RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 20 DECEMBER 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:

	3/2007/0677/P
	Replacement Garage
	8 Humber Street

Longridge

	3/2007/0755/P
	Conversion of part of a barn adjoining the farmhouse to provide granny annex at the barn adjoining 
	Haggs Hall Farmhouse

Ramsgreave

	3/2007/0794/P
	First floor extension
	Woodlands, Stopper Lane

Rimington

	3/2007/0798/P
	Two story side extension, double garage and conservatory to rear
	33 Limefield Avenue

Whalley

	3/2007/0866/P
	Erection of a clear span apex agricultural livestock building, approx. 432 sq. m. at land formerly part of ….
	Brockthorne Farm

Wigglesworth Road, Tosside

	3/2007/0907/P
	Proposed Replacement Dwelling and Replacement garage 
	Nook Farm, Huntingdon Hall Lane, Dutton, Preston

	3/2007/0916/P
	Extension to rear of industrial building to incorporate new internal first floor area 
	Unit 1, The Old Riding School, Park Road, Gisburn

	3/2007/0925/P
	Detached garage/workshop approx 5.5m x 7.3m
	Oaks Farm Barn, Longsight

Road, Clayton-le-Dale

	3/2007/0927/P
	Demolish existing porch and build a stone replacement 
	80 Ribchester Road

Clayton-le-Dale

	3/2007/0934/P
	Change of use from an agricultural building/garage to that of a domestic garage/store 
	The Coppy Barn, Nethertown Close, Whalley

	3/2007/0936/P
	Proposed two storey side extension with single storey rear extension and bay window extension to front elevation
	44 Woodhead Road

Read

	3/2007/0939/P
	Demolition of an existing cabin and car-port, and erection of a detached workshop, store and car-port 
	Sunnyhurst, Lambing Clough Lane, Hurst Green

	3/2007/0940/P
	New vehicular access
	18 Clitheroe Road

Whalley

	3/2007/0943/P
	Single storey rear extension (re-submission)
	49 Derby Road

Longridge

	
	
	

	3/2007/0950/P
	Demolition of existing bungalow.  Replacement five bedroom dwelling and change of use of agricultural land to domestic curtilage and the erection of a triple garage with storage and games room above 
	Southfields, Edisford Road

Waddington

	3/2007/0958/P
	New conservatory, utility extension and internal alterations. Plus new vehicle access
	90 Regent Street

Waddington

	3/2007/0966/P
	Retrospective planning application for hoarding sign and wall mounted fascia sign (Re-submission)
	Automotion, Units 1 & 2 Highfield Road

Clitheroe

	3/2007/0967/P
	Proposed demolition of rear lean-to conservatory and construction of replacement stone built garden room to provide improved dining kitchen space
	13 Townend

Slaidburn

	3/2007/0968/P
	Proposed demolition of existing UPVC conservatory and construction of replacement stone built lean-to garden room extension, alterations to form additional bedroom space over existing garage and construction of a single storey garden store
	The Barn, Dudley Hill

Read

	3/2007/0972/P
	Single storey rear extension 
	7 The Hazels

Wilpshire

	3/2007/0975/P
	Increase of extension area previously approved under application 3/2007/0623P


	The Royal Oak

Longsight Road

Clayton-le-Dale

	3/2007/0976/P
	Replace existing conservatory with sun lounge and canopy at rear of property
	Cragg House Farm

Chipping

	3/2007/0977/P
	Proposed dormers extensions to front and rear elevations at 
	Hyburn, Snodworth Road

Langho

	3/2007/0985/P
	Rear kitchen/dining extension

	Oakfield House

Bashall Eaves, Clitheroe

	3/2007/1000/P
	Proposed new double garage 
	Arleston Grange, Whalley Old Road, Billington 

	3/2007/1001/P
	Proposed two storey extension to side to form kitchen/dining room with garage under
	Clover Cottage

Clough Lane

Simonstone

	3/2007/1013/P
	Single storey rear extension, minor elevation alterations and internal reorganisation
	15 The Acres

Barrow, Clitheroe

	3/2007/1014/P
	Proposed kitchen extension
	1 Knowsley Road

Wilpshire


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2007/0889/P
	Extension to form garden room. Extension/alterations to existing single garage to form garage/utility/shower room, with bedroom/office, en-suite and kitchen at first floor for annex accommodation. Conversion of roof space over kitchen and new staircase as high tech office.


	Corgill Farm

Holden Road

Holden
	G1, ENV1 and SPG: Extensions and Alterations to Dwellings – Visual impact and loss of residential amenity from extension above the garage

	3/2007/0906/P
	Rear conservatory 
	23 The Dales

Langho
	Policy ENV13 – Harm to visual amenity due to adverse effects on health and stability of TPO protected tree.  



	3/2007/0922/P
	Alteration of porch roof from enclosed lean-to, to open truss and illumination of already built ménage 
	Woodstraw Barn

Forty Acre Lane

Thornley
	ENV1 and H18 – detriment to the appearance of the building itself and the locality.  



	3/2007/0952/P
	Retrospective application for white uPVC double glazed windows to all areas of the house, due to the necessary replacement of old windows to gain better heat efficiency and to keep noise pollution to a minimum 
	32 Higher Road

Longridge
	The windows, because of their materials, glazing type and style, have a detrimental impact upon the character and setting of the listed building and the setting of other listed buildings in the terrace.




AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2007/1018N
	Covered silage building
	Bolton Fold Farm

Further Lane, Mellor


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2007/0874/P
	Change of use and conversion of piggery units into 3 holiday lets.  Formation of part of The Oaks into one holiday let
	The Oaks, Old Nab Road

Off Whalley Road, Langho

	3/2007/0899/P
	Removal of existing cement based pebbledash render.  Replacement of brick areas of infill with stonework to match existing.  Replacement of concrete quoins on south west corner with stone quoins to match the original on the south east corner
	Waddington New Hall

Waddington


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 – 5.2.08, commencing at 10am, Training Room, Level D
	Notification letter re: Hearing date sent 3.12.07

	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
	_
	Site visit 4.12.07

AWAITING DECISION

	3/2007/0494

D
	3.10.07
	Dr N R Adhya

Conservatory to rear of house

6 Arley Rise

Mellor
	WR
	_
	Site visit 18.12.07

AWAITING DECISION

	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
	_
	Statement sent  

Awaiting site visit

	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
	_
	Statement sent  6.12.07

Awaiting site visit

	3/2007/0574

D
	5.11.07
	Mr D & Mrs A Spencer

Alterations to east gable

Lowlands Cottage

Newton-in-Bowland
	WR
	_
	Statement sent 6.12.07

Awaiting site visit

	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
	_
	Statement to be sent by 20.12.07

Awaiting site visit


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

B  APPLICATIONS WHICH THE DIRECTOR OF DEVELOPMENT SERVICES       RECOMMENDS FOR APPROVAL

APPLICATION NO:
3/2006/0927/P (PA) & 3/2006/0933/P (LBC) (GRID REF: SD 372430) 

PROPOSED SINGLE STOREY EXTENSION AND ALTERATIONS TO THE EXISTING COTTAGES RESUBMISSION AT EDISFORD HALL COTTAGES, EDISFORD ROAD, CLITHEROE (PA & LBC)

	PARISH COUNCIL:
	Bashall Eaves & Mitton Parish Council have no comments or objections.

	
	

	LANCASHIRE COUNTY COUNCIL (ARCHAEOLOGY):
	Commented on 21 December 2006 that the proposed development will have a significant impact on the historical character of the building, in particular with regard to ground floor layout, and may result in the loss of some historic fabric.  Recommended that prior to building being converted, that an archaeological record of it be made (condition suggested).

	ENGLISH HERITAGE:
	On 4 January 2007 commented that English Heritage continues to be concerned with the proposals.  Like its predecessor significant demolition of historic fabric.  The amount of demolition still appears to damage historic fabric and plan form.  Again, recommend that a full understanding of the historic fabric and plan form be obtained as a basis for decision making.  

The historic significance of the fabric, including partition walls, stairs and plan form needs to be established as a basis for altering the building.  Aim should be to minimise alteration to historic features.  



	
	Revisit proposals and reduce demolition and retain more of historic plan form which should reflect that the buildings were two separate dwellings.  There is scope for some internal remodelling but the aim should be to continue to operate within the existing envelope.  Refer, if wish to grant consent, to the Government Office North West.



	
	On re-consultation, commented (23 July 2007) that whilst in itself this proposal does not represent a particularly destructive alteration to the structure, there is concern about the piecemeal degradation of the wider listed building.

Application should be presented with full plans and elevations as existing and cannot be properly considered without these.  



	
	Also, no indication whether staircases to be removed are historic or a modern addition – if an early feature of the cottage then English Heritage would be opposed to their removal and also to further associated internal alterations to the building fabric.



	
	Recommend that application be determined in accordance with national and local policy guidance and on the basis of RVBC specialist conservation advice. 

	
	
	

	COUNCIL FOR BRITISH ARCHAEOLOGY:
	(7 February 2007) Objected to earlier applications.  Glad to see a building appraisal now undertaken.  

Earlier concerns have not been answered – still destructive of historic fabric and evolved plan.  The aim should be that the c. 1800 refurbishment into two cottages should be ‘readable’ in the fabric.  Realignment of the fireplaces, for example, would wipe out evidence.  At the moment, they presumably reflect position of the staircase and are evidence for this former phase.  Not sure why this is suggested.  



	
	Loss of staircases and existing walling, plus new openings concerns the CBA. 



	
	Do not have a problem with reinstatement of the six light mullioned window, as part remains and the archaeological evidence will supply the detail for moulding etc.  



	
	The proposed staircase will interrupt a mullioned window: this should be avoided if at all possible.  



	
	The loss of the cement render and new lime render is clearly a good idea (with all due care).

Any evidence that turns up should be recorded (paragraph 3.24 of PPG15).  A record of what is lost should also be made (paragraph 3.23 of PPG15).  Although the assessment for the building points to 17th century, ( or late 16th century) origins with mid 18th century refurbishment and circa 1800 alterations, the report itself highlights the fact that further work is needed. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received. 


Proposal

Listed building consent and planning permission is sought for alteration and extension of the cottages.  The original submission has been amended so that the only significant modification/loss of historic fabric is now the creation of two new doorway openings into the proposed new extension at the north gable.  An appraisal of architectural and historical significance suggests that this wall was rebuilt in the late 18th or early 19th century.

A single storey lean-to extension is proposed to the northern cottage.  It is 4m in depth 6.8m in width (the same width as the adjoining gable wall) and has a maximum height of 3.4m (above house ground floor level).  Materials are shown as random buff/red sandstone, dressed sandstone window and door surrounds, lime render with coloured lime wash finish and natural blue./black slates. 

Site Location

Edisford Hall Farmhouse and two cottages adjoining to north form a single range building which is Grade II listed.  The list description states that it is late 18th century with 17th century remains and late medieval fragments.  However, an appraisal of the cottage’s architectural and historical significance submitted with the applications suggests that the building might be substantially of the 17th century (or late 16th century) with mid 18th century and c.1800 refurbishment and alterations.

Edisford Hall Farmhouse and cottages is prominently sited on an escarpment above the River Ribble although views into the site are restricted by trees.  A number of adjacent former agricultural outbuildings adjoining the range have been converted to residential use.

Relevant History

84/0588 – Demolition of existing lean-to and erection of kitchen extension and porch, and internal alterations and improvements (Edisford Hall Farmhouse) – listed building consent granted 11 December 1984.

95/0447 – Remove cement render from the elevations of the dwelling (Edisford Hall Farmhouse) – listed building consent granted 5 September 1995.

02/0389 – Re-roofing of east facing roof slope to three dwellings (includes cottages) – listed building consent granted 26 June 2002.

02/0635 – Proposed alterations to existing windows in front elevation (Edisford Hall Farmhouse) – listed building consent granted 24 September 2002.

06/0231 – Insertion of roof windows in attic, reinstatement of six bay stone mullioned window, lime rendering of elevations, renovation of windows and surrounds, various internal alterations and single storey ground floor extension (cottages) – listed building consent refused 9 May 2006.

06/0232 – Single storey side extension (cottages) – planning permission refused 25 October 2006.

07/0344 – Render east elevation, reconstruction of chimney, removal of velux windows, replacement of patio doors with three light window, reconstruction of porch (Edisford Hall Farmhouse) – listed building consent granted 10 September 2007.

Relevant Policies

Planning (Listed Buildings & Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy G1 - Development Control.

Joint Lancashire Structure Plan, Policy 21.

Environmental, AONB, Human Rights and Other Issues

The main considerations in the determination of both the listed building consent and planning application is the impact of the proposed alteration and extension on the character and setting of the listed building.

Unfortunately, Edisford Hall Farmhouse recently suffered drastic and very detrimental damage to its character and setting.  This included the unauthorised demolition, with consequent loss of substantial historic fabric, of the whole of the buildings historic front elevation, and the building of a new wall in modern character and construction.  In September 2007, listed building consent was granted for cosmetic amelioration works to lessen the visual impact of the damage (consent was not granted for the demolition works, which remain unauthorised).

Mindful of the concerns and objections of English Heritage and the Council for British Archaeology, your officers have sought and obtained revisions to the scheme at the cottages and sufficient information and analysis of the historic building to consider the impact of the proposed development.

In my opinion, based upon the analysis provided by the Appraisal of Architectural and Historical Significance, the level of modification to historic fabric and plan form is now acceptable.  

I would agree with English Heritage that caution should be exercised in extending the cottages, particularly because of the distinct symmetry and ‘polite’ design of their c.1800 facades.  However, I am also mindful that the gable lean-to is a local traditional form of building extension (as recognised in the Appraisal of Architectural and Historical Significance) which would be an harmonious addition in terms of the 17th century building range as a whole.  Therefore, I would be concerned that refusal of this element of the proposals might not be sustained at appeal.  I note that the kitchen element of the extension is to be lit by two windows and a fully glazed door.  Therefore, if Members are minded to grant consent, I would recommend that the visually distracting roof lights proposed above the proposed windows be deleted from the scheme.  

The proposals have been revised to the extent that referral of an intention to approve the listed building consent application no longer has to be referred to the Secretary of State.  Whilst a stair and adjoining wall is shown to be removed to the northern cottage (a reason for referral) these works have already been undertaken.  No information was submitted with the application to suggest their historical importance or character and, therefore, if Members are minded to grant consent, I would suggest that retrospective consent not be granted in respect of these aspects of the scheme.

SUMMARY OF REASONS FOR APPROVAL

The proposals have an acceptable impact on the character and setting of the listed building.

RECOMMENDATION: That listed building consent and planning permission be GRANTED subject to the following condition(s):

1.
This permission shall be implemented in accordance with the proposal as amended by letters and plans received on the 19 September 2007.


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

2.
No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of building recording and analysis.  This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.


Reason: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building in accordance with Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.

3.
Precise specifications and samples of walling and roofing materials including coursing and dressing and details of any surface materials to be used 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 to safeguard the character and setting of the listed building.

4.
Specifications for the removal of existing cement based render including provision of a sample panel shall have been submitted to and approved by the Local Planning Authority before the implementation of this element of the proposed works. The walls shall be lime rendered and limewashed within six months of first cement render removal.


Reason:  In order to safeguard the character and setting of the listed building

5.
The proposed replacement of east elevation sash windows shall only be undertaken following submission to and approval by the Local Planning Authority of a joiner's report including reasons for not repairing the windows. Any necessary window replacements shall be 'like for like'  including incorporation of single glazing.


Reason:  In order to safeguard the character and setting of the listed building.

6.
This consent does not include the proposed kitchen rooflights.


Reason:  In order to safeguard the character and setting of the listed building

7.
This consent does not include the removal of ground floor stairs and adjacent wall already undertaken.  


Reason:  No information on the historical importance of the former stairs and wall was submitted with the application for consideration.

8.
No existing door and frame shall be removed from the internal lateral ground floor wall in the southern cottage unless previously agreed with the Local Planning Authority.


Reason:  For the avoidance of doubt and in order to safeguard the character and setting of the listed building.

9.
Precise specifications of windows and doors including their surface finish shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works. Replacement windows in the historic build shall be single glazed


Reason:  In order to safeguard the character and setting of the listed building.

APPLICATION NO:
3/2007/0762/P
(GRID REF: SD 7329 3613)

PROPOSED REDEVELOPMENT OF FORMER STABLE YARD TO FORM RETAIL/CAFÉ AREA PLUS COMMUNITY FACILITIES FOR USE BY YOUTH ORGANISATIONS AND COMMUNITY GROUPS INCLUDING MEETING ROOMS AND OFFICES AT THE FORMER STABLE YARD AT BACK KING STREET, WHALLEY

	PARISH COUNCIL:
	Does not object to the application, but expressed the following concerns:



	
	a.
	Demolition of garages would result in problems of storage for uniform groups.



	
	b
	This demolition reduces the amount of off-street parking which will in turn result in displacement of vehicles on to streets in Whalley.



	
	c.
	Increased traffic movement particularly on King Street.



	
	d.
	Insufficient washroom/toilet facilities in the proposal.

	
	
	

	COUNTY PLANNING OFFICER:
	Considers that the application does not raise matters of strategic significance, and that the development would be in conformity with the Joint Lancashire Structure Plan.  The County Planning Officer also comments that the application does not have any significant archaeological implications.  

	
	
	

	ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):
	Has no objections to the application on highway safety grounds, but says that it should be made explicit in any advertising or publicity that there is no access to the site for general traffic and that no parking is to be made available on or directly adjacent to the site, with the only permitted vehicular access being for servicing or deliveries.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Letters of support for the proposal have been received from Lancashire Rural Futures and from the Director of a charity working with disadvantaged people in Preston.  The latter expresses a particular interest in the proposed retail area selling local organic produce from nearby small holdings.  He says that these small holdings and retail unit will provide employment to the people who his charity works with, who have experienced vulnerability and/or homelessness but are now looking to re-establish themselves back into mainstream society.  

	
	Letters have been received from two nearby businesses who do not express any objections to the proposal in principle, but who have concerns about the parking problems which it might cause. Both refer to a row of garages behind the application site which are also owned by the applicants, and suggest that these should be demolished to ease the parking situation.  



	
	A letter has been received from another nearby business who strongly object to the application for the following reasons:



	
	1.
	The existing serious parking problems in the locality and instances of the access road to the numerous factories being blocked by inconsiderate parking, would be exacerbated by the proposed development.



	
	2.

	All the factory units on this site are not allowed to have retail outlets as a result of clauses in their original deeds which date back to the 1920’s.  The Council has also recently requested two factories in the area to cease the retail operations which they has undertaken without planning permission.  Therefore, why should this development be allowed a retail outlet when neighbouring factories are not allowed to retail from their premises?



	
	3.
	A considerable amount of work has been undertaken on this site in the last 12 months which has transformed the building from its original Victorian style, which was part of Whalley’s heritage, into a very ordinary looking building.  The original stone cobbles in the yard have also been removed and replaced with modern materials.  



	
	4.
	If planning permission is granted for this development, it will cause a great deal of unrest and dissatisfaction with most of the factory owners/occupiers. 


Proposal

The property, which dates back to the early 19th century comprises an L shaped stone building which until recently had a slate roof, and a canopy overhanging the building which was held up by steel pillars.  The roof was recently fire damaged and as a result this canopy was temporarily removed as were the slates and a temporary tin sheeting roof was installed.  

The proposal involves extending the building back to the extent of the former canopy and the creation of a first floor within the building.  This involves raising the current height of the walls and reconfiguration of the roof.  The extension would be constructed in predominately natural stone with some brickwork, and a new slate roof would be formed over both the existing building and the proposed extension.  

The courtyard area, which would be pedestrian only, and cobbled, would be used as a seating area for the proposed café with a central feature of artistic and amenity value along with landscaping and the creation of a green garden courtyard.  

As originally submitted, the accommodation to be provided within the extended building was to comprise a retail area with café, kitchen, offices and dormitory accommodation on the ground floor, with a hall for youth groups, kitchen, meeting room and self contained one bedroom flat at first floor level.  The applicant was informed that the flat was considered to be contrary to the existing moratorium on residential development.  In amended plans received on 7 November 2007, the ground floor dormitory has been changed to additional toilet accommodation and the self contained flat is now to be two offices and a toilet.  In a covering letter with the amended plans the applicant comments that in any event, they need the extra space for the community and office facilities and as such, they do not wish to apply for the residential aspects of the project at this stage.

Site Location

The application relates to an L shaped building which has been used in recent years for the stabling of horses and the storage of materials for local businesses.  The courtyard in front of the building has been used for car parking also by local businesses. The site lies within the Whalley Conservation Area to the rear of the main shopping thoroughfare of King Street, and is adjoined to the south by industrial premises; to the west by a block of garages which is also in the applicant’s ownership; and to the north by St Mary’s and All Saints Church which is a grade I listed building. 

Vehicular access is available to the site, and to the surrounding businesses via Back King Street, which has a narrow junction with poor visibility on to King Street.  

Relevant History

None. 

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas.

Policy 5 Joint Lancashire Structure Plan – Development Outside Urban Areas

Policy 16 Joint Lancashire Structure Plan – Retail Entertainment and Leisure Development 

Environmental, AONB, Human Rights and Other Issues

In a statement submitted by the applicant in support of this proposal, the opinion is expressed that the development of the proposed facility in this location, would conform with local, regional and national policy.  The statement then refers to what the applicant considers to be the relevant policy framework.  In this report, the proposal will be examined against what the Local Planning Authority considers to be the relevant policies (much of which does concur with the applicant’s submitted statement).  In terms of national policy, PPS 7 – Sustainable Development in Rural Areas is relevant.  Under the heading Community Services and Facilities, PPS 7 states the following:

“People who live or work in rural areas should have reasonable access to a range of services and facilities, particularly where settlements or the population of their rural catchment are expanding or there is an identified need for new or expanded services to strengthen the role of a particular service centre.  

It is up to local planning authorities to identify suitable buildings and development sites for community facilities and facilities to meet the need of the whole community including disabled users.  It should also support mixed and multi uses that maintain community vitality.  

Support for the provision of small scale local facilities to meet community needs should be located within or adjacent to existing villages and settlements where access can be gained by walking, cycling and where available, public transport.  

The proposal would appear to accord, in principle, to the general advice comprised in PPS7.  

Regional policy is currently under review with the spatial strategy due to be adopted in the near future.  The current adopted Regional Planning Guidance Notes for the North West (RPG13) states that development plans and other strategies should recognised the continuing need for diversification and further development of the rural economy that maintains viable and sustainable local communities, and respect particular environmental sensitivity and distinctiveness;  and says that this will be promoted through:

The provision of land for small and medium enterprises of an appropriate scale and nature to accommodate or fulfil local employment needs within or adjacent to key services centres, and the development or conversion of premises in villages for workspace, and other such uses as small tourism attractions and produce retailing and the possibility of commercial and limited residential uses.  

Again, the proposal would appear to comply with the general advice in the Regional Guidance.  

Policy 5 of the Structure Plan states that development outside of the principal urban areas, main towns and service centres (market towns) will be of a scale and nature appropriate to its location and will mostly take place in villages and other settlements identified in local plans.  This policy goes on to say that development will support rural and urban regeneration by meeting an identified local need for housing or community services or by providing for local employment opportunities that maintain, or strengthen and diversify, the local economy.  

Policy 16 of the Structure Plan “Retail, Entertainment and Leisure Development”, identifies Whalley as a Tier 3 location for the appropriate development of such facilities.  

I consider the scale, nature and location of the proposed development to comply with Structure Plan Policies 5 and 16 and the County Planning Officer has confirmed that, in his opinion, the proposal does not raise any strategic issues and complies with the Structure Plan.

In the adopted Local Plan, Policy S4 which relates to shopping proposals in Whalley (and Longridge) states that proposals for new small scale shopping development will be approved on sites which are physically closely related to existing shopping facilities.  This site is clearly physically well related to the existing shopping facilities of Whalley.  

As the proposal therefore appears to be acceptable in principle, the determining issues, in my opinion, relate to the effects of the proposed building on the appearance of the Conservation Area and highway safety/parking issues.

In its existing condition, the building does not contribute in any positive way to the appearance and character of the Conservation Area.   The design of the building as proposed to be extended and remodelled is of a traditional nature using stone and brick where appropriate under a slate roof.  It is also proposed that the courtyard area will be cobbled and landscaped to a high standard.  Overall, I consider that the proposed development would enhance the appearance of the Conservation Area.

With regards to highway safety considerations, vehicular access to this site and to other surrounding businesses, is not ideal.  However, as submitted, the application deliberately does not involve the provision of any parking spaces.  This approach is supported by the County Surveyor whose comments were stated earlier in the report.  A number of local businesses have suggested that the garages at the rear of the site, which are in the applicant’s ownership, be demolished to provide a parking area.  The applicants have expressed a willingness to do this if required.  However, if no parking is provided, users of the facility will soon realise this, and the use of the existing poor access from King Street would be likely to be reduced as a result of the development, rather than increased.  For this reason, and to comply with the comments of the County Surveyor, I would not recommend that any planning permission for this development be subject to a requirement for the garages to be demolished. 

I am aware of the existing parking problems in Whalley, and appreciate that there is an argument that this proposal would exacerbate that problem.  I would ask, however, whether that existing problem should prevent what appears, otherwise, to be an acceptable and worthwhile proposal, or rather, should the Council be looking to solve the problem, in order to facilitate more additions and improvements to the existing facilities of Whalley?

If should also be noted that the Whalley Parish Plan 2004, identifies that “a meeting place is needed for young people of Whalley that they can identify as their own space” and that “more work needs to be done with young people identified as hard to reach”.  The proposal would therefore also appear to address one of the needs identified in that very locally produced document.

My conclusion is that, both in principle and in respect of detailed considerations, the proposal is acceptable and should be approved subject to appropriate conditions.

SUMMARY OF REASONS FOR APPROVAL

The proposed development would provide an appropriate facility in a sustainable location without any serious detriment to the appearance of the Conservation Area, 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 7 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 Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance given the location of the property in a Conservation Area.

3.
Precise details of any proposed external flues etc which may be required in connection with the proposed café shall be submitted to and approved in writing by the Local Planning Authority prior to their installation.


REASON:  In the interest of visual amenity and the amenities of neighbouring residents, and to comply with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan.  

4.
Each individual room within the building shall be used only for the purpose stated on the approved amended plans, unless the Local Planning Authority grants permission in writing for any alternative uses.


REASON:  In order to ensure that the uses of the building remain appropriate to its location in accordance with Policies G1, ENV16 and S4 of the Ribble Valley Districtwide Local Plan.

5.
Prior to the first use of the building for any of the purposes hereby permitted, the courtyard area shall be hard/soft landscaped in accordance with details (including details of the proposed “central feature”) which have first been submitted to and approved in writing by the Local Planning Authority.


REASON:  In the interest of visual amenity and to comply with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan. 

APPLICATION NO: 3/2007/0908/P
(GRID REF: SD 7685 3497)

PROPOSED SIDE FIRST FLOOR EXTENSION OVER CARPORT WITH NEW PITCHED ROOF AND THREE DORMER WINDOWS TO REAR AND NEW DETACHED GARAGE AT WESTWAYS, STRAITS LANE, READ

	PARISH COUNCIL:
	Has no observations to make on this application.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the owners of the attached property who feel that a sympathetic extension adding a pitched roof to Westways would improve the appearance of the joint properties.  However, they express the following concerns about the proposal:



	
	1.
	Westways is actually a one bedroomed granny flat, which was constructed a number of years after their property, and there are three party walls between the two properties, two of which extend into the roof space.  The proposal will transform this into a three bedroomed house with a resultant considerable increase in noise levels.  Any planning permission should therefore stipulate that suitable sound proofing measures are to be built into the adjoining walls.



	
	2.
	The existing bedroom of the granny flat will become a kitchen/dining room which will cause an increase in noise levels into their adjoining bedroom.



	
	3.
	From an aesthetic view point, the proposal involves the construction of three dormer windows which would disturb the uniformity of the two properties.



	
	4.
	The existing flat roof is partly constructed of an asbestos material and they would expect that any disturbance to this roof during the conversion would entail suitable precautions.


Proposal

The existing property, which has a flat roof was originally constructed as a ground floor extension to the adjoining property which is now known as Forest House.  It comprises a lounge, bedroom, bathroom, kitchen and a utility room with an attached carport and garage.

Permission is sought for a comprehensive scheme of extensions and alterations, comprising the following:

1.
The demolition of the existing garage and carport.

2.
The erection of a two storey side extension which would have a pitched roof as a continuation of the pitched roof which is proposed to be formed over the whole of the existing property.  The ground floor of the extension would be a carport which would be open at the front and the back.  Three bedrooms and a bathroom would be provided at first floor level within the roof space.  Light to the first floor rooms would be provided by three pitched roofed dormer windows in the rear elevation, and a window in the front facing gable.  The external materials for these works would comprise cream coloured rendered walls and roof tiles, all to match the existing property.

3.
The erection in the north eastern corner of the rear garden of a pitched roofed single garage measuring 6m x 4m with a ridge height of 3.5m.  This would have cream coloured rendered walls and roof tiles to match the existing property.  Access to the garage would be achieved by driving through the open ended carport.

Site Location

The property is on the eastern side of Straits Lane at its northern end.  It is adjoined to the south by the bungalow to which it is attached, to the north by the backs of a row of cottages on Turner Fold and to the east by the rear gardens of detached houses in Buckingham Drive.

Relevant History

7/7/5804 – Proposed single storey extension to property known as Westways (now known as Forest House).  Approved. 

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

In 1968 planning permission was granted by the former Burnley Rural District Council for an extension to the bungalow which was known at that time as “Westways”.  It would appear that, prior to the formation of Ribble Valley Borough Council in 1974, the extension was built and occupied as an independent dwelling; and that the extension took the name “Westways” whilst the original bungalow was sold and occupied separately and became known as Forest House.  In the Council Tax records of this Council, these have always been treated as two dwellings, although form many years leading up to the present, Council Tax has been paid on the property to which this application relates as an unoccupied property.  By being used as a separate dwelling for in excess of four years, in town planning terms this has become the “lawful” use of this property, and this current application falls to be determined on that basis (ie as a scheme of extensions and alterations to a dwelling).

On that basis, the issues to be considered relate to the effects of the various elements of the proposal upon the appearance of the property itself and the locality in general, and upon the amenities of neighbouring residents.

With regards to visual amenity, the property currently has the appearance of a relatively large flat roofed single storey extension to the adjoining dwelling, Forest House.  The proposed pitched roof with a front facing gable would complement the existing design of Forest House which also has a forward facing gable.  I also consider the proposed three pitched roofed dormer windows in the rear elevation to be acceptable from the point of view of visual amenity.  Overall, I consider that the extensions and alterations would significantly improve the appearance of the semi-detached pair of properties.

With regards to the amenities of neighbouring residents, due to the existing natural screening on the northern side and rear boundaries of the rear garden, I do not consider that the extensions and alterations, or the detached garage, would have any seriously detrimental effects on the amenities of the adjoining properties in Turner Fold and Buckingham Drive.  The potential for detrimental effects on neighbours’ amenities is, of course, greatest in respect of the attached property, whose owners have expressed a number of concerns about the proposal.

Their main concern appears to be the increased levels of noise and activity which would result from the transformation of what is currently a one bedroomed single storey dwelling into a three bedroomed property with accommodation on two floors.  They feel that such effects will be exacerbated by the “staggered” internal boundary between the two properties, and the proposed internal floor layout which would result in a kitchen/dining room adjoining two walls of their bedroom, whereas at the present time, there is another bedroom adjoining their own bedroom.  As Members will probably be aware, the specific use to which individual rooms are put cannot be controlled by the Local Planning Authority.  A condition requiring appropriate sound proofing measures (as suggested by the neighbours) would, however, in my opinion, be sufficient to prevent any serious noise nuisance to the attached property.

For the reasons explained above, I do not concur with the neighbours objections to the proposal on aesthetic grounds; and the issue of the existing asbestos roof is something which is controlled by other legislation (although the applicant has confirmed in writing that he would deal with this, and all the other work, in a safe and correct manner with as little disruption as possible to all concerned).

Overall, subject to appropriate soundproofing measures, I consider that the proposal will convert this existing unusual and unattractive property into a three bedroomed property which is appropriate in scale, design and appearance to the locality, without resulting in any serious detriment to the amenities of any nearby residents.  I 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.
Prior to the commencement of development, precise details of a scheme of sound proofing measures for the party walls between the application site and the attached property shall be submitted to and approved in writing by the Local Planning Authority.  The approved measures shall be fully implemented to the satisfaction of the Local Planning Authority prior to the first occupation of the dwelling following the completion of the scheme of extension and alterations hereby permitted.

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

APPLICATION NO: 3/2007/0930/P
(GRID REF: SD 7449 3742)

PROPOSED ENLARGEMENT OF GARDEN ROOM AND ROOFLIGHTS AND NEW WINDOW TO SOUTH ELEVATION, REPLACEMENT OF WINDOWS, GLAZED ENTRANCE AND DOORS WITH NEW TIMBER FRAMES, AND GARRETT WINDOWS TO THE GARAGE AT THE BARN, OLD BACK LANE, WISWELL

	PARISH COUNCIL:
	Objected to the application as originally submitted on the following grounds:



	
	1.
	The use of uPVC window frames is contrary to the policy in conservation areas.



	
	2.
	It is doubtful if the extension of the sunroom meets the requirements of the Extensions Policy as it would have the effect of significantly enlarging the building.



	
	3.
	The proposed garrett windows in the garage are not in keeping with the building and would give it the appearance of a domestic property. 



	
	4.
	Members did not agree with the provision of the proposed new “exit” window.  



	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a nearby resident who had no objections in principle to the application as originally submitted, but said that he would be disappointed if any new or replacement windows in this building were of uPVC construction.


Proposal

As originally submitted, the application sought planning permission for the following:

1.
The demolition of the existing sunroom on the rear elevation, which has a glazed roof and measures 2.9m x 4.7m, and its replacement with a slightly larger sunroom of 4.6m x 5.4m.  This would be constructed using matching stone, and there would be a transparent uPVC covering on its very shallow pitched roof.  

2.
The formation of an additional window in the rear part of the south western side elevation overlooking the property’s garden.  

3.
The formation of two pitched roofed dormer type windows on the rear roof slope of the existing detached double garage in order to provide increased headroom and light to an existing study within the roof space.  These would be constructed using natural stone and roof slates to match the existing building.  

4.
The enlargement of two existing rooflights on the rear roof slope of the main building.

5.
The replacement of all the existing timber doors and window frames with uPVC.  

By letter and amended plans received on 22 November 2007, all existing doors and window frames are now to be replaced with new timber doors and frames.  The amended plans also show an amended pane pattern for the existing rear entrance door and screen (which is within the original barn door opening).

Site Location

The site relates to a barn conversion dwelling on the west side of Old Back Lane, Wiswell.  The dwelling is sited immediately adjoining the road, but it has a relatively large garden, principally to the rear and the southern side.  The detached garage is sited close to the southern side boundary of the curtilage.

The property is adjoined to the north and south by other detached houses and to the east, on the opposite side of the road, by two rows of terraced houses which are also sited very close to the edge of the road.  To the rear (west) the property is adjoined by open fields.

The whole of the curtilage is within the Settlement Boundary of Wiswell as defined in the Local Plan.  The front part of the barn itself and the front part of its curtilage is within the Conservation Area.  The rear part of the barn and the majority of the curtilage, however, are outside the Conservation Area boundary.  

Relevant History

3/1988/0547/P – Conversion of barn to dwelling (outline).  Approved subject to conditions.

3/1989/0447/P – Conversion of barn to dwelling (details).  Approved subject to conditions.

3/1990/0412/P – Erection of garage.  Approved.

3/1992/0203/P – Proposed conservatory.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

Planning permission was granted for the conversion of this former barn into a house by two permissions in 1988 and 1989 which were subject to conditions (amongst others) which removed permitted development rights.  Therefore, any extensions or alterations to the property, including the replacement of doors and window frames, requires planning permission.  It is for this reason that this application, as originally submitted, sought permission for the replacement of the existing timber doors and window frames with uPVC.  The Parish Council and a nearby resident objected to this element of the application, and the planning officers agreed with that objection.  The applicant has, therefore, amended the application such that the doors and window frame (which are in a poor state of repair) will still be replaced, but with timber rather than uPVC.  As amended I can see no objections to this element of the proposal, or to the enlargement of two existing rooflights.    

The Parish Council questions whether the sunroom is acceptable as they consider that it would have the effect of significantly enlarging the building.  The floor area of the existing sunroom is approximately 13.6m2 and that of the proposed replacement is approximately 25m2.  I do not consider this to represent an excessive addition to a two storey building which has a ground floor area (excluding the sunroom) of approximately 112m2.  I also consider the design and external materials of the replacement sunroom to represent an improvement in visual terms on the existing sunroom.  

The additional side window to which the Parish Council also “did not agree” is required as an escape window to a bedroom.  It is of the same basic design as all the existing windows with stone surrounds, and its size and position continue the existing appropriate “random” configuration of the window openings on this elevation.  It would not overlook any adjoining property.   I can therefore see no sustainable objections to this additional window.  

The Parish Council considers that the proposed dormer type windows to the garage are not in keeping with the building and would give it the appearance of a domestic property.  These windows are both on the rear roof slope where they would not have any significant impact on the Conservation Area (the garage is actually outside the Conservation Area boundary).  I also consider that their design, with pitched roofs and the external materials of stone walls and slate roofs are such that they would not seriously detract from the appearance of the building itself.  Finally, as they would face open fields, they would not adversely affect the privacy of any neighbouring properties.  I can therefore see no sustainable objections to this aspect of the application.  

Overall, subject to appropriate conditions, I do not consider that any element of the application as amended would have any seriously detrimental effects upon the appearance of the property itself or the Conservation Area, nor would they have any detrimental effects on the amenities of any neighbouring residents.  

SUMMARY OF REASONS FOR APPROVAL

The proposed developments would not have any seriously detrimental effects upon the appearance of the property itself or the Conservation Area, nor would they adversely affect the amenities of any nearby residents.

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 22 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 Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance given the location of the property in a Conservation Area.

3.
All replacement doors and window frames shall be in timber and shall be retained as such in perpetuity.


REASON:  To comply with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.  

APPLICATION NO:
3/2007/0931/P
(GRID REF: SD 3655 3099)

PROPOSED OUTSIDE COVERED DRINKING AREA TO FRONT ELEVATION (RESUBMISSION) AT THE TRADERS ARMS, MELLOR LANE, MELLOR

	PARISH COUNCIL:
	Did not object to the detail of the submission but comments that the proposed smoking area appears to be to the front of the premises on Mellor Lane and not the rear as quoted on the planning application.  There is likely to be less disturbance to neighbouring properties provided the construction is to the front elevation.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from nearby residents who object to the proposal on the following grounds:



	
	1.
	The proposed outside drinking area at the front would be within a few metres of the main road through Mellor and a public bus stop.  This would result, not only in noise generated by those using the area, but also through their interaction with passers by.  This would be harmful to the amenities of nearby residents.



	
	2.
	The smoke from people smoking in the area would cause a nuisance of smell to the nearby houses and also to passers by.  



	
	3.
	The proposal would spoil the front of a pleasant village pub.  



	
	4.
	The covered area should be built at the rear of the pub out of everybody’s way.  


Proposal

Permission is sought for the formation of a small outdoor covered drinking area at the front of this public house.  This would measure only approximately 2.5m x 2.7m and would be in the form of a pitched roof end canopy supported on a stone pillar and attached to the side of the existing front porch.  The roof would be of slates to match those on both the existing porch and the main roof of the building.

Site Location

The Traders Arms is a two storey stone built public house on the south side of Mellor Lane close to its junction with Nicky Lane and within the settlement boundary of Mellor as defined in the Local Plan.  It is adjoined to the east and west by residential properties.

Relevant History

3/2007/0230/P – Outside covered drinking area to side elevation and new draught lobby.  Refused.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

Previous application 3/2007/0230/P sought planning permission for the erection of a lean-to timber framed covered drinking area on the side elevation of the public house facing the residential property No 75 Mellor Lane.  Permission was refused for the reason that the covered drinking area in that particular location would give rise to nuisance from noise and smoke to the detriment of the residential amenity of the occupiers of adjacent dwellings.  

The applicants gave consideration to the formation of the covered outdoor drinking area at the rear of the public house.  However, the internal layout of the pub is such that all the non-public rooms such as kitchens etc are at the rear such that there would be no convenient access for customers to any covered area constructed at the rear of the building.

This application has therefore been submitted for the covered area to be erected on the front elevation.

I consider the construction of the proposed canopy roof is acceptable in visual terms and that the proposal would not have any seriously detrimental effects on the appearance of the front elevation of this building.  

Notwithstanding the objections expressed by two nearby residents, I also agree with the comment of the Parish Council that ‘there is likely to be less disturbance to neighbouring properties provided the construction is to the front elevation’.  Its construction on either side elevation would impact on the respective adjoining properties, and if it were to be constructed at the rear, its use would be likely to impact upon the rear gardens of the dwellings on both sides.  Overall, I therefore consider that the location at the front, as now proposed, would be the most appropriate in respect of the consideration of the amenities of nearby residents.  

As such, I can see no sustainable objections to this application and I 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 conditions:

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 4 December 2007.


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

APPLICATION NO: 3/2007/0941/P
(GRID REF: SD 7497 4199)

PROPOSED CHANGE OF USE OF EXISTING LARGE INDUSTRIAL UNIT INTO FOUR SMALLER INDUSTRIAL UNITS AT FORMER GEE CO SITE, UP BROOKS, CLITHEROE

	TOWN COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No comments received at time of report preparation.

	
	
	

	SENIOR ENVIRONMENTAL HEALTH OFFICER:
	No objections subject to measures to protect the amenity of adjacent residential properties.

	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters of objection have been received which raise the following points:



	
	1.
	Concerns over increase in noise.



	
	2.
	Light pollution which has already been an issue with overnight security lights.  With separate occupiers this may be compounded.


Proposal

This application details the split of an industrial site into four smaller units.  There are presently three buildings on site with the larger being sub-divided into two units.  Various minor repairs and improvements are proposed to units 1A, 1B and 2, including new door and fire exits.

Site Location

This is a current industrial site with other industrial premises to its north and south-west with Brookside County Primary School to its immediate south.  Its south-eastern boundary abuts the rear of residential properties on Bracken Hey.

Relevant History

Various applications for extensions.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The key issue for consideration is whether the sub-division of these units and consequent intensification of use of the site would result in conditions to the detriment of surrounding residential amenity.  One of the units backs directly onto the rear garden areas of properties on Bracken Hey but Committee should remember that it is an existing structure with activities already carried out within it.  Thus there is already an element of intrusion from this site and it is whether the changes now suggested would prove so significantly detrimental as to warrant an unfavourable recommendation.  In this matter I am guided by the observations of one of the Council’s Senior Environmental Health Officers, who does not consider that there would be significant detriment caused in terms of noise.  He has however recommended that it be conditioned on any approval that details of plant and machinery and acoustic measures be submitted for further approval.  Similarly that no plant or equipment be installed on the south-eastern boundary of the buildings ie the elevation affecting the residential properties.  Objectors have made reference to issues associated with lighting and I consider it would be reasonable to impose a condition to the effect that if any additional external lighting was required, precise specifications of this must be submitted for further approval.  Subject to this, I do not consider that there would be any significant detriment to surrounding 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.
Before any works to implement this permission are commenced, details including acoustic specifications of all fixed plant, machinery and equipment associated with air moving equipment, compressors or generators to be installed within the site/buildings  shall be submitted to and approved in writing by the Local Planning Authority.  All equipment shall be installed in accordance with the details so approved and shall in no event be installed on the south-eastern elevation of units 1A and 1B and unit 2.


REASON:
In order that the Local Planning Authority shall be satisfied with the details in order to safeguard neighbouring amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
Prior to commencement of development, precise specifications of any external lighting to be used throughout the site shall be submitted to and approved in writing by the Local Planning Authority.  The lighting shall be installed in accordance with the detail so approved.


REASON:
In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan in the interests of surrounding residential amenity.

APPLICATION NO:
3/2007/0980/P
(GRID REF: SD 65665  31053)

ERECTION OF GARDEN ROOM TO REAR OF PROPERTY AT 34 MELLOR LANE MELLOR BB2 7EN.

	PARISH COUNCIL:
	No observations have been received

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

· Loss of light

· Loss of view and skyline

· Covenant on the property preventing any extension

· How will this structure be built and subsequently maintained without venturing onto our property.


Proposal

Consent is sought for the erection of a garden room at the rear of the property. Approximate dimensions of the extension are 5m x 2.9m x 4.5m in height to the ridge which would have a pitched roof of slates to match the existing property on both sides and glazed at the front with external materials comprising rendered walls to match the existing property with an English Oak framework and double glazing. 

Site Location

The property is semi-detached within the settlement limit of Mellor.

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 and the potential impact on neighbouring residential amenity.

In terms of the visual impact of the works it is considered that the scale, design and size of the proposal is acceptable. As the extension is at the rear it will be screened by the existing landform and is not clearly visible from any neighbouring properties except that of No. 36 Mellor Lane. 

Proposed impact on neighbouring amenity would be minimal as the property backs onto open countryside and there is an existing boundary wall between adjacent property No. 36 which is already of some significant height and as such the BRE measurement is not appropriate.  I note the neighbours concern regarding loss of light into their dining room, however I do not consider this to be sufficient to warrant refusal as the height of the wall on the side elevation of the proposal exceeds only 0.4m of that of the existing boundary wall and the sloping pitched roof on the proposal reduces the impact on the adjacent property. 

A number of other objections were also made by No. 36 which related to effects of the proposal on loss of view, covenants on the land and potential access onto their property 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.

APPLICATION NO:
3/2007/1015/P

(GRID REF: SD 6498 3088)

PROPOSED Create new level soft play area to rear of reception class. Create new external canopy. Relocate existing wheelchair ramp. Level off ramp from soft play area at st mary’s c of e school, mellor

	PARISH COUNCIL:
	No representations received at time of writing the report.



	POLICE:
	No representations received at time of writing the report.



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

The proposed size of the canopy is far larger than the necessary requirement for disabled persons.

The fence around the area is insufficient in height and materials to keep people away out of school hours.

A large canopy area will encourage the gathering of ‘noisy youths’ behaving in an ‘unacceptable’ way.


Proposal

Planning permission is sought for a new soft play area to the rear of the reception class and to replace and relocate the existing wheelchair ramp.  An external canopy covering the soft play area is also proposed. 

Approximate dimensions of the canopy are 9.4m x 3.8m x 3.4m in height.  The roof cladding will be constructed of clear multi-wall polycarbonate with a galvanised frame.  The scheme also details the removal of the existing disabled access ramp and its relocation.  

Site Location

St Mary’s CofE Primary School is situated within the settlement boundary of Mellor.  The school is situated opposite detached properties on Brundhurst Fold and has fields extending to the rear of the school yard.

Relevant History

3/2006/0397 - Porch extension to side elevation and canopy to main entrance.  Approved.

3/2005/0549 - Extension to changing room.  Creation of PE store.  Erection of outdoor play equipment.  Approved.

3/2003/0333 – Proposed classroom extension.  Approved.

3/2002/0623 – Classroom extension with new ramp leading to rear entrance.  Approved.

Relevant Policies

Policy G1 – Development Control

Policy G4 – Settlement Strategy

Policy G6 – Essential Open Spaces

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 assessing visual impact I am satisfied that this would not prove significantly detrimental to visual amenity as the canopy is single storey in height and will be set against the background of the school.  Furthermore, in respect of the railings to the proposed soft play area and disabled access ramp this would not I believe prove significantly detrimental to visual amenity as at the highest point the railings will measure 1.6m from ground level and at its lowest point 1.0m.  

I note the objection relating to noise issues and consider that this is controlled by other legislation.  The objection based on the security of the area is an issue for the school to deal with.

On the basis of planning considerations, overall I can see no objections to this application.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:  That planning permission be GRANTED.

APPLICATION NO:
3/2007/1030/P
(GRID REF: SD 68494 32186)

DEMOLISH EXISTING GARAGE AND ERECT TWO STOREY SIDE EXTENSION AT 25 BROOKLYN ROAD, CLAYTON-LE-DALE 

	PARISH COUNCIL:
	No representations received



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

· There is a clear encroachment onto land to the west of the property which is owned by our clients


Proposal

Consent is sought to demolish the existing small detached garage at the side of the property to construct a two storey side extension with approx. dimensions of 3.4m x 9.3m x 9.1m in height to match the existing ridge height of the property to incorporate a garage at ground floor level and bedroom with en-suite at first floor level and finished in materials to match those of the existing building.

Site Location

This is an end of terrace property within the settlement limit of Wilpshire.

Relevant History

None

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 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. The plans of the proposal do not adhere to this advice, however as the property is located at the end of a terraced street it is of my opinion that this is not necessary on this occasion and in fact the proposal would compliment the existing street scene as it would be a continuation of the terraced effect.

The property is an end terrace and therefore the proposal would have minimal impact on neighbouring properties as there is a large existing boundary treatment between the proposal and the farm which is adjacent and is a sufficient distance from the property directly opposite. An objection has been received by the solicitor who is acting on behalf of the adjacent property to the proposal Bottoms Farm on grounds of ownership of land. They have noted that if you compare the Land Registry plan they submitted and that of the one submitted with the application ‘there is a clear encroachment onto land to the west of the property which is owned by our clients. In the circumstances we are instructed to object in the strongest possible terms to the proposed development and extension’.

There may be a discrepancy regarding the definition of defined curtilage for 25 Brooklyn Road which is currently being looked at, however in response to the comments made by the objector the proposed extension does not encroach onto land that is owned by Bottoms Farm. There is already an existing garage which is in very poor structural condition and measures approx 2.3m and the proposed extension would only project a further 1m outwards and there is also sufficient room for pedestrian access down the existing path. 

The site plan does include an area of Green Belt and Open Countryside, however this would not be affected by the proposal.

A bat survey was carried out and it was proposed that the extension and building work does not pose any threat of disturbance to bats or loss of a bat roost, hibernation site or a breeding population.

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.
The proposed garage/car port 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”.

APPLICATION NO:
3/2007/1033/P
(GRID REF: SD 369160 435500)

STORAGE BUILDING TO REPLACE PREVIOUS DEMOLISHED BUILDING ON SAME SITE ATTACHED TO AN EXISTING BUILDING AT 2 RIBCHESTER ROAD, DINCKLEY, LANCASHIRE, BB6 8AH.

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



	COUNTY SURVEYOR (LCC):
	No observations or comments have been received at the time of the reports submission.



	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a nearby neighbour objecting to the application on the following grounds;



	
	1. The property itself was erected in the war on conditions that it would solely be for agricultural use, which it clearly isn’t now,

2. Concerns regarding the parking of vehicles in the lay-by opposite the property that cause problems for me leaving my driveway,

3. Concerns regarding increase in vehicular activity at the site, and

4. Concerns regarding a general increase in activity and noise at the site as there is plenty of noise most days with machines and saws going as the applicant conducts his business from there.


Proposal

The applicant has been running his landscaping/building business from the site for over 30 years, and following various complaints and the theft of items from the site, this application seeks permission to erect a secure storage building at the site, replacing a building that had to be demolished when it became unsafe and unsecured. The floor area is the same as the previous building, however the roof is approx. 1.1m higher. 

Site Location

The site is located on Ribchester Road, Dinckley, within the open countryside as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/1989/0483 – Kitchen and Dining Room Extension - Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

The main issues with regards to this application are the impact of the building on the residential amenity of the neighbours, and the impact on the visual amenity of the area by virtue of the replacement building. I have no concerns regarding the principle of the development as the applicant has been using this site for more than 10 years, and as Policy G5 states ‘It must be accepted that the countryside is a working area and a source of many Ribble valley residents livelihood. As such it is subject to change and to development pressures. If properly managed, these can be accommodated without harming the basic character of the area”. On this basis, the proposal is considered acceptable.

With regards to the impact on the neighbours, the business on site is well established, and all the proposal seeks to do is replace an existing building with a new, albeit slightly higher. The LCC County Surveyor has been consulted on the proposal with regards to any potential impact on highway safety, although no formal comments have been received at the time of this reports submission. However, as the proposal will make very little change in the vehicular movements to and from the site, it is considered that there will be no impact on the safety of the adjacent highway.

With regards to the visual impact of the proposal, it has been erected on the footprint of a previous building and is reasonably well screened behind existing landscaping on the site. It has been constructed in sympathetic materials and as such I do not consider the proposal to have a detrimental visual impact.

As such, bearing in mind the above and taking into account the letter of objection from the nearby neighbour, I consider that the storage building will have no additional impact on the residential amenity of the nearby neighbours, nor will it have a detrimental visual impact on the area. The application is therefore recommended 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.
Details of a landscaping scheme for the site shall be submitted to, and approved in writing by the Local Planning Authority within 2 months of the date of this decision.


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

2.
The proposed development shall inure for the benefit of the owners of no. 2 Ribchester Road, Dinckley only and not for the benefit of the land nor any other person or persons, whether or not having an interest in the land, 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 curtilage and this adjoining land 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: 3/2007/1034/P
(GRID REF: SD 7431 4189)

PROPOSED MODIFICATION OF CONDITION 5 OF PLANNING CONSENT 3/2006/0004/P TO EXTEND OPENING HOURS ON CHRISTMAS EVE, NEW YEAR’S EVE AND SUNDAYS IN BANK HOLIDAY WEEKENDS AT SO BAR, 1B KING STREET, CLITHEROE 

	PARISH COUNCIL:
	Object to this application with the exception of New Year’s Eve on the ground that they consider there will be noise nuisance caused to residents in the vicinity if the hours were extended on the other days.

	
	
	

	SENIOR ENVIRONMENTAL HEALTH OFFICER:
	No objection.

	
	
	

	STATUTORY NOTICE AND ADDITIONAL REPRESENTATIONS:
	Two letters have been received.  One states no objection in principle subject to the upper balcony being vacated by 10pm with doors closed and no activity being allowed to take place on the lower terrace.  The other letter expresses concern over noise nuisance and disturbance and questions the reliability of noise level monitoring.


Proposal

This application seeks to vary condition 5 of 3/06/0004/P to read:

The use of the premises in accordance with this permission shall be restricted to the hours between 0800 and 2400 hours except that on Christmas Eve, New Year’s Eve and the Sundays of Bank Holiday weekends the hours shall be between 0800 and 0100 the following day. 

The previous consent limits the hours to between 0800 and 2400 hours each day of the week.

Supporting documentation to the submission states that, should the additional hour be looked upon favourably they would be willing to reduce the hours that customers are permitted to use the outside balcony area.  Presently this is limited to 2300 hours on the 2006 consent with the offer being to reduce this to 2200 hours on these specified occasions.  

Site Location

The Wine Bar is situated to the rear of the Post Office and accessed by an alleyway to its side.  It is within the town centre of Clitheroe which is a predominantly commercial area.  

Relevant History

3/07/1035/P – Modification of condition 5 of planning consent 3/2006/0004/P to extend opening hours on Friday and Saturday evenings; discharge of condition 6 - erection of doors in alley to form entrance lobby, change of use of garage to general store.  See elsewhere within this agenda.

3/07/0721/P – Change of use of garage to general store and associated vehicle turning area to external licensed space and erection of doors in alley to form entrance lobby to bar.  (Resubmission).  Refused 10 October 2007.

3/07/0037/P – Proposed expansion of external sitting area into yard and change of use of garage to form beer/general store. (Retrospective).  Refused 27 April 2007.

3/26/0004/P – Conversion of former sorting office to form wine bar and extensions.  (Resubmission).  Approved with condition 9 March 2006.

3/05/0592/P – Conversion of former sorting office to form wine bar and extensions.  Approved with conditions 5 October 2005.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The key issue for consideration in relation to this application is the potential impact on amenity from an increase in hours of use on the stated days.  At present the operation of the premises is governed by two sets of control, namely the planning permission granted under 3/06/0004/P which limits hours of operation to between 0800 and 2400 hours and a Premises Licence issued by the Council’s Licensing Committee in October that states hours of 1000 to 2400 Sunday to Thursday and 1000 to 0100 hours Friday and Saturday.  Prior to October the Premises Licence permitted hours of opening until 2400 hours in line with the planning permission.

This application is seeking an extension of hours on a few days in the year, all of which are public holidays.  The premises are located within the town centre in a predominantly commercial area although it is recognised that there are people occupying residential accommodation in the vicinity.  The applicant is seeking only one extra hour as it is felt that this would balance the objectives of town centre activities with consideration for the residential amenities of nearby residents.  

In assessing the potential impact on nearby residents the observations of the Council’s Senior Environmental Health Officer are critical.  He has stated that throughout 2007 a total of four complaints have been logged relating to noise from the premises.  One related to a private function in the premises in January, the other three related to people noise.  He states that there is no evidence to suggest that the level of noise is exceptional for this type of premises.  In light of one of the aforementioned objections he and the Licensing Enforcement Officer offered to assess the potential noise implications from an adjacent resident in August 2007 but that offer has not been taken up.  He concludes that he has no grounds for objecting to the proposed change of hours.

Therefore, on the basis of these observations I cannot see a justifiable reason to withhold planning consent for an additional hour of opening on the stated days 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.
The use of the premises in accordance with this permission shall be restricted to the hours between 0800 and 2400 hours except that on Christmas Eve, New Year’s Eve and the Sundays of bank holiday weekends the hours shall be between 0800 and 0100 the following day.


REASON:  In order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  Use of the premises outside these hours could prove injurious to the character of the area and in order safeguard residential amenities.

2.
The use of the balcony area by customers shall be restricted to the hours between 0800 and 2300 hours except that on Christmas Eve, New Year’s Eve and the Sundays of bank holiday weekends the hours shall be restricted to between 0800 and 2200 hours.


REASON:  In order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  Use of the balcony outside these hours could prove injurious to the character of the area and in order safeguard residential amenities.

APPLICATION NO: 3/2007/1035/P
(GRID REF: SD 7431 4189)

PROPOSED MODIFICATION OF CONDITION NO. 5 OF PLANNING CONSENT 3/2006/0004/P TO EXTEND OPENING HOURS ON FRIDAY AND SATURDAY EVENINGS;  DISCHARGE OF CONDITION 6;  ERECTION OF DOORS IN ALLEY TO FORM ENTRANCE LOBBY;  CHANGE OF USE OF GARAGE TO GENERAL STORE AT SO BAR, 1B KING STREET, CLITHEROE

	TOWN COUNCIL:
	Object to hours element of application as they consider there will be noise nuisance caused to residents in the vicinity.  



	SENIOR ENVIRONMENTAL HEALTH OFFICER:
	No objection.



	
	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY NOTICE:


	Three letters have been received which express the following:

1. 
No objections in principle to extended hours but question whether balcony use should be restricted to 10pm on all evenings in line with the premise licence. 



	
	2.
The proposal to erect doors in the alley is welcomed but there is no timescale as to when that construction would be completed.

3.
This application has little to do with discharging condition 6 moreover achieving planning consent for the lower terrace by another route.  It is licensed and we oppose any permission to be granted as noise disturbance would be intolerable.

4.
Question why the Local Planning Authority has not ensured compliance with condition 6.


Proposal

This application has a number of component parts as follows:

Firstly, an extension in the permitted hours of opening of the premises on Friday and Saturday evenings from 0800 to 2400 hours (approved under 3/06/0004/P) to 0800 to 0100 hours the following morning.  If the revised hours were considered appropriate by Committee they would agree to a reduction in the hours of use for the first floor balcony on those nights from 0800 to 2300 hours (approved under 3/06/0004/P) to 0800 to 2200 hours.  

The second part of the application is to regularise works which have already taken place.  On the originally approved scheme (3/06/0004/P) there was to be a garage below the balcony with the area in front of it to be kept free of obstructions at all times and made available for the parking of cars at all times.  This was conditioned on the 2006 approval.  Since the implementation of that permission the garage, previously retained for the benefit of the Post Office flat, has been abandoned as a garage and leased to the wine bar and used for storage.  Accordingly condition 6 of 3/06/0004/P is now superfluous.  

The scheme also denotes the provision of doors to form a lobby area in the alleyway in order to limit the potential for noise to escape from inside the premises when the main door is opened.  Double doors will be set approximately 8.5m from the existing entrance door towards King Street with another set near to the rear side of the doorway.  These works are below the existing canopy but the area between the top of the boundary wall and underside of the canopy would be infilled for the extent of the lobby area.  The doors facing King Street would be glazed with those providing refuse access and access to the storeroom area being solid timber.  

Site Location

The site is to the rear of the Post Office which fronts onto King Street within the Conservation Area of Clitheroe.

Relevant History

3/07/1034/P – Proposed modification of condition 5 of planning consent 3/2006/0004/P to extend opening hours on Christmas Eve, New Year’s Eve and Sundays in Bank Holiday weekends – see elsewhere within this Agenda. 

3/07/0721/P – Change of use of garage to general store and associated vehicle turning area to external licensed space and erection of doors in alley to form entrance lobby to bar.  (Resubmission).  Refused 10 October 2007.

3/07/0037/P – Proposed expansion of external sitting area into yard and change of use of garage to form beer/general store. (Retrospective).  Refused 27 April 2007.

3/26/0004/P – Conversion of former sorting office to form wine bar and extensions.  (Resubmission).  Approved with condition 9 March 2006.

3/05/0592/P – Conversion of former sorting office to form wine bar and extensions.  Approved with conditions 5 October 2005.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are whether there would be a significantly detrimental impact on residential amenity as a result of the additional hours opening, the visual impact of the lobby and whether there are any highway impacts as a result of the loss of an off-street parking facility.  

With regard to the latter two aspects I reiterate comments made in relation to 3/07/0721/P in that in respect of loss of an off-street parking facility the County Surveyor raised no objection.  In respect of the visual impact of the works to form the lobby area, I do not consider that the provision of glazed doors set into a painted plywood frame extending to the underside of the existing canopy, coupled with the works to provide a solid infill between the top of the boundary wall and underside of the canopy, would prove significantly detrimental to the visual amenities of the Conservation Area.  Indeed, the Council’s Senior Environmental Health Officer has commented that the addition of a lobby should improve the attenuation of noise emitted through the opening and closing of the front entrance doors and is thus supported by him. 

The remaining issue therefore is potential noise disturbance to surrounding residents from the proposed increased hours of opening.  Comments from colleagues in the Environmental Health Section of this Council made in relation to 3/07/1034/P apply equally to this scheme, namely there have been four complaints logged in 2007 in relation to noise from these premises (three of which related to people noise), an offer was made to assess noise experienced by a neighbouring resident in August 2007 but this offer was not taken up, there is no evidence to suggest that the level of noise is exceptional for this type of premise and thus there is no grounds for objecting to the proposed change of hours as they would comply with the current premise licence provisions.  In addition to these observations Committee should also have regard to the fact that this is a town centre location with drinking establishments opening late into the evening.  The application premise is not the only licensed premise in this area with King Street being the main walkway from the Station Public House and Maxwell’s into the town centre.  It is thus on a principal walkway with noise levels already experienced in relation to that movement of people.  The key consideration is whether an additional hour until 1am on Fridays and Saturdays would significantly increase existing noise levels so as to warrant an unfavourable recommendation.  It is clear from the observation given from one of the Council’s Senior Environmental Health Officers that this is not the case and I therefore recommend favourably.

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.
The use of the premises in accordance with this permission shall be restricted to the hours between 0800 and 2400 hours on Sundays to Thursdays and restricted to the hours of 0800 and 0100 hours the following day on Fridays and Saturdays.  


REASON:  In order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  The use of the premises outside these hours could prove injurious to the character of the area and in order safeguard residential amenities.

2.
The use of the outside balcony area by customers shall be restricted to the hours between 0800 and 2300 hours on Sundays to Thursdays and on Fridays and Saturdays between 0800 and 2200 hours.


REASON:  In order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  The use of the premises outside these hours could prove injurious to the character of the area and in order safeguard residential amenities.

3.
The yard area defined on drawing 196.100B shall be kept free of obstructions at all times and in no event whatsoever shall this area or the area beneath the balcony overhand in front of the store be used as licensed space in connection with the use of the premises as a wine bar.  


REASON:  In the interest of visual and residential amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
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 Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance given the location of the property in a Conservation Area.

APPLICATION NO:
3/2007/1039/P
(GRID REF: SD 7260 4588)

PROPOSED EXTENSION AND ALTERATIONS TO OUTBUILDING TO CREATE GRANNY ANNEX (RESUBMISSION) AT CUTTOCK CLOUGH HOUSE, MILL LANE, WADDINGTON

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a nearby resident who objects to the application for the following reasons:



	
	1.
	The size and nature of the accommodation, which includes a house bathroom and an en-suite shower room, is excessive for a so called granny annex.



	
	2.
	The development is now smaller than the refused application.  Will that part of the existing building not shown as part of this proposal be demolished?



	
	3.
	As there is a garage between the annex and the main house, it will be difficult to convert back it into the main house when it is no longer needed as an annex.



	
	4.
	As the buildings which are being converted were erected without planning permission, this should be regarded as new build rather than conversion.



	
	5.
	Permission for the development would set the precedent for other home owners to build what are effectively linked detached bungalows on to their properties.



	
	6.
	The water supply to the existing dwelling is from a spring which is shared with four other properties.  There is no provision in the legal documentation for water supply to either a new dwelling or a large extension at this property. (This is a legal matter rather than a legitimate planning consideration).


Proposal

An outbuilding on the western side of this dwelling was recently extended and altered without planning permission, and the property owners were advised to cease any further works either permanently or until an appropriate planning permission had been sought and granted.  

Previous application 3/2007/0739/P sought planning permission for the completion of the alterations and extensions to the outbuildings, and for the building as extended to be used as a granny flat comprising a lounge, utility room, kitchen, bathroom and two bedrooms, one with an en-suite shower room.  As the proposed granny annex was detached, and due to its size, it was considered that the previous proposal would not constitute a modest level of accommodation which would be capable of integration into the main dwelling, or a use ancillary to the use of the main dwelling, when circumstances change.  As such, the proposal was considered to be contrary to Policy H9 of the Local Plan and permission was therefore refused for that reason.

This current application seeks permission for an amended scheme in which the annex is linked into the main dwelling and comprises a lounge/dining room, one bedroom with en-suite shower room, kitchen, bathroom and utility room.  Part of the existing outbuilding would also be used as a garage.  Another part of the existing building which measures 5.5m x 3.9m is not shown on the submitted plans and would need to be demolished in the event of planning permission being granted.  

The works would be completed using matching stone and a pitched slate roof.  

Site Location

Cuttock Clough House is a detached dormer bungalow to the east of a group of dwellings at Mill Lane, which runs off the eastern side of the Waddington Fell Road.  The property is not immediately adjoined by any other dwellings and is surrounded by open fields.  The site is within the Forest of Bowland Area of Outstanding Natural Beauty.  

Relevant History

3/2007/0739/P – Extension and alterations to outbuilding to create granny annex.  Refused. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H9 - Extended Family Accommodation.

Policy H10 - Residential Extensions.

Environmental, AONB, Human Rights and Other Issues

The application, effectively, is for an extension to an existing detached dormer bungalow within a relatively large curtilage, and within the Forest of Bowland Area of Outstanding Natural Beauty, in order to form a granny annex.  It is intended that the applicants parents in law, who are now retired and with no dependant children, will occupy the proposed annex, whilst the applicant and his family will occupy the main house.  The application must be considered against the requirements of Policies ENV1, G1, H9 and H10 of the Local Plan.

Policy ENV1 seeks to ensure that the landscape and character of the AONB will be protected, conserved and enhanced.  Notwithstanding that much of the construction works have already been carried out without planning permission, the scale of the works are such that, once the building has its pitched slate roof and has been clad in matching stone, it will not have any seriously detrimental effects upon the appearance of the AONB.

Policy G1 requires developments to provide high standard of building design, using materials which are sympathetic to the character of the area, and to not adversely affect the amenities of the surrounding area.  The proposed external materials are appropriate, the building is not excessive in size in relation to the relatively large curtilage of this property, and there are no immediately adjoining neighbours whose amenities might have been affected by the development.  I therefore consider that the requirements of Policy G1 which are relevant to this proposal are satisfied.  

I am satisfied that the reduction in size and linkage to the main dwelling now make it compliant with Policies H9 and H10.

Overall, subject to appropriate conditions to restrict the use of the annex to that applied for, and to prevent it from being increased in size, I consider this proposal to be satisfactory and in accordance with the relevant policies of the Local Plan.  I 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.
The proposed development shall only be occupied as an extended family unit 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 Policies G1 and H9 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.

2.
The granny annex hereby permitted shall not be occupied until the following works have been completed to the satisfaction of the Local Planning Authority.  

a) 
that part of the existing outbuilding which is not included in the approved development has been demolished and all resultant materials and debris have been removed from the site.

b)
the slate roof and stone external walls of the annex have been fully constructed. 


REASON: For the avoidance of doubt and in the interests of visual amenity, and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.  

3.
The granny annex hereby permitted shall not at any time be increased in size by the conversion of either of the existing/proposed garages into additional accommodation, or by any other means, unless a further planning permission has first been granted in respect thereof.


REASON: For the avoidance of doubt and to ensure that the annex remains of an appropriate size to comply with Policy H9 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/1043/P
(GRID REF: SD 374304 441525)

INSTALLATION OF FOLDING SLIDING DOORS AND CREATION OF TWO SMALL OUTDOOR SEATING AREAS (RE-SUBMISSION) AT EMPORIUM CAFÉ & WINE BRASSERIE, MOOR LANE, CLITHEROE, LANCASHIRE.

	TOWN COUNCIL:
	The Town Council note that the application relating to the folding sliding doors is retrospective. They consider that as the applicant went ahead with the work without planning consent the owners should be required to reinstate the original windows.

Furthermore, the Town Council object to the application to provide two small outdoor seating areas on the grounds that they will be taking part of the footpath that will constitute an obstruction for pedestrians and the proposal will be detrimental to highway safety at a busy roundabout.



	ENVIRONMENTAL HEALTH OFFICER:
	The Environmental Health Officer has no objections to this development.

However, he would advise that the proposed terrace would not be available for smoking as the terrace would be in front of doors opening into internal areas of the premises.



	TRAFFIC AND DEVELOPMENT ENGINEER (LCC):
	No formal observations or comments have been received at the time of the reports submission.



	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a nearby neighbour who wishes to make the following points;

· The habit of smoking is a recognised health risk and the government is finally making an attempt to reduce the problem. I feel there are no sensible reasons to encourage this anti-social behaviour let alone put offenders on public display encouraging by example young passers by,



	
	· The folding/sliding doors appear to be in place and have been for some time. When the work was done I think new cooling units were attached to the rear of the building, these generate a lot of noise 24 hours every day. The problem has been mentioned to the owner J. Warburton and N. Pedley, Environmental Health Officer, but nothing has changed, and

· Longstanding parking problems and rubbish bins force the opinion that this development has gone far enough putting profit ahead of any concern for it neighbours.


Proposal

The application seeks permission for the installation of folding/sliding doors to the front elevation of the building, and also the creation of two small outdoor seating areas to the front of the building. This proposal is a re-submission of a previous application for a similar scheme, that was refused on the basis that the proposed outside seating area to the front elevation of the premises, was considered contrary to Policy G1 of the Districtwide Local Plan, in that the proposed creation of seating areas within the highway limits would reduce the available footway width in close proximity to a well-used and important junction, and as such be to the detriment of highway and pedestrian safety. The main difference with this proposal is that the gap between the new seating area and the edge of the adjacent highway will be a minimum distance of 2.75m, as apposed to the previous application, which provided only a 1.8m gap.

Site Location

This application relates to The Emporium on Moor Lane, which lies within the Clitheroe Conservation Area, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2007/0294 – To install folding/sliding doors to the Moor Lane elevation and to create one outdoor seating area, which will be a dedicated smoking area – Refused.

3/2001/0154 – Change of Use. Convert retail space (2 floors) to coffee shop and convert coffee shop to retail – Granted Conditionally.

3/1999/0103 – Construction of terrace and staircase to southwest elevation and landscaping – Granted Conditionally.

3/1998/0496 – Conversion of basement area into retail floor space, relocation of existing coffee shop – Granted Conditionally.

3/1997/0272 – Erection of painted steel fire escape stair to southeast elevation of property – Granted Conditionally.

3/1996/0524 – Change of Use of first floor to retail with café area to rear of ground floor – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G4 – Settlement Strategy.

Policy EMP7 – Extensions/Expansions of Existing Firms.

Policy ENV16 – Development within Conservation Areas.
Environmental, AONB, Human Rights and Other Issues

The application seeks permission for the installation of folding/sliding doors to the front elevation of the building, and also the creation of two small outdoor seating areas to the front of the building. This proposal is a re-submission of a previous application for a similar scheme, that was refused on the basis that the proposed outside seating area to the front elevation of the premises, was considered contrary to Policy G1 of the Districtwide Local Plan, in that the proposed creation of seating areas within the highway limits would reduce the available footway width in close proximity to a well-used and important junction, and as such be to the detriment of highway and pedestrian safety.

The insertion of natural timber/painted doors to replace the existing windows in the front elevation is considered to be in keeping with the existing building, acceptable from a visual point of view, and will cause no detrimental impact on the character of the Conservation Area, however the main issue is concerning the location of the new seating area to the front of the building, from a highway safety point of view.

The main difference between this proposal and the previously refused application is that the gap between the new seating area and the edge of the adjacent highway will be a minimum distance of 2.75m, as apposed to the previous which provided only a 1.8m gap. As such, with regards to the concerns from a highway safety point of view, whilst no formal comments have been received from the Traffic and Development Engineer (LCC) at the time of this reports submission, having discussed the proposal with him, he appeared to have no objections to the proposal and considered the gap between the new seating area and the highway to be acceptable.

With regard to the points of objection raised by the Town Council and the objector, I have covered the majority of material considerations raised, within the above report. As such, bearing in mind the above comments and whilst I am mindful of the comments from the Town Council and the objector, the proposal represents an appropriate form of development and will not be significantly detrimental to the visual amenity of the area or to the character of the building and in regards to the new seating area, have no detrimental impact upon highway and pedestrian safety in that location. I consider the scheme to now comply with the relevant policies, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and will not be significantly detrimental to the visual amenity of the area or to the character of the building and in regards to the new seating area, have no detrimental impact upon highway and pedestrian safety in that location.

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

1.
A minimum width of 2.75m between the edge of the carriageway and the approved new outdoor seating area shown on the plan marked ‘Proposed Alterations and Terraces’, shall be maintained in perpetuity.


Reason: To comply with Policy G1 and the Ribble Valley Districtwide Local Plan and in the interests of highway and pedestrian safety. 

NOTE 

1.
The Environmental Health Officer has advised that the proposed terrace would not be available for smoking as the terrace would be in front of doors opening into internal areas of the premises.
APPLICATION NO:
3/2007/1049/P
(GRID REF: SD 7292 4182)

PROPOSED TWO STOREY EXTENSION TO FRONT AND SINGLE STOREY EXTENSION TO REAR (RESUBMISSION) AT 29 RIVERSIDE, CLITHEROE 

	PARISH COUNCIL:
	Object as they consider that the proposal will constitute over development of the site which will have an impact on neighbouring properties. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No comments received at time of report preparation.


Proposal

This application details two sets of extensions.  Firstly, to the front of the property a two storey extension is shown with approximate dimensions of 4.6m x 2.5m x 6.4m to the apex of its pitch constructed of render under a slate roof.  To the rear a single storey lean-to office is shown measuring 2.8m x 1.8m x 3.3m in height again of render and slate construction.

Site Location

The application property is a semi detached dwelling in a cul de sac at Low Moor.  It is surrounded on all sides by residential development.  

Relevant History

3/2007/0826/P – Two storey extension to front of property, single storey extension to rear and garage extension to side.  Refused 10 October 2007.

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 and whether there would be any significant detriment to adjacent residential amenity as a result of their representation.

It is recognised that whilst the front extension is not something which is typical of the area, in this instance I do not conclude that it would prove significantly detrimental to visual amenity.  The works would be set down from the main ridge line of the house with the property itself being set down from the main road.  It is thus not prominent in the wider street scene with its impact localised to the cul de sac in which it is set.  I am however mindful that the distance between the application dwelling and No 31 to its east would be less than the 21m advocated in the SPG for privacy at first floor windows.  This said, the two windows in the opposite property that would be affected are small (one of which is obscure glazed) with the applicant informing us as part of the previous submission that they serve bathroom and landing.  Thus, in this instance these factors together with the fact that the application property is set lower than the neighbour which could be affected lead me to conclude that the relationship would not prove significantly detrimental to residential amenity.  

The second aspect of the proposal is the rear single storey extension which has been significantly reduced in size since the previously refused application.  The rear area of this dwelling is compact and set cheek by jowl with the rear gardens of surrounding properties, albeit some of those are set at a lower level.  There is a limited amount of garden space and the previous scheme was felt to impact adversely on neighbouring amenity.  However, the works now extend across less than half of the rear elevation, project only 1.8m from the rear building line and have a lower height than that submitted previously.  On the basis of these significant reductions I conclude that the impact on surrounding properties to the rear of the application site would not be so significantly detrimental as to warrant an unfavourable recommendation.

The submitted plans also denote the replacement of existing windows to the rear by patio doors but these are works that can be undertaken without the need for formal planning consent.  

Therefore, having considered all the above factors, I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and thus 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: 3/2007/1051/P
(GRID REF: SD 6062 3718)

PROPOSED EXTERNAL REAR ACCESS STAIR AND DOORWAY (RESUBMISSION) AT THE WEAVER’S ARMS, MARKET PLACE, LONGRIDGE

	TOWN COUNCIL:
	After hearing representations from both the residents and landlord, and considering the application before them, Longridge Town Councillors object to this application.  It is felt that the access requested is inappropriate.  They believe this access would cause noise nuisance to neighbours.  Any potential problems with anti social behaviour will be moved to a secluded residential area.  It was also pointed out that a black metal staircase being used by a high volume of two way traffic mixed with alcohol at night could, potentially, lead to accidents.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a nearby resident who objects to the application for the following reasons:



	
	1.
	The noise from the pub is already a nuisance, especially in the early hours of the morning, at the weekend, which will become worse when a rear access is provided and members of the public begin to use it.  The noise and nuisance associated with people drinking and smoking in what is currently a relatively private, secluded and at most times quiet residential area.  

	
	2.
	The letter from the police which was submitted with the planning application gives a good indication of the likely situation which is likely to happen at the rear of the pub if permission is granted.  



	
	3.
	Increased amounts of cigarette ends, bottles, glasses etc are likely to be left on the access road that separates the pub from the area of land at the rear of the pub.



	
	4.
	The access road is a right of way and can be accessed by children.  



	
	5.
	The proposed staircase is located outside the land owned by the brewery (a land registry plan was enclosed to support this claim).  It passes directly in front of the adjacent property and will cause an obstruction.



	
	6.
	Severe devaluation of housing in the area (this is not a legitimate planning consideration).  


Proposal

Previous application 3/2007/0804/P sought planning permission for a proposal which was described as “proposed external fire escape to rear of property”.  In respect of that application, the applicant confirmed that the application was for a “fire escape” only.  

The floor level of the ground floor rooms of this public house is approximately 1.8m above the adjacent external ground level at the rear of the building.   The proposal involves converting an existing ground floor window in the rear elevation into a doorway and for a galvanised steel external staircase from that door down to the lower external ground level.

That previous application was considered by the Planning and Development Committee on 9 October 2007 when it was resolved that it be approved subject to the following conditions:

1.
The new doorway and external staircase hereby permitted shall be used for emergency purposes only and at all other times when the public house is open to customers, the doors shall be kept closed.

2.
Prior to the new door being fitted, precise details of its opening mechanism, and details of signage stating that it is for emergency use only, shall be submitted to and approved in writing by the Local Planning Authority.  Thereafter, the opening mechanism shall be maintained permanently in accordance with the agreed details, and the sign or signs shall be on display permanently.  

3.
The external staircase shall be given a black external finish and shall be retained in that colour in perpetuity unless the Local Planning Authority gives prior written permission for it to be painted any other colour.

This current application is for the same doorway and external staircase except that the description of the development on the application forms is now “proposed external rear access stair and doorway”.  

Site Location

The Weaver’s Arms public house is on the east side of Market Place, Longridge within an area comprising a mixture of commercial and residential properties.  To the rear of the public house, is Fleming Square, a small residential cul-de-sac.  There is land and a partly demolished building belonging to the public house on the east side of Fleming Square.

Relevant History

3/1994/0367/P – Illuminated signs.  Approved.

3/1997/0214/P – Demolition of existing store and formation of beer garden to rear of existing public house.  Refused.

3/2007/0804/P – Proposed external fire escape.  Approved subject to conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

In making their representations in respect of the previous application, local residents were aware of the desire by the landlord of the public house to form a smoking area/beer garden on the land within the ownership of the public house at the rear.  That knowledge resulted in their making objections to the previous proposal because of what they considered would be the consequences of the unrestricted use of the “fire escape” proposed in that application.  The description of the development in that previous application however, enabled the Local Planning Authority to legitimately impose conditions restricting its use, as referred to above.  

This current application seeks permission for the same physical development, but with a different description.  It is now intended to provide an unrestricted access to the rear of the public house.  The concerns of nearby residents about potential for noise nuisance etc to their properties are therefore more relevant to this current application.  

Having said that, however, in order to assist the Committee’s consideration of this application, I consider it appropriate to refer to the planning and licensing history of this particular public house, and to general planning ‘case law’ on the subject of beer gardens.  

In 1997, an application was submitted by Whitbreads Pub Partnerships which sought planning permission for the demolition of the existing store and formation of beer garden at the rear of this public house.  The application was refused for a reason concerning detriment to the amenities of nearby residents.  However, since that time, there have been numerous cases throughout the country in which it has been determined that the creation of a beer garden from an existing outside area at a pub such as a car park, bottle storage area or garden area does not require planning permission provided that the land falls within the planning unit occupied by the pub.  It has also been held that land being used as a beer garden still remained within the curtilage of a pub despite being on the far side of an access road and car park.  This “case law” is considered to be a relevant consideration in the determination of this current planning application.  

I would also advise members to be mindful of the recent case at the Spread Eagle Hotel in Mellor in which an Enforcement Notice was served in respect of a raised decked area at the rear of the hotel which was being used for outdoor eating and drinking.  In allowing the appeal, the Inspector made it clear that he was considering only the physical effects of the timber decking because he had ‘to recognise that the use of this area immediately to the rear of the public house for outside eating and drinking does not require planning permission’. 

In the case of the Weavers Arms, the area in question comprises a building (now partially demolished) with a small garden area at the rear.  From information which the Council has been given, it appears that the building has been used for storage purposes in connection with the pub.  As such, the building, or the land upon which it stands, could be used for any purpose legitimately associated with a public house (including outdoor eating and drinking or as a smoking shelter/area) without planning permission.  The planning status of the garden area at the rear of the building is not so clear cut.  It is unclear whether or not this area has been used in association with the pub to such a degree that it would be part of the planning unit of the public house and could, therefore, be used eg as a beer garden without planning permission.  

I also consider it appropriate to inform Members of a letter from Lancashire Constabulary to the applicant which has been submitted in support of this application.  In this letter reference is made to the existing problems of people congregating at the front of the public house and obstructing the pavement causing passers by to walk in the carriageway.  The letter acknowledges the efforts made by the landlord to clear the pavement at the front, but says that “any other arrangements that could be made at your premises to discourage persons from congregating at the front of the premises would be beneficial in terms of the general policing of the area”.

Therefore, in summary, the floor area of the former building at the rear of the public house could be used as a beer garden without planning permission and the licence of the public house allows the use of both the floor area of the building and the garden area behind it, as a beer garden.  The use of this area for outdoor eating and drinking is obviously less likely whilst there is no rear access into the pub, but the fact remains that it could be used for this purpose.  

Overall, in all the circumstances described above, and whilst fully appreciating the concerns and objections of local residents, I consider that a refusal of this application would be very difficult to sustain.  

Before making my formal recommendation, however, there is a matter which requires consideration.  Although not relevant to the planning merits of the application, it is alleged in a letter from a neighbour (received on the day this report was written) that the staircase encroaches onto land which the brewery does not own, and the Land Registry plan enclosed with the letter does appear to give some substances to this allegation.  In the event that some of the land is owned by any other person or company, the application could still be determined on its planning merits, and the ownership issue would be a matter to be resolved by the applicant and the other owner(s).  However, the issue will be discussed with the applicant’s agent, and Members will be informed orally of the outcome of those discussions.

SUMMARY OF REASONS FOR APPROVAL

The proposed development would not have any seriously detrimental effects upon either the appearance of the locality or the amenities of any nearby residents.

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

1.
The external staircase shall be given a black external finish and shall be retained in that colour in perpetuity unless the Local Planning Authority gives prior written permission for it to be painted any other colour.


REASON:  In the interests of visual amenity and to comply with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan. 

APPLICATION NO:
3/2007/1052/P
(GRID REF: SD 6514 3058)

PROPOSED LOFT CONVERSION WITH FORMER EXTENSION AND ROOF ALTERATIONS (RESUBMISSION) AT 28 CHURCH LANE, MELLOR

	PARISH COUNCIL:
	No objections to the application but concern expressed that the development might affect neighbouring properties.  

	
	
	

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



	
	1.
	Loss of light to the windows to a kitchen and a third bedroom in the northern side of their property.



	
	2.
	The front elevation would be out of character with the row of six bungalows which all have the same roof shape.  It is hoped that if permission is granted, it will not become a precedent for any of the other bungalows in the row.  


Proposal

This is a resubmission of a previously refused scheme and seeks a dormer on the side elevation as well as changes to the roofscape.  The roof alterations involve raising the wall plate to form a part gable up to a height of approximately 4.2m with a hipped roof above this up to the existing ridge height of approximately 5.6m.  There is also an extension to the roof on the side elevation to provide additional bedroom accommodation.

The external materials will comprise rendered walls and roof tiles, all to match the existing property.  

Site Location

The application relates to one of a row of five bungalows of similar design on the east side of Church Lane, Mellor.  

Relevant History

3/2002/0463/P – Single storey rear extension.  Approved. 

3/2007/0732/P – Loft conversion with dormer extension and roof alterations.  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 resubmission of a previously refused application for a similar proposal.  An objection to the original application was received from the occupiers of the adjoining property to the south who considered that the proposal would adversely affect light to the side of their property (particularly one of their bedrooms) and that the proposed gable at the front would not be in-keeping with the other bungalows on this part of Church Lane.  The application site is to the north of that property; the alterations to the roof did not project towards this neighbour; and the proposed dormer was on the opposite side of the roof.  For these reasons it was considered that the previous scheme would not have any discernable effects on light to that property, and would not have any effects upon its privacy.  The refusal of the previous application was therefore solely on visual amenity grounds.

This current application seeks to address that reason for refusal by proposing a part gable/part hipped roof at the front, rather than the full gable in the previous scheme.  The new proposal would still be different from the other bungalows in this row.  I do not consider, however, that it would now form such an incongruous feature in the street scene to represent a sustainable reason for refusal of the application.  The amendment to the scheme is also such that it would have even less of an effect on light to the adjoining property to the south.  

A bat survey report submitted with the previous application concluded that bats do not use the premises.

Overall, I consider that this application has adequately addressed the sole objection to the previous application.  I now recommend accordingly that planning permission be granted subject to a condition requiring the fitting and retention of obscured glazing in the proposed dormer window.  

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.
The dormer window hereby permitted shall be fitted with obscured glazing to the satisfaction of the Local Planning Authority, and shall remain in that manner in perpetuity.


REASON: In the interests of the privacy of an adjoining property and to comply with Policies G1 and H10 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/1061/P
(GRID REF: SD 362360 436900)

PROPOSED 2 NO. STABLES AND TACK ROOM AT NEWLANDS, PRESTON ROAD, HOTHERSALL, LONGRIDGE

	PARISH COUNCIL:
	The Parish Council have considered the new proposals and wish to object to them on the following grounds:

1. Location – This is a stand-alone structure in an open field situated between the properties Newlands and Belmont. The site is too close to the main road in relation to other buildings in the immediate area, and is directly opposite the property Mount Pleasant, which may cause perm ant and unnecessary discomfort for its occupants. There seem to be better alternative sites within the curtilage of the property and adjacent land.

2. Visual Impact – The proposed stables are quite large, and it is felt that the proposed materials are not in keeping with those of nearby premises. The development would be an eyesore both for passers by and for the residents opposite.

3. Drainage – The plans do not meet with current guidelines for the prevention of pollution.



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

His only concern is the current location of what appears to be a large compost heap adjacent to the adjoining property Belmont, and he would not wish to see this location be used for the storage of manure.

He therefore recommends that prior to approval the details regarding the proposed storage and disposal of the arising manure should be submitted for approval by RVBC. 



	
	Manure storage should be on hardstanding with suitable drainage to the foul water system, a storage tank, or if agreeable to the Environment Agency, a soakaway. To minimise the production of liquor and excessive run-off, the manure storage area should be constructed with three sides and a roof.



	ADDITIONAL REPRESENTATIONS:
	At the time of the reports submission, no additional representations have been received.


Proposal

The application seeks permission to erect a single storey stable block, which will contain two stables, a tack room and a feed store. The proposed building will replace an existing greenhouse adjacent to Preston Road, and will be almost entirely screened from view by existing densely grown hedge and trees along the boundary. The L-shaped building will measure 11.5m x 7.1m x 3.1m to the ridge height. The building will be constructed in stained, shiplap timber boarding and will have an onduline, corrugated sheet roof.

Site Location

The site is located on the north side of Preston Road, Hothersall and the building would be approximately 1m from the adjacent footway. The site is screened from the highway by a densely grown hedge and trees, and lies within land designated as open countryside within the Ribble Valley Districtwide Local Plan.

Relevant History

3/2003/0005 – Erection of stables – Refused.

3/2001/0334 – Agricultural Machinery Shelter – Refused.

3/1997/0658 – New Drive and Vehicular Access – Withdrawn.

3/1997/0306 – Living Room and Bedroom Extension – Granted Conditionally.

3/1988/0404 – Living Room and Bedroom Extension – Granted.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy SPG - Agricultural Buildings and Roads.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to erect a single storey stable block, which will contain two stables, a tack room and a feed store. The proposed building will replace an existing greenhouse adjacent to Preston Road, and will be almost entirely screened from view by existing densely grown hedge and trees along the boundary. The L-shaped building will measure 11.5m x 7.1m x 3.1m to the ridge height. The building will be constructed in stained, shiplap timber boarding and will have an onduline, corrugated sheet roof. 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 a 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 area, the site itself is well screened at present by a dense hedge and tree treatment on the boundary of the site, and as such it is considered that the introduction of the proposed building at this site will have a minimal visual impact on the streetscene. 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 stable buildings (i.e. 3.1m to the ridge). The types of materials are appropriate to its use, and the colour of sheeting for the 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 adequately screened from the nearby highway.
With regards to any potential impact the proposal may have on the residential amenity of the occupiers of the adjacent properties, the proposed stable block is separated by Preston Road from the nearest property, Mount Pleasant, and is approx. 19m away. It is also approx. 57m from the property known as Belmont. The site itself is well screened at present by hedge and tree treatments on the highway boundary of the site, and is a significant distance away from the other property nearby. 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 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 the Parish Council, I have covered the majority of comments raised, within the above report, however I also wish the Committee to note the following. Whilst the principle of stables on the plot was not questioned within the previous application, no. 3/2003/0005/P, it was refused on the basis that the uncharacteristic design for the building and its purpose, and the associated works, i.e. fencing, gates etc, would be to the visual detriment of the locality and as such not in accordance with Policy. Indeed, the officer at the time does note that ‘a traditional, purpose built stable sited in the field could sit more comfortably with adopted policy’. As such, bearing in mind the above comments and whilst I am mindful of the comments from the Parish Council, given its well screened location and more traditional design of building, I consider the scheme to now comply with the relevant policies, and as such be 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 or samples of the materials to be used for the walls and roof of the approved stable, 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 development shall inure for the benefit of the owners of Newlands and accompanied friends/family only and not for the benefit of the land nor any other person or persons, whether or not having an interest in the land, 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 curtilage and this adjoining land 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.

4.
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.

5.
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.

6.
Notwithstanding the approved plans, the hedge and tree line shown on the plan named “Boundary Screening”, shall be maintained and retained in perpetuity. 


Reason: In order to provide permanent and effective boundary screening for the site, in accordance in 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).

APPLICATION NO:
3/2007/1063
(GRID REF: SD 82374  48671)

HOARDING TYPE ADVERTISING BOARD (RESUBMISSION OF 3/2007/0766, LYNDALE WORKS, GISBURN BB7 4ES.

	PARISH COUNCIL:
	Wish to object on the following grounds:

· The sign is extreme in its size

· Height of sign could cause visibility problems for HGV’s leaving the petrol station

· Too close to road, yet a distance from actual entrance

· Not in keeping with rural area



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No representations have been received

	ADDITIONAL REPRESENTATIONS:
	No representations have been received


Proposal

The application details the erection of a two-sided advertising hoarding measuring approximately 4m x 1.1m supported on 2.5m posts.  A previous application was submitted (3/2007/0766) and subsequently refused due to the hoarding being located within the visibility splay for vehicles exiting the adjacent garage. The only amendment to the previous application is that the sign will be sited 4.5m from the carriageway.

Site Location

The sign would be set to the south west of the building it relates to and adjacent to the entrance to a commercial forecourt and the A59 within the settlement limit of Gisburn.

Relevant History

3/2007/0766 – Hoarding type advertising board – Refused

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the proposal and highway safety.

In terms of the visual impact of the proposal the sign would be large and clearly visible on the A59 however it would not be out of context with the area in which it is sited as there is existing prolific signage associated with the garage of which the majority are illuminated.

The previous submission was refused solely on the grounds of remarks that were made by the County Surveyor regarding the siting of the sign. He advised that ‘the apex of the sign is set back approximately 2.3m from the carriageway edge, and the visibility splay for the garage should be measured 4.5m back from the carriageway edge. This proposal will be resisted while it was proposed to locate the hoarding within the necessary splay’.

This most recent application has not altered in anyway except that it has taken into account the remarks made by the County Surveyor and so it is sited 4.5m from the carriageway edge.  No representations have been received from the County Surveyor, however as the re-submission has taken into account his remarks from the previous application I can see no reason as to warrant refusal.

Therefore, having regard to all the above I recommend accordingly

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental visual impact on local amenity nor would it affect highway safety

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

1.
Any advertisement displayed, and any site used for the display of advertisements, shall be maintained in a clean and tidy condition to the reasonable satisfaction of the Local Planning Authority.


REASON:  In the interests of visual amenity and in accordance with Policies G1 and S14 of the Ribble Valley Districtwide Local Plan.

2.
Any structure or hoarding erected or used principally for the purpose of displaying advertisements shall be maintained in a safe condition.


REASON:  Required by the Town and Country Planning (Control of Advertisements) Regulations 1992.

3.
Where an advertisement is required under these Regulations to be removed, the removal shall be carried out to the reasonable satisfaction of the Local Planning Authority.


REASON:  Required by the Town and Country Planning (Control of Advertisements) Regulations 1992.

4.
No advertisement shall be sited or displayed so as to obscure, or hinder the ready interpretation of, any road traffic sign, railway signal or aids to navigation by water or air, or so as otherwise to render hazardous the use of any highway, railway, waterway or aerodrome (civil or military).


REASON:  Required by the Town and Country Planning (Control of Advertisements) Regulations 1992.

APPLICATION NO:
3/2007/1064/P
(GRID REF: SD 73688  36915)

ERECTION OF SINGLE STOREY EXTENSION TO FRONT WITH BALCONY ABOVE, EXTEND EXISTING BALCONY AND ALTERATIONS TO WINDOWS AT TREE TOPS WISWELL LANE WHALLEY BB7 9AF

	PARISH COUNCIL:
	No observations have been received.



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

· Invasion of privacy

· Noise Disturbance

· Overlooking into reception room, directly into daughters bedroom and rear garden                                                                      


Proposal

Consent is sought for the erection of a single storey extension to the front elevation incorporating a lounge at ground floor level and a balcony above as well as an extension to the existing balcony. In the description it notes that alterations will be made to the windows, however this will not need permission. Approximate dimensions of the single storey extension incorporating a lounge at ground floor level and balcony above are 6m x 5m x 3.9m in height. It will incorporate a spiral staircase painted black and the walls will be constructed of slate grey stone cladding which will extend the full length of the ground floor of the building. The existing balcony will be removed and the proposed balcony will project 2m from the existing building and extend 15m across the length of the building and be incorporated into the proposed single storey extension. Materials to be used in the construction of the balcony are satin stainless steel balustrade with clear safety infill panels. 

Site Location

The property is detached within the settlement limit of Whalley.

Relevant History

None

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

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 and the potential impact on neighbouring residential amenity.

In terms of the visual impact of the works it is considered that the scale, design and size of the proposal is acceptable. The extension is large scale and would be at the front of the property however it is well screened by existing boundary treatments such as a large hedge and trees and thus would not be clearly visible from Wiswell Lane or from any other vantage as it is set within Open Countryside and has an extensive curtilage. 

With regards to any adverse impact on neighbouring amenity regard should be had to No. 1 Maple Close which is partially visible from the property. I note the neighbours concern regarding the potential of overlooking into their property from the proposed balcony however I do not consider this to be sufficient to warrant refusal. A current Tree Preservation order exists on site and the trees that are present on site and on the neighbouring property are a significant height and will provide appropriate screening from the proposed balcony. 1 Maple Close is also over 20 metres away from the proposal which I feel is a sufficient distance. I also note the neighbours concern over noise disturbance and that the proposed balcony will increase the number of people it can accommodate and thus increase noise levels, however there is an existing balcony and the property has a sizeable patio area that could quite easily facilitate a large number of people if the applicant wished to do so. 

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:
3/2007/1077/P
(GRID REF: SD 373100 443680)

CHANGE OF HOUSE TYPE AT 13A WADDOW GROVE, WADDINGTON, CLITHEROE. LANCASHIRE. BB7 3JL.

	PARISH COUNCIL:
	No observations or comments have been received within the statutory 21-day consultation period.



	ADDITIONAL REPRESENTATIONS:
	Three letters of objection have been received from nearby neighbours who wish to raise the following points of objection;

1. The dwelling is much larger than the other properties around it, and

2. Concerns regarding the size of the 3 dormer windows on the front elevation of the property is it possible to use Velux rooflights, which would give necessary light without being so intrusive?


Proposal

The application seeks permission for a change of house type for a previously approved detached bungalow on the site.

Site Location

The site is located on Waddow Grove, within the village boundary of Waddington as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2005/0737 – The construction of one bungalow in accordance with the outline planning permission granted under reference 3/1990/0854P and the reserved matters approval granted under reference 3/1991/0198P – Refused (Granted on Appeal).

3/2005/0341 – Construction of one bungalow in accordance with the outline planning permission granted under reference 3/1990/0854P and the reserved matters approval granted under reference 3/1991/0198P - Refused.

3/2003/0804 – Erection of 1 no. Dwelling – Refused.

3/2003/0800 – Outline Application for the erection of 3 no. Dwellings – Refused.

3/1991/0198 – Erection of Bungalow – Granted Conditionally.

3/1990/0854 – Outline Application for the Erection of Bungalow – Granted Conditionally.

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

The application seeks permission for a change of house type for a previously approved detached bungalow on the site. Outline Planning Permission to erect a detached dwelling at the site was approved in January 1991, with the reserved matters approved in May 1991. It is the details of this approval that the application seeks to change. In 1991, building work started with the digging of a foundation trench and various other enabling works, but due to halted due to legal arguments regarding ownership and title. In August 2005, the landowners made an application for a Certificate of Lawful Development in order to continue the work, and this was granted on Appeal in March 2006. As such, the current owner wishes to now complete the work and live in the proposed dwelling.

The main issues to consider with this proposal are the visual impact of the dwelling in terms of the change of design, scale and massing, and any potential impact on the residential amenity of the adjacent neighbouring properties. The principal of the development is accepted due to the approval of the Certificate of Lawful Development in March 2005.

With regards to the design, scale and massing of the new dwelling, we must first look at the difference in floor area and height of both the approved dwelling and the proposed dwelling. The bungalow approved in 1991 had a footprint and floor area of 196 sq. m. and a maximum height of approx. 5m. In comparison the proposed new dwelling has a footprint of only 165 sq. m. approx. but a floor area of 281 sq. m. due to the rooms in the roofspace, and a maximum height of 5.9m. This gives an increase in floor area by approx. 66%, however due to the minimal increase in height, the reduction in footprint of the building and the position of the property within the site, the proposed dwelling is considered to sit well within the streetscene and have a minimal, visual impact. The Agent has added that new design represents the best practice in current design philosophy with good internal space arrangements, and in order to contribute to the national targets for Global Warming and Emissions Policy, structural insulated panels will be used for the internal construction which exceed current thermal insulation regulations, and Rainwater Harvesting technology will be used to manage the rainwater runoff. As such, it is considered that this all adds to an acceptable development.

In regards to any potential impact on the residential amenity of the occupiers of the adjacent properties, it must be noted that the new dwelling is over 21 metres from the dwellings opposite and there are no windows on the rear elevation of the property overlooking the rear garden area of no. 13 Waddow Grove. As such, it is considered the proposal will have no significant impact on the residential amenity of the occupiers of the adjacent properties.

The letters of objection note the dormers on the front elevation being out of keeping with the streetscene and question the need for them. The dormers have been included to create internal height for the rooms at the front of the house, however in regards to whether or not they are in keeping with the streetscene, having visited the site it must be noted that there are a mixture of house types on Waddow grove, and the site itself is positioned next to a two storey property. As such, it is considered that due to the minor nature of the dormers they comply with the relevant Policies and will have no significant impact on the visual amenity of the streetscene.

As such, bearing in mind the above and taking into account the letters of objection from the nearby neighbours, I consider that the proposed change in house type complies with the relevant Planning Policies and will have no significant impact on the street scene or on the residential amenity of the nearby neighbours. 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 garage/car port 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 garage shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of the dwelling house as such) which would preclude its use for the parking of a private motor vehicle.


REASON:  In the interests of visual amenity and to facilitate adequate vehicle parking and/or turning facilities to serve the dwelling in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.

4.
Before the access is used for vehicular purposes, that part of the access extending from the highway boundary for a minimum distance of 5m into the site shall be appropriately paved in tarmacadam, concrete, block paviors, or other approved materials.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to prevent loose surface material from being carried on to the public highway thus causing a potential source of danger to other road users.

5.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In order that the Local Planning Authority shall retain effective control over the development in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and in the interests of safeguarding any adjacent residential amenity or visual amenity.

7.
This permission shall be implemented in accordance with the site plan as amended by letter and plan received on 29 November 2007.


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

C
APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL

APPLICATION NO:
3/2007/0779/P
(GRID REF: SD 6210 4326)

PROPOSED ERECTION OF AFFORDABLE HOUSING COMPRISING 4 TWO BED THREE PERSON FLATS AND 3 ONE BED TWO PERSON FLATS AND ASSOCIATED CAR PARKING ON LAND ADJACENT TO FORMER VILLAGE HALL, KIRKLANDS, CHIPPING

	PARISH COUNCIL:
	No observations received but previously commented on a larger scheme and welcomed the development as provision of  local housing is what is required in the village.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections to the proposal subject to amended plans incorporating a wider access point and an increase in height of the archway to allow refuse vehicles to access the site.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Concern has been expressed regarding:

· The loss of mature trees.  

· The inadequacy of the car parking arrangement.  

· Loss of daylight and privacy in that some gardens are 4ft above the level of the backs of the adjoining properties. 

· Loss of ancient stone buildings which will be demolished as part of the scheme.  

· Loss of garden and use of land currently enjoyed by residents at Club Row.  

· Consider the scheme unacceptable as the flats will be on a limited budget built from artificial stone and cement render and as such will not blend in with the locality. 

· Concern about loss of habitat.


Proposal

Consent is sought for the erection of 7 affordable units and associated car parking and landscaping.  The detailed scheme includes 4 two bedroom flats and 3 one bedroom flats.  parking is to be provided via an archway through the development and this is at the rear of the site.  The parking would back on to properties 14-20 Club Row.   The dwellings have a roadside frontage along Kirklands and is a linear development of two storey and three storey.  

The maximum height of the apartment buildings is 11m and the archway apartment is to be a maximum height of 8.7m.  

As well as the parking at the rear there is a small communal area for the flats to be used by.  The materials to be used are natural stone to match the locality and render of blue slate as a roofing material.  The site would border on at a previously approved development of the Old Village Hall which itself has now been demolished.   

Site Location

The site is located within the settlement boundary of Chipping and adjacent to the former village hall.  The site boundary is in close proximity to the new village hall and would have frontages on to the rears of both Club Lane and access via Kirklands.  

Relevant History

3/2007/0083/P – Demolition of village hall and erection of 11 units.  Approved subject to Section 106 Agreement.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy G10 - Legal Agreements.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H20 - Affordable Housing - Villages and Countryside.

Policy H21 - Affordable Housing - Information Needed.

Policy 12 – Joint Lancashire Structure Plan.

Policy 7 – Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration on this application are housing issued given the restricted policy towards new residential development, visual impact, neighbouring amenity and highway safety.  

It is also relevant to have regard to the fact that there is the existing consent on a more comprehensive site which includes the village hall for 11 apartments.  This is a resubmission of part of the site and I understand that despite negotiations to seek purchase of the adjacent site, this has not been forthcoming.  It is equally important that in determining this application, regard is given consent on the adjacent land which is for five affordable residential units in a terraced block and therefore the impact of this scheme will need to be considered.  

In terms of the principle of the development, and subject to a legal agreement to ensure that the level of accommodation provided would meet the needs of identified housing in Chipping, I am satisfied that this can be met.  The Council's housing section confirm this point.  In terms of residential impact in relation to the occupiers of Club Row and the impact the parking, I consider that consent would not significantly increase the residential impact from the previous consent.  To conclude I am satisfied that there would not be significant loss of privacy or amenity resulting from this development in relation to properties on Club Row.  

I am also satisfied that the materials are suitable which the applicant has indicated are stone to match the locality and blue slate roof and rendered walls.  

In relation to highway issues, these have been addressed by the amended plan.

My main concern is the impact this development would have on the adjacent the site which has approval for five residential units.  I consider that given the orientation of this development and its proximity to the approved scheme on the village hall, it would have an adverse impact by virtue of its overbearing and dominance as well as the loss of light and privacy to future occupiers of the adjacent scheme.  For Committee’s benefit it should be noted that this scheme has not progressed significantly although the land has been demolished.  I also understand that there is still ongoing negotiation by Brabbins Trust to purchase the overall site and revert back to its originally approved scheme for 11 units.  

I am conscious of the Council's objective to seek affordable housing and I welcome both the design of the scheme and the provision of affordable units but I must conclude that the scheme would impact on the adjacent approved site for residential development due to the loss of privacy and overbearing impact on some of the units.  On this basis I recommend refusal.

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

1.
The proposed development by virtue of its scale, size and location would be injurious to the residential amenity of an adjacent site which although not under construction, needs to be taken into account in the deliberation of this scheme.  The proposal would therefore be contrary to Policy G1 of the Districtwide Local Plan. 

APPLICATION NO: 3/2007/1071/P
(GRID REF: SD 6991 3661)

PROPOSED SEVEN DETACHED DWELLINGS, EACH WITH ASSOCIATED WORK UNIT AND ASSOCIATED INFRASTRUCTURE AT LAND AT CHERRY DRIVE, BROCKHALL VILLAGE, OLD LANGHO

	PARISH COUNCIL:
	The parish council object to this application. Our previous two sets of comments (see below) still stand. We feel that the original live/work units have been diluted and are now masqueraded as large houses. The development also seems to be drifting into the woods which we object to.

Our previous comments on this application were based on the assumption that this was essentially a 'reserved matters' type of application, i.e. for houses that already had outline permission but were being re-sized or re-sited as has often been the case at Brockhall over the years.

However, in conversation with planning officers, our vice-chairman, Graham Sowter, was told that this was a new detailed application, so our additional/revised comments are from that standpoint.



	
	As a useful exercise sometime, we would welcome an up-to-date summary of exactly where the various permissions at Brockhall have got to. Our understanding is that the original number of houses to be built without triggering the new road was 280. At the first major revision of the 'Masterplan' a further 65 houses were allowed, i.e. bringing the total to 345 and last year an additional 26 'sui generis' houses (alias live/work units) were approved. This would take the grand total to 371 units.

If this application is for any further new units, then we would strongly oppose it. And even if it amounts to a re-sizing or re-siting of units we also oppose it if means that any significant areas of existing open land are covered with more houses on large plots.

As the Parish Council has repeatedly emphasised, what Brockhall needs more than anything else is accessible open space and more community facilities. The fact that there is no shop, no usable community hall and completely inadequate areas for the village's many children to play on safely is a sad indictment of planning outcomes so far at Brockhall.



	
	We feel that within these comments there are probably more than enough planning reasons to refuse this application, both in the general policies contained in the District Wide Local Plan and in A2, the Brockhall specific policy.

The parish council would like to re-iterate our previous views on this development, which are that these dwellings are in fact just large houses, with limited employment value. Are there guarantees to ensure they are used for employment? At present there is no Broadband coverage which surely leads to limited use of these dwellings for business purposes. There is a lack of community facilities near this development and any leverage which Kibble Valley Borough can apply to ensure such facilities are provided would be welcomed.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No response received but previously raised no objections.



	COUNTY PLANNING:
	Not consulted but in a previous application considered that in view of the extant consent raise no strategic issues.  



	ADDITIONAL REPRESENTATIONS:
	A letter of objection has been received and the following issues are raised:



	
	1.
	Buildings are too close to a boundary fence and would lead to loss of light to adjoining residential properties. 



	
	2.
	Loss of view and view will not be of an 



	
	3.
	Significantly different from previous scheme which hallowed more effective control of the units which appeared to be more office type businesses, such as accountants, solicitors.



	
	4.
	Concerns regarding noise disturbance and pollution from inappropriate commercial business within the units.



	
	5.
	As there are no restrictions regarding the number of employees there is likely to be traffic and parking problems.



	
	6.
	The large properties are out of keeping with ones in the immediate area.



	
	7.
	Loss of light.



	
	8.
	Inappropriate to have light industrial use in residential area. 


Proposal

This is a resubmission of a previously withdrawn application.  The scheme is for seven detached dwellings, each with associated work units.  The proposal is to replace a previously approved scheme which incorporated apartment blocks with central areas and in some cases, central access points as a live/work complex.  

This current proposal is for detached live/work units with the work element in approximately 45m2 and situated at the ground floor.  There is a direct link to the residential part of the dwellings to and from the work element of the scheme.  The buildings are of a similar house type to units that have been approved in relation to its architectural style and has various single storey elements and two storey elements within the scheme.  There are also dormer windows which give a second floor.  The maximum height of the buildings would be approximately 9m.  Each unit has a double garage attached to the dwelling as well as a private driveway.  

Site Location

The site is the former hospital of Brockhall and is now land to the rear of properties called Masefield Close.  The access track into the site is on Cherry Drive.  The site bordered by predominantly residential properties.  

Relevant History

3/2006/0008/P – Erection of 26 live/work units.  Approved with conditions.

3/2006/0830/P – Erection of 24 live/work units.  Approved with conditions.

3/2007/0740/P – Seven detached dwellings with associated work units.  Withdrawn.

Relevant Policies

Policy A2 - Brockhall Area Policy.

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy G5 - Settlement Strategy.

Policy 14 – Joint Lancashire Structure Plan.

Policy 12 – Joint Lancashire Structure Plan.

Policy 7 – Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

The principle of live/work units on this site has now been accepted.  The main consideration relates to the assessment of the differences between the two schemes and of which regard will have to be taken to the individual design of the units, the regard in relation to whether or not the employment element of the site is sufficient to be seen as an exception to the current housing restriction, and the impact the development would have on adjoining residential amenity.  I note that a concern has been expressed regarding privacy and loss of view by some adjacent residents and also the enforceability to secure appropriate uses within the site, but I am satisfied that these issues are adequately addressed or not a material consideration.  In terms of visual impact, I consider that as built form has been granted on this site and there are similar units designed elsewhere in the vicinity, I have no objections regarding design.  

I note concerns expressed about the appearance of an industrial estate but I am satisfied this is not the case given the nature of the buildings and enforceability of use:  one of the comments of the Parish Council relates to possible increase in industrial units.  It should be noted that this would actually reduce the number of units on the site, as this area has consent for 15 live/work apartments.

I consider that the main issue relates to whether or not a change in house layout which I recognise has been approved elsewhere on the site no longer achieves an objective of securing an employment element of the site.  With that in mind it is relevant to have regard to the gradual reduction employment element on the live/work of the site and I now consider that this further reduction of employment is a step too far.  

I recognise that the totality of the individual units floor space from a previously approved scheme for the apartments and the individual units and may not be significantly different per unit but the overall floor space is reduced on this new scheme.  The previously approved apartments had communal meeting rooms.  On the ground floor as well shared entrance lobby area, which would be a joint use commercial and residential element of the scheme.  It should also be noted that the apartment provided for 15 live/work units was the current proposal to be considered is only for seven detached live/work units.

To conclude I now consider that the change in the overall concept and in particular the lack of communal areas for meeting places and the reduction in total employment floor space makes the scheme no longer acceptable.  

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

1.
The proposal by virtue of the lack of employment space including communal meeting areas would no longer comply with the Council's exception policy in relation to housing.  It is considered that as submitted, the proposal is considered to be contrary to Policy 12 of the emerging Lancashire Structure Plan and the Council’s SPG Housing in that approval would add to the significant over supply of residential development within the Borough which would cause harm to the urban concentration strategy as set out in the Structure Plan.

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

APPLICATION NO:
3/2007/0918/P (LBC) & 3/2007/0919/P (PA)     (GRID REF: SD 367259)

PROPOSED REINSTATEMENT OF THE HOUSE TO ITS ORIGINAL 18TH CENTURY LAYOUT.  PROPOSED EXTENSION WITH A GLASS LINK TO PROVIDE A LOUNGE, LIFT, DISABLED BATHROOM AND GROUND FLOOR BEDROOMS.  INTERNAL REARRANGEMENT TO PROVIDE A FAMILY KITCHEN, A BATHROOM AND BEDROOMS AND ALTERATIONS TO THE MAIN STAIRCASE (LBC)

EXTENSION TO EXISTING HOUSE AND INSTALLATION OF BELOW GROUND PIPEWORK FOR GROUND SOURCE HEAT PUMP.  SITE AREA 1.25HA (PA) AT Cow Ark Farm, Cow Ark, Clitheroe

	PARISH COUNCIL:
	No objections.

	
	
	

	LANCASHIRE COUNTY COUNCIL (HIGHWAYS):
	No objection in principle on road safety grounds.  Proposed site plan gives no indication of revised access arrangement.  Understand that no longer to be accessed from apex of bend by Cow Ark bridge.  However, this not identified on site plan and is not detailed in any previous applications.  Therefore, a suitable site layout drawing should be produced showing location and construction specifications of the new vehicular access.  



	
	No further comments have been received in respect of additional plans submitted by the agent in response to these comments.

	
	
	

	LANCASHIRE COUNTY COUNCIL (ARCHAEOLOGY):
	Welcome reduction in number of roof lights, now limited to rear roof pitch.  However, still proposed to remove some original material to house, and the shippon and stable.  If minded to grant permission, an archaeological record should be made (condition suggested).

	
	

	ENGLISH HERITAGE:
	Do not wish to comment.  Determine application in accordance with national and local policy guidance, and on basis of RVBC specialist conservation advice.  (If minded to grant consent forward to Government Office North West)



	THE GEORGIAN GROUP:
	See previous comments.  Although simple in design Cow Ark Farm retains a simple vernacular character, which is complimented by the existing single storey extension to the east of the building.  Its local historic and architectural importance is recognised in its grade II listing.  



	
	The Group welcomes efforts to restore the listed building, which it believes are generally sympathetic to its historic character.  The reduced number of roof lights included in the present scheme is noted and welcomed.

However, the Georgian Group maintains its objections to the proposed extension on the grounds that it would be excessively large in relation to the listed building, as well as damaging to its setting – although efforts to reduce its scale and height have been noted.



	
	The footprint of the proposed extension in the current scheme still appears to amount to approximately two thirds of the listed building – at least, and therefore the Georgian Group retains its view that it is excessive.  PPG15 states “modern extensions should not dominate the existing building in either scale, material or situation.  There will always be some historic buildings where any extensions would be damaging and should not be permitted.  Successful extensions require the application of an intimate knowledge of the building type that is being extended together with a sensitive handling of scale and detail” (Annex C, paragraph 7).



	
	In terms of the setting, the Georgian Group continues to believe that the proposed extension would dominate the listed building and erode the immediate surroundings of the house.  



	
	In summary the Georgian Group wish to object to the proposed extension outlined in this application due to the negative impact it would have on the listed building and its setting.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations have been received. 


Proposal

Listed building consent and planning permission is sought for exterior and interior works to the house including attic conversion and the removal of 19th and 20th century internal walls and the continuation of the main staircase from first to second floors, the conversion of the adjoining stable/shippon, and the extension of the house and stable/shippon to the rear.

An appraisal of architectural and historical significance has been submitted.  This suggests that the interior of the house appears to have been extensively refurbished in the mid or later 19th century, with the replacement of much of the joinery and the creation of a hallway by building a new brick wall.  This 19th century work is said to be unremarkable.  

A design and access statement and a residential building survey has been submitted.  A letter from the agent also states that the building is in a very poor condition with floor structures that are unsafe, failed roof members, water ingress through the roof and most walls, insect damage, and settlement cracks causing the failure of some lintels and extensive mould.  It is suggested that the internal rearrangement and extension is necessary to provide some basic amenities, including a family kitchen, a bathroom, bedrooms for the children and guests as well as addressing a lack of disabled access.  The extension has a lounge, lift, ground floor bedrooms with level access to the dining room and kitchen.  The applicant’s mother is wheelchair bound and currently only able to visit for day trips.  

The stable/shippon is to be converted to a kitchen.  The proposed extension takes the form of two ranges parallel to the house/stable/shippon with glass links uniting the structures.  It has a depth of 15m (the existing house has a depth of 10m) and a maximum width of 14.6m (the existing house has a width of 11m, the stable/shippon 6.6m).  The extension roof ridge is 1.4m below that of the house.  The  north range is shown to provide a new main entrance (at first floor level) to the complex and has a lift, stairs and WCs.  The south range has a ground floor lounge open to the roof and two ground floor bedrooms with first floor study above.  The glass link with the house is shown to be used as a dining room.  Materials are shown to be smooth ashlar stone with colouring that picks out that of the sandstone at the front of the house.  The roof is to be local sandstone flags.  Windows in stone walling are to be timber and detailed so as to hide the frame.  Rooflights are to be in a dark grey aluminium.  The glass link with the house is to be double glazed with stainless steel spider fixings and to be part glass/part grass roofed.  

The new main entrance range is to be clad in cedar or similar hardwood.  

The design and access statement proposes that the main extension roof be held off the stone walls by an exposed oak frame to give the impression of a floating roof as well as allowing high level clerestory lighting.  This statement also suggests that the extension has been conceived as interlocking timber and stone boxes with a large floating roof above to follow the local theme of large unbroken barn roofs. By using a timber structure to raise the roof over the stone base and by having concealed gutters and generous overhangs a contemporary extension is achieved.   The levels allow the extension to be partially buried.  The design and access statement suggests that on arrival and/or elevations the proposed development will appear as a single storey extension with a ridge line below the main house and the width less than the stable/shippon.  

Site Location

Cow Ark Farm is a Grade II listed, late 18th century house of double pile plan.  It is prominently sited in the Forest of Bowland Area of Outstanding Natural Beauty in an elevated location adjacent to the road to Clitheroe with further public views from the road to Whitewell.  A Grade II listed lime kiln adjoins the site and forms part of the assemblage.  The agent states that historically the farm buildings and yard for Cow Ark Farm were on the site of Spring Bank House.  

Relevant History

BO/1094 – Petrol filling station adjoining Cow Ark Farm – Refused 1 March 1966.

05/54 – Proposed new access and farmyard and buildings.  Alteration to current access and additional landscaping, boundary walls and wind turbine – Withdrawn 10 May 2005.

05/598 – New farmyard, buildings and access.  Resubmission – Planning permission granted 25 May 2006.

07/0392 – Extension to existing house and installation of below ground pipework for ground source heat pump – Planning permission refused 18 June 2007.

07/0426 – Reinstatement of main house to its original 18th century layout.  Partially buried two storey extension to the north elevation linked by a glass atrium.  The extension includes a garage, lift and ground floor bedrooms. Listed building consent refused 18 June 2007.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Environmental, AONB, Human Rights and Other Issues

The main considerations in the determination of both the planning and listed building consent applications are the impacts of proposed alteration and extension upon the character and setting of the listed building.  

I am mindful of the comments of the Georgian Group in respect of the scale of the extension and its suggested domination of the listed building and its setting.  However, following negotiation by your officers, and the submission of revised plans, I believe the scale, massing and general relationship between historic and new build to now be acceptable.  In particular, the agent has moved the extension further to the west to reduce the impact of the extension in views from Cow Ark Bridge.  I note that the Society for the Protection of Ancient Buildings, the Ancient Monuments Society and the Council for British Archaeology have not felt it necessary to comment on the current applications despite having serious concerns in respect of the proposals refused consent earlier this year (the Society for the Protection of Ancient Buildings did suggest at that time that the scheme was an interesting modern statement that could, subject to modification, potentially sit well with the adjacent historic building).  

I am mindful, and to some extent would agree with, the Georgian Group’s concern at the cumulative impact of new development on this site to the detriment of the setting of the listed building.  However, in my opinion, this impact is outweighed by the interesting and imaginative contemporary approach to farm complex design adopted, and the use of glass links and other architectural devices to provide an acceptable distinction between historic and new build and the maintenance of the original farmhouse as the dominant structure on the site.  Therefore, I would be concerned that refusal of consent would not be sustained at appeal.  

The governments Planning Policy Guidance Note 15 ‘Planning and the Historic Environment’ advises at paragraph C.5 that ‘subsequent additions to historic buildings … are often of interest in their own right as part of the buildings organic history.  Generally, later features of interest should not be removed merely to restore a building to an earlier form’.  However, I am mindful that the Appraisal of Architectural and Historical Significance concludes that the 19th century work is unremarkable and, therefore, believe that a building record, as advocated by the County Archaeologist, will suffice in this instance.  As the Appraisal suggests (photograph 9) that missing quoins might be evidence of earlier buildings on the site, I would however suggest that if Members are minded to grant consent that this does not include the proposal to reinstate quoins.

Planning Policy Guidance Note 15, paragraph C.35 suggests that new rooflights in listed buildings may be acceptable but not on prominent roof slopes.  In my opinion the number and extent of the rooflights in the historic build should be reduced to the absolute minimum in order to safeguard the buildings character and to maintain the distinction between new and historic build.  I note that four large rooflights are proposed to the barn even though the barn gable has three openings.  Rooflights are shown in the main house roof to an attic bedroom already having a window, a new stairflight and a bathroom.  Therefore, if Members are minded to grant consent I would suggest a condition be attached requiring a rationalisation of new rooflights.

In my opinion the proposal has an acceptable impact upon the character of the Forest of Bowland Area of Outstanding Natural Beauty.

If Members are minded to grant consent it will first be necessary to refer the listed building consent proposed decision to the Secretary of State (Government Office for the North West).

SUMMARY OF REASONS FOR APPROVAL

The proposal has an acceptable impact upon the character and setting of the listed building.

RECOMMENDATION: That the application be Deferred and Delegated to the Director of Development Services 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 29 October and 4 December 2007.


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

2. 
No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of building recording and analysis.  This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.


Reason: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building in accordance with Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.

3.
Precise specifications and 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 by the Local Planning Authority before their use in the proposed works.


Reason:  In order to safeguard the character and setting of the listed building.

4.
Notwithstanding the number and extent of rooflights shown to the historic build revised proposals which minimise the number and extent of such openings shall have been submitted to and approved by the Local Planning Authority before the use of rooflights in the proposed works.


Reason:  In order to safeguard the character and setting of the listed building.

5.
Precise specifications of roof lights including degree of projection from the roofslope shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.


Reason:  In order to safeguard the character and setting of the listed building.

6.
Precise specifications of replacement windows, which shall be single glazed, shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.


Reason:  In order to safeguard the character and setting of the listed building.

7.
Repair works shall be 'like -for- like'  and undertaken in accordance with minimum intervention principles unless it can be demonstrated that an alternative approach would be expedient, details of which shall have been submitted to and approved by the Local Planning Authority.


Reason:  In order to safeguard the listed building's historic fabric and character.

8.
The proposed restoration of quoins does not form part of this consent.


Reason:  The submitted Appraisal of Architectural and Historical Significance suggests the missing quoins might be important evidence of building evolution.

9.
Precise specifications of new stair construction and any floor strengthening works to the attic shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.


Reason:  In order to safeguard the character of the listed building.

NOTES

1.
For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see the attached notes.

2.
The applicant is advised that should there be any deviation from the approved plan the Local Planning Authority must be informed.  It is therefore vital that any future Building Regulation application must comply with the approved planning application.

3.
Specifications and a list of professionally qualified archaeological/building recording consultants and organisations who could carry out appropriate archaeological works can be obtained from the Lancashire Archaeology Service, Lancashire County Council, Environment Directorate, Guild House, P O Box 9, Cross Street, Preston, PR1  8RD.  Tel:  01772  531734, Fax: 01772  533423

APPLICATION NO: 3/2007/1093/P AND 3/2007/1094/P
(GRID REF: SD 6832 4513)

PROPOSED LISTED BUILDING CONSENT AND PLANNING PERMISSION FOR DEMOLITION OF EXISTING FARM BUILDINGS AND CONVERSION OF TRADITIONAL BARN AND STORE TO PROVIDE SPACE FOR FUNCTIONS AND TOURISM USE IN CONNECTION WITH BROWSHOLME HALL INCLUDING CONSTRUCTION OF SINGLE STOREY REAR KITCHEN AND ASSOCIATED INTERNAL AND EXTERNAL WORKS INCLUDING THE FORMATION OF NEW VISITOR CAR PARKING AREA AT BROWSHOLME HALL, COW ARK

	PARISH COUNCIL:
	No observations received at the time of preparing this report.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):


	No observations received at the time of preparing this report.

	COUNTY PLANNING:
	No formal observations received at the time of preparing this report but at a pre application advice raised no objection to the principle subject to specific conditions relating to an archaeological watching brief.



	ENGLISH HERITAGE; ANCIENT MONUMENTS; COUNCIL OF BRITISH ARCHAEOLOGY AND GEORGIAN GROUP:


	Our staff have considered this and do not wish to offer any comments on this occasion.

	ADDITIONAL REPRESENTATIONS AND STATUTORY ADVERTISEMENT:
	One letter of objection which raises concern over the following:

	
	1.
	Increase in activities and resultant noise and safety issues.



	
	2.
	Visual impact caused by lighting.


Proposal

This application seeks planning permission and listed building consent for various elements of development relating to agricultural buildings within the farm complex of Holme Farm which is south in proximity to Browsholme Hall.  The scheme seeks to convert a traditional stone barn for tourism use and the creation of a new car park following demolition of old farm buildings in association with The Hall.  The purpose is to extend the existing tourist facility as the Hall itself has been open to the public since the 1950 for casual visitors and group tours.  The interior of the Hall does not lend itself to other functions and the purpose of this application is to enable the stone barn to be used for specific events.  The intention is to create indoor space to cater for tourism and functions in association with the Hall as well as a kitchen to prepare snacks and refreshments for visitors.  The scheme will provide toilet facilities and, as such, would meet the general accessibility requirements.  There is to be dedicated car parking space for visitors and a bicycle shelters.  The scheme incorporates access alterations to improve the visibility at the junction with the road and there is a new sewage treatment plant.  

The nucleus of this proposal involves demolition of relatively modern agricultural buildings and the creation of a parking area and the conversion of the barn with an extension at the rear to provide kitchen facilities.  The proposal also links an existing outbuilding which is to be converted to provide public toilets with an open covered walkway constructed of slate.  The external elevation of the barn remains relatively unaltered and the scheme seeks to reinstate existing window openings.  The new car park of 23 spaces is located in previously developed space where the old estate maintenance yard is currently sited.  The existing trees will be retained wherever possible.  The main stone barn is to provide a flexible space to cater for tourism facilities including local arts and cultural events.   The proposal retains the original agricultural character and although the first floor is to be removed, but this is a relatively modern feature.  

Site Location

The development is located within the open countryside in an Area of Outstanding Natural Beauty.  The main entrance for visitors would be off Clitheroe Road which is adjacent to The Lodge.  The building itself is a Grade II listed barn and is within the grounds of the Grade I Browsholme Hall. 

Relevant History

3/1985/0692 – Reroofing of barn at Browsholme Hall.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Policy 1B – Joint Lancashire Structure Plan 

Policy 5 – Joint Lancashire Structure Plan 

Policy 21 – Joint Lancashire Structure Plan 

Environmental, AONB, Human Rights and Other Issues

The main issues to consider here relate to highway issues, the promotion of tourism, visual impact and effect on the listed building.  

Although there has been no formal consultation responses at the time of preparing this report, the scheme has been the subject of pre application advice in which both the Forest of Bowland Area of Outstanding Natural Beauty Committee and Lancashire County Council raised no significant objections subject to adequate conditions.  In order to determine this application within the eight week period I consider it necessary to establish the principle of the development and ask Committee to comment on the suitability of the scheme with a proviso that any conditions necessary resulting from consultees be carefully considered by the Director of Development Services and, if necessary, take the application back to Planning Committee.  

I am aware that the building is in an isolated location and, as such, most of the journeys would be by car.  I am of the opinion that the scheme is an add on facility to Browsholme Hall which currently is available for tourists to visit during specific periods.  I consider that this would help promote further tourism within the Borough and offer a useful additional facility to assist the overall marketing of Browsholme Hall and appropriate development in the countryside.  

In visual terms the scheme has been sympathetically designed so as to minimise any alterations to the barn and where they are it is at the rear of a modest extension.  The removal of more modern agricultural buildings which are in a dilapidated manner is a visual improvement.  I consider that in highway terms the access can easily be upgraded and anticipate that there would be a requirement to tarmac the access track from the carriageway.  

In relation to noise intrusion, I accept that there will be some impact on the amenities of the adjacent dwelling but I am satisfied that the subject to adequate controls relating to hours of use and the type of activities held that the overall impact would not be so significant.

In overall terms I am satisfied that, subject specific control, the scheme is acceptable. 

RECOMMENDATION: that the application be deferred and delegated to the Director of Development Services subject to formal consultation period and that there be no new material issues raised by additional representations within the statutory consultation period and also the following conditions.

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 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.

3.
Any highway condition as deemed appropriate.


REASON: In the interest of high safety.

4.
Works shall only take place on the stone barn between 1 October and 30 April unless objectives agreed in writing by the Local Planning Authority.


REASON:  To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed in accordance with Policies G1, ENV7 and ENV8 of the Ribble Valley Districtwide Local Plan.

5.
No work shall take place on the site until the applicant, or their agent or successors in title, has secured the making of a detailed record of the building.  This must be carried out by a professionally qualified archaeological/building recording consultant or organisation in accordance with a written scheme of investigation which shall first have been submitted  to and agreed in writing by the Local Planning Authority.


REASON:  To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building in accordance with Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.

6.
The development hereby permitted shall be used for ...... and for no other purpose, including any use falling within Class .... of the Town and Country Planning (Use Classes) Order 1987 (As Amended).


REASON:  The permission granted is for a specific use, and it is considered that other uses within the same Use Class may give rise to adverse effects on the locality, contrary to the provisions of Policy G1 of the Ribble Valley Districtwide Local Plan.

INFORMATION / DECISION
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