in the event of planning permission being granted.

Therefore, having regard to all the above I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1. 
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 5 October 2007


Reason:  To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.

NOTE(S):

1.  In connection with Condition 1 the applicant is advised that any work on the roof and pointing of walls should normally be undertaken between early March to mid November. 


During completion of works appropriate bat access points should be built into the new structure and some areas of the wall left repointed.  

APPLICATION NO:
3/2007/0983/P
(GRID REF: SD 7736 3349

PROPOSED ERECTION OF WAREHOUSE UNIT AT LAND WITHIN THE FORT VALE ENGINEERING COMPLEX, SIMONSTONE LANE, SIMONSTONE

	PARISH COUNCIL:
	No representations received.

	
	
	

	HEALTH AND SAFETY EXECUTIVE:
	Do not advise against the development.

	
	
	

	HIGHWAY AUTHORITY:
	No representations received.

	
	

	Environment Agency:
	No representations received on the previous application but previously raised no objection based on the flood risk assessment submitted with the substantive scheme.

	
	

	ADJACENT planning AUTHORITY:
	No representations received.


Proposal

This application is for 550m2 L shaped storage facility adjacent to the main facility within the Fort Vale complex.  It is located in the south west corner and parallel to the existing building within the site.  The proposed building will be approximately 10m wide and formed with a mono pitched portal frame.  The principal leg of the L shaped building would accommodate a single girder crane and will be used for storage of high quality steel.  The bulk of the building measures approximately 40m x 10m and would have a height of approximately 8.5m.  The majority of the building will be clad although there will be a brick detailing at lower level for approximately 2m in height.  There are numerous vehicular entrances to the building to allow high level vehicles to enter the building.  The height of each entrance is approximately 4m.  

Site Location

The building is within the former Philips site now Fort Vale at Simonstone and within an industrial area and located close to the boundary of the site in the south west corner.  Access is via the existing vehicular access.

Relevant History

3/2006/0824/P – External refurbishment of S building and erection of extension for offices and new car park.  Approved with conditions.  

Relevant Policies

Policy G1 - Development Control.

Policy G3 - Settlement Strategy.

Policy G7 - Flood Protection Policy.

Policy G8 - Environmental Considerations.

Policy EMP6 - Bad Neighbour Industries.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Policy 14 – Joint Lancashire Structure Plan. 

Environmental, AONB, Human Rights and Other Issues

The main issues relate to the principal development, the design of the development and any associated flood risk issues.  

The site is in an area of land approximately 1km south of the settlement of Simonstone.  The site the subject of this application was previously occupied by L G Philips since the 1950s and this has now been predominantly demolished.  Work has now taken place on existing consents and this warehouse building is an additional facility for the overall main use.  

I am satisfied that the site is within an area last used for industrial purposes and therefore as it the development is contained within that area, I consider the principle to be acceptable.

In relation to the design of the development, the building sits closely in its relationship to the main building and will be a subservient element.  Subject to suitable colouring of the cladding, which is of a goose wing grey, I do not consider it would adversely affect the locality from a visual impact.  In the immediate vicinity are numerous other industrial and office buildings and therefore it would sit comfortably in the locality.  

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor highway safety nor would have any visual impact.  

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

APPLICATION NO:
3/2007/0988/P
(GRID REF: SD 360922 437682)

DORMER EXTENSION AND SIDE EXTENSION (RE-SUBMISSION) AT 1 SPRINGS ROAD, LONGRIDGE, LANCASHIRE.

	TOWN COUNCIL:
	At the time of the reports submission, no formal comments or observations had been received however they did make the following comments on the previously submitted application. The Town Council object to the proposal for the following reason. It is not possible to make an informed decision as the plans do not show a relationship with the adjacent properties, and it is felt that the proposal could encroach onto the neighbouring properties.



	ADDITIONAL REPRESENTATIONS:
	At the time of the reports submission, there have been no additional representations, however two letters were received from nearby neighbours regarding the previous application at the site, who wished to raise the following points of objection:

1. There does not seem to be much room between the extension and my garage which would preclude access for maintenance.
2. There is no mention on the plans of my garden wall, which the extension would abut. The foundations for the extension would, I believe, undermine the integrity of this wall and also preclude any maintenance required.


Proposal

The application seeks permission for a two-storey side and rear extension with dormer windows on the front and back, which will create three bedrooms and a bathroom at first floor level, and a new utility room and kitchen at ground floor level.
Site Location

The property in question is a semi-detached bungalow within the residential settlement of Longridge, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2007/0670/P – Kitchen/Utility extension and dormers to attic room – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

This application is a re-submission of a previously refused proposal for a two-storey side and rear extension with dormer windows on the front and back, which will create three bedrooms and a bathroom at first floor level, and a new utility room and kitchen at ground floor level. It was considered that by virtue of its design, scale and massing, the proposal would be an incongruous, unbalanced and unsymmetrical addition that would be detrimental to the visual amenities of the area and to the streetscene, and cause an overbearing impact on the rear garden areas of two adjacent houses, that would result in a significant loss of residential amenity and the original scheme was refused permission based on visual impact and loss of residential amenity.  

The proposal has been amended but the main issues to consider are the same, namely the affect the proposed extension may have on the residential amenity of the adjoining neighbours, and whether or not the proposal will have a detrimental, visual impact on the streetscene. In addition, planning permission was granted for standard style, dormer windows at no. 3 Springs Road last year, and in viewing this application, a comparison to that proposal must be considered.

In terms of the impact on the streetscene and visual amenity, following amendments to the proposed two storey side extension and the dormer windows to the front elevation, the proposal now blends in directly with the existing rooflines of the bungalow, and in terms of the dormer windows, creates symmetry with those granted at the adjoining property no. 3 Springs Road. As such, it is considered that the proposal now complies with the relevant Policies and the SPG note ‘Extensions and Alterations to Dwellings’, and as such will have no significant, detrimental impact on the streetscene.

With regards to any impact on the residential amenity of nearby dwellings, the originally proposed two storey extension by virtue of the height of the rear projection element and its close proximity on the boundary between no’s 45 and 47 Wellbrow Drive, was considered to cause an overbearing impact on the rear garden areas of those two houses, that would have resulted in a significant loss of amenity to the nearby neighbours. Following the lowering of the point where the roof of the rear extension meets the main roof, and the hipping of the roof of the rear extension, the proposal is considered to have significantly less of an impact and as such now complies with the relevant Policies. 

The proposed extension projects approx. 2.4m and the height to the pitch of the roof is approximately 3.94m. With regards to the objectors concerns regarding loss of light, the Council’s SPG: Extensions and Alterations to Dwellings, Paragraph 6.2.1, which notes that ‘Extensions can have an effect on neighbouring properties due to the shadow, which they cast. The larger the extension and the closer to the neighbours property, the greater the effect. Any proposal which reduces the level of daylight available to habitable rooms in neighbouring properties, or which seriously overshadows a neighbours garden is likely to be refused.’ Following a visit to the site, it was noted that the window on the rear elevation of the adjoining dwelling was a kitchen window, and the property owned by the objector was to the south west of the application property. The proposal passes the BRE 45 degree test, and as the window that it affects is not classed as a habitable room and due to its orientation, it will not lose any direct sunlight.

Therefore considering the above points, it is considered that the proposal will not cause significant detriment to the enjoyment or residential amenity of the occupiers of the adjoining dwellings, and as such this application is granted accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

2.
The window on the side elevation of the extension at first floor level shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


REASON:  In order to protect nearby residential amenity as required by with Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

NOTE

1.
If any part of the proposed development encroaches on to neighbouring property the approval of the adjoining owners must be obtained before the development is commenced.

APPLICATION NO:
3/2007/0992
(GRID REF: SD 70553  33965)

LOFT CONVERSION AND CREATION OF FRONT AND REAR DORMER TO PROVIDE THREE BEDROOMS AND A BATHROOM AT 47 ST MARY’S DRIVE LANGHO LANCASHIRE BB6 8DL.

	PARISH COUNCIL:
	No representations received

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received which raises the following:

· Loss of privacy as rear dormer would overlook directly into garden.


Proposal

Consent is sought for front and rear flat roof dormers. The front dormer would have approx. dimensions of 4.6m x 3.5m x 2m in height and be set slightly lower than the existing roofline. The rear dormer would have approx. dimensions of 5.8m x 4.4m x 2.4 in height. They would be clad in vertical tile hanging to the dormer cheeks and have a flat felt roof.

Site Location

This is a semi-detached property within the settlement limit of Langho.

Relevant History

None

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are effects on street scene and potential impact on neighbouring residential amenity.

In terms of the visual impact of the works and advice contained within the Council’s Supplementary Planning Guidance (SPG): Extensions and Alterations to Dwellings, it notes with regard to dormer windows that they should compliment the character of the original building and that the main roof should remain a dominant feature and not exceed the height of the ridge line. The proposal shows the dormers to the front and rear do not exceed the height of the ridge, are not a dominant feature and blends in with the form and character of the existing dwelling, and as such it is considered that the proposal is acceptable and the street scene would not be significantly affected as adjacent properties have both front and rear dormers.

With regards to any adverse impact on neighbouring amenity regard should be had to No. 38 Whinney Lane which is immediately adjacent to the proposed rear dormer extension and has raised an objection on the grounds of it overlooking into their garden. Whilst it may have some impact there will be no significant loss of privacy due to the orientation of No. 38 and as such the proposed rear dormer window will not directly look into the property of No. 38. 

Therefore, having regard to all the above I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2007/1002
(GRID REF: SD 68331 31433)

PROPOSED LOUNGE/DINING ROOM EXTENSION AT 18 MAYFIELD ROAD RAMSGREAVE BLACKBURN LANCASHIRE BB1 9BT.

	PARISH COUNCIL:
	No representations received.



	ADDITIONAL REPRESENTATIONS:
	One letter of opposition has been received which raises the following:

· Proposed extension will become back-to-back with our rear bedroom, which is a potentially noisier room and likely to cause disturbance

· Loss of light in rear bedroom

· Effect on rainwater gutters




Proposal

Consent is sought for a single storey rear extension with approx. dimensions of 6.4m x 2.8m x 3.8 to the ridge of a pitched roof and finished in materials to match those of the existing property.  

Site Location

This is a semi-detached property within the settlement limit of Ramsgreave.

Relevant History

None

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are effects on street scene and potential impact on neighbouring residential amenity.

In terms of the visual impact of the works the proposed extension would be a significant improvement on the existing porch and the size, scale and design would compliment the existing building and would use materials to match those of the existing building. 

A number of objections were made by the attached property No. 16 one of which was the fact that the use of a bedroom at No. 18 will be changed to a lounge which will be back-to-back with the bedroom of No. 16, however this is not a planning consideration as the residents could have changed the use of any room without needing consent. Another concern was the shared rear gutter and the affect the proposal would have on it, however again this is not a planning consideration.

The only planning consideration that No. 16 has raised is loss of light to their rear bedroom. Whilst the extension may have some impact I do not consider this to be grounds for refusal as there is an existing boundary treatment in the form of both a fence and hedge which is already  of some considerable height and the proposed height of the extension would not contribute significantly to the loss of light in the adjacent property. 

Therefore, having regard to all the above I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2007/1019/P
(GRID REF: SD 375043 450230)

PROPOSED STABLE, STORAGE, TACK ROOM AND TRAILER STORE. PORTAL FRAME BUILDING WITH BLOCKWORK TO 1200MM ABOVE FIRST FLOOR LEVEL WITH YORKSHIRE BOARDING ABOVE WITH ETERNITE SHEETING IN DARK GREEN (RE-SUBMISSION) ADJACENT TO BAMBERS, LANE ENDS, GRINDLETON, LANCASHIRE.

	PARISH COUNCIL:
	The Parish Council opposes the application on the sheer size of the building. The Council feels it would have a dominant visual impact on the small community of Lane Ends. The Council would support the application if the volume were reduced by 50%.



	ENVIRONMENTAL HEALTH:
	The Environmental Health Officer has no objections but would like to make the following comments.

The application must ensure adequate provision is made for foul drainage for the stable block. Foul water generated by the occupancy of these units must be effectively conveyed to an adequate drainage system. Also, the manure storage must be on a hard standing with suitable drainage to the foul water system, storage tank, or if agreeable to the Environment Agency, a soakaway.

Prior to planning permission being granted, a strategy for the handling, storage and disposal of the resulting horse manure shall be agreed with the Ribble Valley Borough Council Environmental Health and Planning Departments.



	ADDITIONAL REPRESENTATIONS:
	At the time of the reports submission two additional letters of representation have been received, however eight letters of objection were received from nearby residents in regard to the previous application at this site, and the following points of objection were raised;

· Materials proposed for the building are more in keeping with an industrial estates,

· There are no provisions for run off of water or urine, or for the storage of manure from the proposed stables,

· Concerns regarding run off and flooding,

· The proposed building is too large for the field, and the purpose for which it is intended. The field itself is not suitable in size for horses,

· Visual impact on the A.O.N.B. and nearby properties,

· Views from houses effected detrimentally,

· Objection to the siting, size and location of the development that would be inappropriate to the area,

· Could this be a smoke screen for a business use further down the line, given the size of land and size of building?

· As the applicant has two large vans parked on his grounds we suggest the building will be used as an office and garage as opposed to for horses, and



	
	· Highway concerns as the entrance to the site is at a dangerous point with poor visibility, and the manoeuvring of vehicles, trailers and horse boxes at this junction would be dangerous, need for a house may become necessary.


Proposal

The application seeks permission to erect an agricultural building, which will be utilised as stables, storage, tack room and trailer store, for two horses. The proposed building will occupy a space adjacent to an existing agricultural building and will be accessed by a new, two line gravel track from the parking area to the front of the owners garage. The steel portal framed building will measure 13.5m x 7.75m x 5m to the ridge height. The building will be constructed in concrete block walling up to 1.2m high and timber Yorkshire space boarding above to roof height. The west facing elevation is shown to have a large sliding door access to the carriage and horse trailer store, and a doorway for access to the stables.

Site Location

The site is located on the west side of Smalden Lane, Lane Ends and the building would be approximately 45m from the highway. The land slopes slightly from north to south, and the site lies within the Forest of Bowland Area of Outstanding Natural Beauty.
Relevant History

3/2007/0888 – Proposed stable, storage, tack room and trailer store. Portal frame building with blockwork to 1200mm and Yorkshire boarding above with Eternite grey sheet roof. – Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to erect an agricultural building, which will be utilised as stables, storage, tack room and trailer store, for two horses. The proposed building will occupy a space adjacent to an existing agricultural building and will be accessed by a new track from the parking area to the front of the owner’s garage. With regards to the principle of the development, Policy G5 of the Districtwide Local Plan (adopted June 1998), states that ‘Outside the main settlement boundaries and the village boundaries, planning consent will only be granted for small scale developments which are needed for the purposes of agriculture or other small scale developments appropriate to a rural area which conform to the policies of this plan.’ Bearing this in mind, it is considered that the development proposed is requisite for an agricultural use and given its small scale, is considered appropriate to this rural area, and as such complies with the above Policy.

Two other issues with this application are the visual impact of another building at that location, and any potential impact on the residential amenity of the occupiers of the nearby residential properties.

With regards to the visual impact on the hamlet of Lane Ends and the Forest of Bowland Area of Outstanding Natural Beauty in which the land is situated, the new location of the proposed building will be adjacent to an existing large agricultural building within the site. The site itself is reasonably screened at present by hedge and tree treatments on the boundary of the site, and as such it must be considered as to whether or not this proposal creates further prominence of built form at the site, or whether there will be a minimal impact. It is considered that the design and style of the building is appropriate for this type of area, and feel its height has been kept below the typical heights used for general purpose agricultural buildings (i.e. 3.6m to the eaves). The types of cladding materials are appropriate to its use, and the colour of cladding for roof can be dealt with via a condition. As such, with regards to the location of the building, the proposed site provides the most appropriate location given that it will be directly adjacent to an existing building and closer to other agricultural buildings adjacent to Lane Ends Cottage, therefore creating a nucleus of buildings.
With regards to any potential impact the proposal may have on the residential amenity of the occupiers of the adjacent properties, the new location of the proposed building will be adjacent to an existing large agricultural building within the site, and approx. 16m from the nearest property, Lane Ends Cottage. The end of the building nearest to this property will house the trailer, carriage, hay and any other equipment used in conjunction with the horses, with the stable area of the building being to the northern end of the building, approx. 22m from the property Lane Ends Cottage. The site itself is reasonably screened at present by hedge and tree treatments on the boundary of the site, and currently has two horses grazing upon it. As such, given that the proposal is appropriate for a rural area, it is considered that due to the siting and location of the building adjacent to the existing building on site, the proposal will have no significant, detrimental impact on the residential amenity of the occupiers of the adjacent dwellings, and as such is considered to comply with the relevant Policies.

With regard to the points of objection raised by both the Parish Council and the objectors. I have covered the majority of comments raised, within the above report, however I wish the Committee to note the following. The application must be considered and dealt with on the basis of the information submitted, and not subject to speculation over the nature of the proposal and its use. The issues regarding the visual impact and impact on neighbours have been addressed above, and loss of views is not a material consideration. It is considered that the design and style of the building is appropriate for this type of area, its height has been kept below the typical heights used for general purpose agricultural buildings and it has been positioned adjacent to an existing building in order to minimise the visual impact. With regards to the comments about possible highway safety issues, the applicant will be using an existing vehicular entrance to the site, and I do not consider the proposed development will cause such a significant change in vehicular movements to and from the site, that would be to the detriment of highway safety. Finally, there are no details regarding the storage of manure or how surface water drainage will be dealt with, however this can be done using a planning condition.
Therefore, whilst I am mindful of the visual impact and the comments from both objectors and the Parish Council, given its location adjacent to existing agricultural buildings, I consider the scheme to comply with the relevant policies, and as such to be acceptable.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
Precise specifications or samples of the materials to be used for the walls and roof of the approved building, including their colour and texture, shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.


Reason:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance given the location of the site within the Forest of Bowland Area of Outstanding Natural Beauty.

2.
No development approved by this permission shall be commenced until a scheme for the containment and storage of manure has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.


REASON:  In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan preventing pollution of the water environment.

3.
The proposed stable and store building shall be for private and domestic purposes only and no trade or business whatsoever shall be carried out from within the building.  


REASON:  In order to safeguard nearby residential amenities as provided for within Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.

4.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
Surface water run off from this site should be restricted to existing rates in order that the proposed development does not contribute to an increased risk of flooding.


REASON:  To reduce the increased risk of flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.


REASON:  To ensure a satisfactory means of drainage in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

NOTE(S)

1.
The facilities must comply with the Control of Pollution (Silage, Slurry and Agricultural Fuel Oil) Regulations 1991 (as amended 1997)


Site operators should ensure that there is no possibility of contaminated water entering and polluting surface or underground waters.

2.
The applicant should ensure that the land proposed for the soakaway has adequate permeability in accordance with BS6297:1983.

3.
The proposed development must comply fully with the terms of the Control of Pollution (Silage, Slurry and Agricultural Fuel Oils) Regulations 1991, (as amended 1997).

C
APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL
APPLICATION NO: 3/2007/0793/P
(GRID REF: SD 7580 5482)

PROPOSED ERECTION OF 6 KW WIND TURBINE WITH TMI 500 15M MAST TO PROVIDE A SUPPLY OF ELECTRICITY TO THE TWO HOLIDAY COTTAGES AND THE CARAVAN PARK (RESUBMISSION) AT MARL BARN, TOSSIDE

	PARISH COUNCIL:
	Approve the tree planting but feel that the erection of a wind turbine would be detrimental to the area. 

	
	
	

	ENVIRONMENT

DIRECTORATE

(AONB OFFICER):
	Having undertaken a desk top and site based review of the proposals I conclude that the proposed wind turbine would likely have landscape and visual impacts of slight significance.  To further reduce the landscape impact I recommend that the proposed colours for the wind turbine be amended.  This is necessary as from some view points the wind turbine would likely be seen against the sky line, hence the need for lighter colours.  The blades, rotor head and tower should be painted light grey (RAL Nr 7035) which is the most commonly used colour for wind turbines.  This colour, particularly when seen against the sky, greatly reduces a wind turbine’s visual impact. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a resident of Tosside who objects to this application on the following grounds:



	
	1.
	The reasons for refusal of the previous application still apply.



	
	2.
	It will take many years for the proposed trees to have any discernable screening effects of the turbine, particularly when viewed from Tosside to the east.  If the trees to the west of the turbine were to grow too high, they would shelter the turbine from the wind.



	
	3.
	An additional power source (such as a diesel generator) will be required in any event as the turbine is unlikely to meet the demands of the holiday lets and caravan site. 



	
	4.
	Tourism, on an appropriate scale, will have a secure future only if the traditional landscape of the area is preserved.  A proliferation of wind turbines would benefit nobody in the long term.  


Proposal

Planning permission is sought for a 6kw wind turbine comprising blades with a diameter of 5.5m affixed to the top of a 15m tower giving a maximum height of 17.75m.  In the application details it is stated that the blades and turbine head would be matt black and the tower would be a dull grey coloured galvanised steel.

Site Location

Marl Barn is in an isolated location at the end of an approximately 280m long access track off the south side of the Tosside to Slaidburn Road.  The proposed wind turbine would be sited on an open field close to the access track approximately midway between the barn and the road.  

Relevant History

3/2004/0747/P – Conversion of barn to employment use with ancillary residential accommodation.  Refused.

3/2004/1085/P – Conversion of barn to employment use with ancillary residential accommodation (resubmission).  Refused.

3/2007/0245/P – Conversion of barn to a pair of semi detached holiday cottages.  Approved with conditions.

3/2005/0787N – Agricultural Store.  Planning Permission not required.

Relevant Policies

Policy 20 – Joint Lancashire Structure Plan – Lancashire’s Landscapes.

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV24 - Renewable Energy.

Policy ENV25 - Renewable Energy.

Policy ENV26 - Wind Energy.

Environmental, AONB, Human Rights and Other Issues

Permission has been granted for the conversion of the barn into two holiday lets, and the applicant has also established a certified caravan site on a small field close to the barn.  There is no electricity to serve the holiday lets, to power the borehole pump or for the electric hook-up points on the caravan site.  It is stated in the supporting documentation submitted with the application that to have a connection to the mains electricity supply would entail six or seven electric poles, overhead lines, and the pole nearest to the buildings would need to house a transformer;  and that the approximate £65,000 cost of this would make the tourism projects at Marl Barn unviable.  It is also stated in the documentation that the other alternative, if planning permission were refused for the wind turbine, would be a diesel generator which would be noisy, would produce fumes and would result in increased traffic to the site through regular deliveries of fossil fuels, which would increase the amount of CO2 being released into the atmosphere.

An application was submitted earlier in 2007 which sought planning permission for the same wind turbine as that now proposed in this resubmission application (3/2007/0440/P).  With that application no planting was proposed and no photographs etc were submitted to enable proper consideration to be given to the application.  The County Council’s AONB Officer expressed serious concerns about the affect of the proposed turbine on the local landscape, but requested that a decision be deferred in order for more information to be requested and subsequently considered.  With an absence of screen planting and insufficient justification being submitted with the application, the decision was taken under delegated powers to refuse the application for the reason that, by virtue of its size and its siting on high ground in an area with no natural screening, it would form an over prominent and incongruous feature to the detriment of visual amenity, thereby prejudicing the aims and enhancement of the Forest of Bowland Area of Outstanding Natural Beauty; and because a permission would set a dangerous precedent.   

In 2006 a tree planting scheme for Marle Barn had been drawn up by Lancashire Rural Futures which was intended to improve the farmland for wildlife and create a shelter belt for the caravan park improving the appearance of the farmland.  This scheme has been amended such that the trees will now be planted in three groups which will screen the turbine from view from the road and from Tosside but will not impair its efficiency.  That amended scheme is submitted as part of this application.

In view of the scheme of planting which is now comprised in the application, and, having visited the site, the County AONB Officer now has no objections to the proposed wind turbine subject to the blades, the rotor heads and the tower all being painted a light grey colour.  He says that this is the colour most commonly used for wind turbines and that, particularly when viewed against the sky, greatly reduces a turbine’s visual impact. 

Notwithstanding the opinion of the County AONB Officer, the turbine is to be sited in a very prominent location, on high ground, in an area with no existing natural screening.  The planting comprised in this application will obviously take many years to effectively screen the tower and blades which would have a maximum height of 17.5m.  In the meantime it is considered that the structure would form an over prominent and incongruous feature in the landscape to the serious detriment of the AONB. 

I therefore consider that permission should be refused for the same two reasons given in respect of the previous application.  I recommend accordingly.

RECOMMENDATION:  That planning permission be REFUSED for the following reason(s):

1.
The proposed wind turbine, by virtue of its size and its siting on high ground in an area with no natural screening, would form an over prominent and incongruous feature to the detriment of visual amenity thereby prejudicing the aims and enhancement of the Forest of Bowland Area of Outstanding Natural Beauty.  For these reasons the proposal is considered to be contrary to Policy 20 of the adopted Joint Lancashire Structure Plan and Policies G1, ENV1, ENV24, ENV25 and ENV26 of the Ribble Valley Districtwide Local Plan.  

2.
The proposal, if approved would set a dangerous precedent for the acceptance of other similar proposals which would cause visual harm to the landscape and render more difficult the implementation of the established planning policies which seek to preserve and enhance the appearance of the Forest of Bowland Area of Outstanding Natural Beauty.

D
APPLICATIONS ON WHICH COMMITTEE 'DEFER' THEIR APPROVAL SUBJECT TO WORK 'DELEGATED' TO THE DIRECTOR OF DEVELOPMENT SERVICES BEING SATISFACTORILY COMPLETED

APPLICATION NO:
3/2007/0999/P
(GRID REF: SD 378231 449467)

CONSTRUCTION OF KITCHEN EXTENSION WITH BEDROOM OVER AND A SEPARATE GARAGE (RE-SUBMISSION) AT HOWGILLS HOUSE, BOLTON-BY-BOWLAND, LANCASHIRE, BB7 4NN.

	PARISH COUNCIL:
	There have been no comments or observations received at the time of the reports submission, however the Parish Council did raise objections to the previous proposal on the following grounds;

The building is attached to a Listed Building and contributes to its historical interest, and we trust that every effort is made to preserve the integrity of both:

· The proposal are over elaborate and excessive for the      needs.

· No justification to demolishing part of the building or extending the roofline.

· The extensions to the north and south would be damaging to the character and appearance of both the listed barn and this simple country cottage and would not be consistent with the consideration of the natural beauty of the Forest of Bowland Area of Outstanding Natural Beauty.



	
	· A modern style glazed sunroom would not reflect the local distinctive of the area which would cause visual harm.

· There is ample parking space available so there is no good reason for a 7 metre double garage and utility room.



	ADDITIONAL REPRESENTATIONS:
	At the time of the reports submission there have been additional representations received.




Proposal

The application seeks permission to demolish an existing single storey lean-to that currently contains the kitchen, bathroom and small utility room, and replace it with a two-storey side extension to create a new kitchen and dining room at ground floor level and an additional bedroom at first floor level. In addition the applicants have also applied for a single storey garage in the north corner of the site approx. 7m from the dwelling.

Site Location

The site is located within the Forest of Bowland Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998), and it is attached to a Grade II Listed Building.

Relevant History

3/2007/0824 – Construct bedroom over single storey kitchen and provide sunroom, utility area and garage – Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV19 - Listed Buildings.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

This application is a re-submission of a previous application for a bedroom over the single storey kitchen and also a sunroom, utility area and garage that was withdrawn before any decision was made. The application now seeks permission to demolish an existing single storey lean-to that currently contains the kitchen, bathroom and small utility room, and replace it with a two-storey side extension to create a new kitchen and dining room at ground floor level and an additional bedroom at first floor level. In addition the applicants have also applied for a single storey garage in the north corner of the site approx. 7m from the dwelling.

The main issues with this application are in regards to;

· any potential visual impact the proposal may have on the area by virtue of its scale, massing and/or design, and on the character of the building or setting of the Listed Building, and
· any potential impact on the residential amenity of the neighbours of the adjoining dwelling. 
The proposed detached garage will be constructed in stone with a slate roof, and has been designed to match the surrounding buildings. It is 4.4m wide x 6.1m long, and is 3.6m to the ridge of the roof. Due to its location, design and scale, it is considered to be acceptable and complies with the relevant Policies.

With regards to the potential visual impact the proposed two-storey side extension may have on the A.O.N.B, the character of the building and the setting of the adjoining Listed Building, the proposal projects approx. 3.58m from the side elevation of the building, and projects approx. 1.1m further to the rear than the rear elevation of the existing building. In addition, the proposed two-storey side extension is approx. 0.8m lower than the existing roofline of the main property. Window and door openings in the extension have been designed to match those in the existing property, and the roof has been designed to match the lower, more cat-slide style roof on the adjoining barn. Because of this, the design, scale and massing of the proposed extension are in keeping with the character of both the area and the building to which it is being attached to, and as such consider it to comply with the relevant Policies and that it will have a no significant detrimental visual impact on the Forest of Bowland A.O.N.B, on the character of the existing building or on the adjoining Listed Building.

With regards to any potential impact on the adjacent neighbours, as the proposed extension will be over 9m from the nearest habitable room windows of Howgills Barn, it is considered to comply with the BRE 45 degree rule, and as such I do not consider the proposal will have any significant detrimental impact on the residential amenity of the occupiers of this property.
Therefore considering the above points, it is recommended that this application be deferred and delegated to the Director of Development Services for consideration of any additional representations received. 

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.

RECOMMENDATION: That the application be DEFERRED and DELEGATED to the Director of Development Services for consideration of any additional representations received.

1.
Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

2.
All new and replacement door and window head and sills shall be natural stone to match existing.


REASON:  To comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.

3.
All doors and windows shall be in timber and retained as such in perpetuity.


REASON:  To comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.

4.
The proposed garage shall be for private and domestic purposes only and no trade or business whatsoever shall be carried out from within the building.  


REASON:  In order to safeguard nearby residential amenities as provided for within Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.

INFORMATION / DECISION
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