RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY,  17 JANUARY 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:

	3/2007/0847/P
	New entrance, drive, car parking area and ancillary improvements
	St Nicholas Vicarage

Wesley Street, Sabden

	3/2007/0862/P
	Retention of existing opening and gated driveway entrance, modify window openings for extension as well as shed at rear of property 
	2 Woodend Cottages

Dunsop Bridge

Clitheroe

	3/2007/0920/P
	Replace timber signage with stone signage at entrance (LBC).  Proposed stone signs externally illuminated (static) by ground set spotlighting
	Mitton Hall

Mitton, Whalley

	3/2007/0921/P
	Replace timber signage with stone signage at entrance (LBC).  Proposed stone signs externally illuminated (static) by ground set spotlighting
	Mitton Hall

Mitton, Whalley

	3/2007/0960/P
	Construction of new sun room for visitors and conversion of existing building to museum, leisure facilities and tea room
	Leagram Dairies

Moss Lane

Bowland-With-Leagram

	3/2007/0963/P
	Demolition of existing single storey side extension, erection of a two storey side extension, dormers to rear and external first floor balcony to rear, Internal alterations and the erection of detached single storey shed for games room S
	Longfield Lodge

Clitheroe Road

Knowle Green

	3/2007/0982/P
	Construction of first floor extension over existing flat roof to provide an additional bedroom and shower room (resubmission) 
	79 Mellor Lane

Mellor

	3/2007/0986/P
	Construction of improved access ramp/approach and associated building works at training block facility
	Castle Cement Ltd

Ribblesdale Works

West Bradford Road

Clitheroe

	3/2007/0987/P
	Individual non-illuminated flat letters between ground and first floor windows and externally illuminated inn-sign 
	Lloyds TSB, 7 Church Street

Clitheroe

	
	
	

	
	
	

	3/2007/0990/P
	5 x 8m high galvanised steel lighting columns with fixing brackets and one 400 watt module 600 luminaries, 1 x 6m high galvanised steel lighting column with fixing brackets and one 100 watt road lighting lantern
	BAE Systems

Samlesbury Aerodrome

Balderstone

	3/2007/0991/P
	Lean-to conservatory (without dwarf walls) at the rear of the property
	4 Riverside, Clitheroe

	3/2007/0993/P
	Extension to existing rear dormer and internal alterations
	82 Higher Road, Longridge

	3/2007/0995/P
	First floor extension above existing garage
	11 Mearley Syke, Clitheroe

	3/2007/1004/P
	Erection of a wooden double garage and workshop on a level concrete base
	Little Aston Cottage (formerly New Barn Cottage)

Alston Lane, Longridge

	3/2007/1005/P
	One free standing sign externally illuminated and one internally illuminated fascia sign (signs 1 & 3)
	James Alpe Ltd

Lincoln Way

Salthill Industrial Estate

Clitheroe

	3/2007/1010/P
	Machinery store/fodder store/general purpose storage
	Pickering Fold Farm

Bezza Lane, Balderstone

	3/2007/1016/P

(LBC)
	Change of use from existing shop and dwelling to shop with living accommodation and separate dwelling (Resubmission) 
	1 and 3 Windy Street

Chipping

	3/2007/1017/P
	Change of use from existing shop and dwelling to shop with living accommodation and separate dwelling (Resubmission) 
	1 and 3 Windy Street

Chipping

	3/2007/1022/P
	Erection of two garden shelters for customer use
	Stanley House

Mellor

	3/2007/1023/P
	Location of C02 vessel at rear of plant 
	Dunbia (England) Limited

Castill Laithe, Sawley

	3/2007/1024/P
	Garage for PGO bugridger and extend original garage 
	51 Kenilworth Drive

Clitheroe

	3/2007/1028/P
	Conservatory to rear elevation 
	2 Dovedale Gardens

Lower Lane, Longridge

	3/2007/`029/P
	Removal of existing conservatory, alterations to kitchen/utility and construction of new porch
	New Field Edge Hall

Burnley Road, Gisburn

	3/2007/1038/P
	Installation of bathroom window on rear elevation
	Old Barn Cottage

2 Elker Mews

Billington

	3/2007/1042/P
	Use of existing domestic storage areas of stone clad building adjacent to The Rann, as annex accommodation 
	The Rann

Saccary Lane

Mellor

	3/2007/1044/P
	Modification of condition no 1 of planning consent 3/2005/0699/P to allow a further period of 3 years for the completion of external works at the barns 
	Dewhurst Farm

Longsight Road

Langho

	
	
	

	3/2007/1053/P
	Front extension to garage 
	4 Rogersfield

Langho

	3/2007/1054/P
	Two storey extension to side and single storey extension to rear
	11 Sarmatian Fold

Ribchester

	3/2007/1055/P
	Construction of outbuilding to house swimming pool and garages
	White Hill, Back Lane

Read

	3/2007/1056/P
	Proposed rear lean-to extension to existing industrial building to provide additional food production space for 
	Farmhouse Fare Ltd

	3/2007/1067/P
	Sun room to side of property
	Cranbrook, Eaves Hall Lane

West Bradford

	3/2007/1072/P
	Proposed conservatory 


	20 Buckingham Drive

Read

	3/2007/1073/P
	Single storey rear extension 
	22 Hippings Way

Clitheroe

	3/2007/1075/P
	Rear extension
	4 Fields End, Langho

	3/2007/1079/P
	Proposed reconstruction of 1100 volt overhead line and four new spans of 1100 volt overhead 
	Stirk House Hotel to A59 Gisburn

	3/2007/1086/P
	External emergency escape staircase 
	Nat West Building

Bank Chambers

1 York Street, Clitheroe

	3/2007/1102/P
	Replacement of hardwood frame with Oak frame front door with varnish to complement the remainder of the barn 
	Pale Farm Barn

Moss Lane, Chipping


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2007/0890/P
	Demolition of nursery and erection of office building and car parking (PA)


	7 Accrington Road

Whalley
	The proposed development would be detrimental to the character and appearance of Whalley Conservation Area because of its eclectic and incoherent form. 



	3/2007/0900/P

Cont/

Cont…
	Demolition of existing buildings.  Site is to be developed for office space (CAC)
	7 Accrington Road

Whalley
	The proposed development would be detrimental to the character and appearance of Whalley Conservation Area because of its eclectic and incoherent form. 



	3/2007/0911/P
	Retrospective Application for the siting of a mobile home for a three year period for use as a temporary farm workers dwelling 


	Brookside Farm

Moss Side Lane

Thornley
	Contrary to PPS 7 'Sustainable Development in Rural Areas, Policy 5 of the Joint Lancashire Structure Plan 2001 - 2016 and Policies ENV1, G5 and H2, H3 and H5 of the Districtwide Local Plan, in that the circumstances surrounding this application do not create a need for someone to live on site to manage the proposed enterprise.


	3/2007/0956/P
	Double garage with workshop
	Woodgate

Startifants Lane

Chipping
	The proposal would have a detrimental impact upon the setting of the listed building because of its size and unsympathetic design.  



	3/2007/0996/P
	Erection of porch to front elevation (Resubmission)
	7 Homemakers Avenue

Sabden
	G1, H10 & SPG – “Extensions and Alterations to Dwellings” – detriment to the appearance of the street scene, and precedent.



	3/2007/1005/P
	One free standing sign internally illuminated (sign 2)
	James Alpe Ltd

Lincoln Way

Salthill Industrial Estate

Clitheroe


	G1 – Detrimental to highway safety.

	
	
	
	

	
	
	
	

	3/2007/1006/P
	Single storey garden room
	Browsholme Heights

Easington Road

Cow Ark
	Insufficient information has been submitted for RVBC or its consultees to assess the impact of the proposal upon the character and setting of the listed building, and as such the proposal is considered harmful to the character and setting of the listed building, as further modern intervention would erode the special architectural and historical interest of the building.



	3/2007/1008/P
	Remodelling of Primrose Cottage, comprising proposed two storey living room/bedroom extension and proposed single storey extension incorporating flagged terrace 
	Primrose Cottage

Lovely Hall Lane

Copster Green
	Policies G1, H10 and SPG “Extensions and Alterations to Dwellings” – detriment to visual amenity and the amenities of adjoining residents.



	3/2007/1027/P
	Retrospective application for a projecting advertisement with static external illumination
	85 King Street

Whalley
	Policies G1, ENV16 – detriment to the appearance of the Conservation Area.



	3/2007/1032/P
	Build Chimney (Brick/Render) on side of house


	2 Goose Lane Cottages

Chipping
	G1, H10, Extension to the detriment of character of building and visual amenity, bearing in mind the location within the AONB.




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
	

	3/2006/1056

O
	14.9.07
	Mrs Kathryn Stratton

New first floor extension over garage and dining room

20 Woodlands Park

Whalley
	WR
	_
	APPEAL DISMISSED

20.12.07

	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
	_
	APPEAL ALLOWED 31.12.07

	3/2007/0494

D
	3.10.07
	Dr N R Adhya

Conservatory to rear of house

6 Arley Rise

Mellor
	WR
	_
	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
	_
	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
	_
	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
	_
	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
	_
	Awaiting site visit

	3/2007/0323

D
	6.12.07
	Dr Michael Wainwright

Fitting of a new stainless steel flue pipe in conjunction with the use of a wood burning stove (Listed Building Consent)

Flat 4

Hodder Court

Knowles Brow

Stonyhurst
	WR
	_
	Notification letter sent 10.12.07

Questionnaire sent 18.12.07

Statement to be sent by 16.1.08

Awaiting site visit

	3/2007/0616

D
	10.12.07
	Charles Ellis

Two storey extension providing a kitchen and additional bedrooms

99 Mellor Lane

Mellor
	WR
	_
	Notification letter sent 11.12.07

Questionnaire sent 18.12.07

Statement to be sent by 17.1.08

Awaiting site visit


APPLICATIONS WHERE SECTION 106 HAS NOW BEEN ISSUED

	Plan No:
	Proposal:
	Location:

	3/2007/0575/P
	Demolition of existing garages and construction of 3 affordable dwellings
	Land adjacent to 

28 Kirkmoor Road, Clitheroe 


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2007/0793/P
	Erect 6hw wind turbine with TM1500 15m mast at Marl Barn.  Wind turbine will provide a supply of electricity to the two holiday cottages and to the caravan park (resubmission)
	Marl Barn

Tosside

	3/2007/0957/P
	Proposed double garage with workshop
	Woodgates, Startifants Lane

Chipping

	3/2007/1003/P
	New track 2319m long x 4.75m wide
	Catlow Farm

Catlow Road, Slaidburn

	3/2007/1012/P
	Change of use from B1 light industrial to A1 retail with ancillary A3 café
	National Buildings

Moor Lane, Clitheroe 

	3/2007/1041/P
	Change of use from B1 light industrial to A1 retail with ancillary A3 café
	National Buildings

Moor Lane, Clitheroe 


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:
3/2007/0699/P
(GRID REF: SD 7561 3705)

PROPOSED INSTALLATION OF A 10 KILOWATT WIND POWERED GENERATOR ON A 12M FREE STANDING COLUMN ON LAND TO THE NORTH OF CLERK HILL ROAD, AND TO THE REAR OF THE ABATTOIR (RESUBMISSION OF 3/2007/0388/P), THE ABATTOIR SITE OFF CLERK HILL ROAD, WISWELL

This application was considered by the Committee at its meeting on 9 October 2007 when it was recommended for approval, but the Committee resolved that a decision be deferred for further investigation into the issue of flicker and to give consideration to a possible alternative position for the turbine within the applicant’s land.

Following that Committee, letters were sent to both the neighbour and the applicant.  The neighbour was asked if he could keep a record of the times when the flicker problem occurs, and the applicant was asked to give consideration to the wind turbine being resited further away from his neighbour’s property in order to address the problem of flicker to that property.  

In a letter dated 14 November 2007, the neighbour does not give any information in respect of the incidences of flicker.  He does, however, refer to two items of advice from the Department of Trade and Industry, one of which would require this turbine to be 80m away from any habitable rooms in his property, and the other which suggests a standard separation distance of 125m.  He says that he has advised the applicant that, if the turbine were to be resited to a distance away from his property of between 80m and 125m (which is possible on land within the applicant’s ownership) then he would be prepared to withdraw his objection to the application.  He also suggests that the problem of flicker and the visual intrusiveness of the turbine would both be reduced if the mast was reduced to 9m high and a belt of trees were planted between the resited turbine and his property.

At a site meeting between the case officer and the applicant, the applicant expressed that he was unwilling to resite the turbine, but said that he would have no objections to a condition requiring tree planting between the turbine in its existing position and his neighbours house.  He has also advised that a controller device is being developed which will turn the turbine off at times which can be set by the equipment.  He says he would accept a condition which requires such a control to be fitted, and it would be set to turn the turbine off during those hours of the day when the problem of flicker would be a possibility.  

Having looked further into the relatively new issue of flicker, it would appear that it is a relevant planning consideration and can represent a reason for refusal of an application for a wind turbine.  In the absence of any information about the frequency of the problem, and the length of time for which it occurs on each occasion, it is difficult to assess whether, in this particular case, it represents a sustainable reason for refusal of the application.

It is regrettable that the applicant has not agreed to move the turbine further away from his neighbour.  However, the planting of a belt of trees in the appropriate position would partly address the problem (although it is appreciated that any planting would take some time to grow and to provide an effective screen).  The fitting of a timer on the turbine would, if used properly, fully eliminate the problem of flicker.  Such a condition, however, would be difficult to compose at the present time, as more information is required, and it is accepted that it would also be difficult to monitor and enforce.  However, it is considered that such monitoring and enforcement is possible. 

Overall, it is considered that subject to such conditions, the development is acceptable.  The original Committee report is therefore repeated below without alteration, except that the recommendation now includes two conditions which were not originally recommended. 

	PARISH COUNCIL:
	The Parish Council object to the proposal.  They comment that the turbine is already in place and is totally out of keeping in the Forest of Bowland Area of Outstanding Natural Beauty.  They say that granting permission could set a dangerous precedent for any such future applications which could then prove difficult to resist.    The Parish Council adds that the turbine is very visible from many public rights of way and is in close proximity to a residential dwelling.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(AONB OFFICER):
	Having visited the site, the County AONB Officer has no objections to this application on landscape grounds.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Letters have been received from the owners/occupiers of the nearest dwelling to the site, the Ramblers’ Association, and three residents of Great Harwood, Old Langho and Padiham, in which objections to the proposal are made on the following grounds:



	
	1.
	The turbine is too close to the neighbouring dwelling such that it is a significant visual intrusion to that property and causes a noise nuisance and annoying “flicker” as the moving blades intermittently block out light from the sun.



	
	2.
	The neighbours are concerned about the safety of the turbine due to its proximity to their house and because the blades rotate very quickly.



	
	3.
	A permission could set a precedent as a nearby landowner has already said that he will install a similar turbine if this application is successful.



	
	4.
	The turbine will cause disturbance and danger to livestock in the vicinity and also to horses and their riders on the nearby bridleway.



	
	5.
	The turbine is in an elevated location within an AONB and is close to a number of public footpaths and bridleways.  It is highly visible and unsightly over a wide area and its white colour is inappropriate, as a natural colour to blend in with the background of the hills would be more acceptable. It is therefore seriously harmful to the appearance of the AONB .  


Proposal

Planning permission is sought retrospectively for the erection of a 10kw wind turbine.  It comprises a turbine with three blades (of 8m dia) affixed to the top of a 12m column, giving a maximum height to the structure of 16m.  The column is hinged at the bottom so that the whole structure can be lowered to the ground when not in use.  The turbine and blades are white in colour and the column has a galvanised steel external finish.  

Site Location

The wind turbine has been erected to the rear of the abattoir buildings which are on the north west side of Clerk Hill Road in a rural location between Sabden and Wiswell and within the Forest of Bowland Area of Outstanding Natural Beauty.  In addition to the abattoir building, the applicant’s own dwelling is to the south west of the turbine and another dwelling in separate ownership is approximately 55m to the north east.  This group of buildings is surrounded by open fields.  The Wiswell Wireless Station mast is on higher ground approximately 220m to the west of the turbine.  

Relevant History

3/2007/0388/P – Proposed 10kw wind turbine on 12m tower.  Refused.

Relevant Policies

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

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV24 - Renewable Energy.

Policy ENV25 - Renewable Energy.

Policy ENV26 - Wind Energy.

Environmental, AONB, Human Rights and Other Issues

The previous planning application 3/2007/0388/P sought permission for a similar (but not identical) wind turbine in the same location as that which is the subject of this current application.  In that application the proposed turbine comprised 8m long blades affixed to the top of a 12m tower giving a maximum height of 16m.  The tower and blades were to be white in colour and the tower was to be supported by wires extending up to 8m from its base.  There was very little information submitted with that previous application with regards to its likely noise impact on the adjacent dwelling or appropriate photo montages etc in order for its effects on the appearance of the locality (which is within the AONB) to be properly assessed.  The County Council AONB Officer had expressed concerns about the effects of that previously proposed turbine on the local landscape, but had requested that a decision be deferred in order for more information to be requested and subsequently considered.  However, before such information was received, the applicant’s chose to erect, without planning permission, a wind turbine of an entirely different design.  In these circumstances the decision was taken to refuse that previous application under delegated powers as it related to a development which the applicant obviously had no intention of implementing.  

This current application seeks retrospective permission for the turbine which has been erected.  Photo montages were submitted with the application which were sent to the County AONB Officer who has also taken the opportunity to visit the site.  Following his visit, the AONB Officer has stated that he has no objections to the application on landscape grounds.  Having viewed the structure from many nearby and more distant locations, I also consider that it does not have a seriously detrimental effect on the appearance of the AONB .  From vantage points where it is visible, it is more often than not viewed against the sky rather than against the surrounding higher ground.  For this reason, I consider its existing white external colour to be appropriate.  With regards to its effect upon the appearance of the AONB, therefore, I consider the development to be acceptable.  


The other relevant consideration relates to its effects upon the amenities of the nearby residential property.   At a distance of approximately 55m from its side elevation, I do not consider that the turbine has any detrimental effects upon that dwelling by reason of its mass/bulk (ie it is not overbearing) or loss of light.  The fact that the neighbours can see the structure, and that it might adversely affect their view, is not a material consideration.  I do not consider the “flicker” effect to represent a nuisance to the neighbours which is so serious as to represent a sustainable reason for refusal of the application. 

The neighbour’s fears over the safety of the structure are not relevant to the consideration of this planning application.  

With regards to the issue of noise, the following points are made in a “planning statement” submitted with the application:

· As this turbine does not have a mechanical gearbox it is quieter in operation than many other turbines;

· The turbine also works on an intelligent control basis which means that the dog vane senses wind direction and the anemometer senses wind speed.  As wind speed increases beyond the turbine rates wind speed, an electric motor turns the turbine out of the wind to a maximum angle of 90o to the wind in gale force conditions.  The advantage of this type of control over a tail fin turbine is that the movement into and out of the wind is gradual and controlled and avoids frequent swings resulting from gusts which cut power production.  The other advantage of this method of operation is that the turbine speed is controlled by the angle of inclination to the wind which makes the turbine quieter in operation in gusting winds than some other turbines which are controlled by other means.  

The Environmental Health Officer has only had the opportunity to witness the noise from the turbine at times when the incinerators at the abattoir are also in operation.  At these times any noise from the turbine was not heard above the noise of the incinerators.  The Environmental Health Officer will continue to monitor noise from the turbine and will respond to any complaints received from the neighbouring residents.  During daytime hours it is not considered that any noise from the turbine would be seriously detrimental to the amenities of those neighbours.  In the event of noise nuisance being experienced at night, Environmental Health legislation could be used to place a restriction on the hours when the turbine could be used.  In all of these circumstances I consider the turbine to be acceptable with regards to its effects on the amenities of neighbouring residents, and that any night time noise nuisance which may arise can be and would be addressed by other legislation.

Overall, I can see no objections to the retention of this wind turbine.

SUMMARY OF REASONS FOR APPROVAL

The wind turbine does not have any seriously detrimental effects upon the appearance of the locality or the amenities of any nearby residents.

RECOMMENDATION: That planning permission be GRANTED subject to the following conditions.

1.
Within one month of the date of this permission, precise details of a scheme of tree planting in the area between the wind turbine and the adjoining residential property, Wiswell Moor House Farm, shall be submitted to and approved in writing by the Local Planning Authority.  The agreed planting scheme shall then be carried out in its entirety during the current planting season (ie before 31 March 2008).  Thereafter, this planting shall be maintained for a period of not less than five 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 visual amenity and the amenities of an adjoining residential property, and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

2.
Within one month of the date of this planning permission precise details of a timer device which will ensure that the wind turbine does not operate at times of the day/year when it might cause a nuisance of flicker to the adjoining residential property shall be submitted to and approved in writing by the Local Planning Authority.  Within a further one month of the Council's written approval, the device shall be fitted and shall be operative at all times.   


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

APPLICATION NO: 3/2007/0902/P (PA) AND 3/2007/0892/P (LBC)  (GRID REF: SD 371 707)

PROPOSED RE-MODEL EXISTING CAR PARK AREAS AND CREATE NEW PLANT BEDS, FELL TREES IN POOR HEALTH OR IN OVER-DOMINANT POSITIONS AND PLANT NATIVE SPECIMEN TREES.  RE-MODEL EXISTING STONE PERIMETER WALL FOLLOWING PARTIAL DEMOLITION DUE TO STRUCTURAL FAILURE AND VEHICLE DAMAGE AT MITTON HALL, MITTON, WHALLEY

	PARISH COUNCIL:
	Surprised not to be informed before work commenced.  However, plan seems sensible and to be preserving as much as possible of the existing indigenous species such as Yew.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection in principle to this application on road safety grounds.  The main access is not affected by this proposal and a partial reconstruction of the boundary wall is to be welcomed.  No objection to the proposed means of modelling the bays through the use of sympathetic planting.  However, require confirmation of proposed parking numbers to ensure that the capacity of the car park remains consistent with LCC standards and the anticipated levels of use. On the 27 November 2007, confirmed that details of parking numbers submitted by the applicant on the 20 November 2007 were acceptable. 

	
	

	LCC (Archaeology)
	No archaeological comments to make on this.



	RVBC COUNTRYSIDE OFFICER:
	Satisfied that any proposed tree felling will result in the removal of conifers, mainly cypress, that were not part of the original landscape design.  Therefore it will not compromise the overall visual amenity value of the tree cover and will, to a certain extent, return the landscape back to how it was originally intended to be.  The issue of strategically located replacement planting has been raised – include a general landscaping condition and tree protection condition.



	ENGLISH HERITAGE:
	Initially (11 October 2007) responded that did not wish to offer any comments.  However, a letter of 16 October 2007 concerning recent works to the listed building and site in general comments that English Heritage are concerned that parts of the stone boundary wall have been removed without listed building consent.  Whilst it may be the case that the wall is a modern addition, in the absence of a wider site report detailing the nature of its architectural fabric it is not possible to attribute relative importance to the feature.  This information should be commissioned by the applicant and should inform the creation of a site management plan.

	
	

	
	In the absence of an historic building analysis report and conservation based management plan for the wider site, the planning and listed building consent applications associated with the current scheme are premature.  They should therefore be refused pending the commissioning of the above documents and re-submission of a fuller, more informed proposal.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

Planning permission and listed building consent is sought for works to the front (East) of the site, comprising the re-modelling of existing car park areas, landscaping works including new planting beds, and the demolition and part rebuild of boundary wall.  An approximately 80m section of walling to the north of the entrance and an approximately 100m section of walling to the south of the entrance is to be demolished.  30m and 70m sections respectively of walling are shown to be rebuilt (to be attached to remaining wall ends). 

The application Design and Access Statement refers to the stone wall to the perimeter of the property being relocated at some time in the past few years to create a visibility splay on to Whalley/Mitton Road.  It is stated that the wall was badly built, both structurally and aesthetically and had come to blight the property.  The wall has failed in several places and sections of the wall had to be removed for safety and aesthetic appeal reasons.  Further sections of the wall were demolished when a HGV left the road.  The remaining sections of the relocated wall will be re-built to match the remaining sections of the original wall including the fitting of flat coping stones to match the original.

Site Location

Mitton Hall is a restaurant/hotel, prominently sited on an escarpment above the River Ribble, although views into the site are limited by tree cover.  Mitton Hall is a Grade II* listed house.  The list description suggests that it largely dates to c.1844 but has a timber framed hall of c. 1500.  The 1845 Ordnance Survey map shows that, on plan, the main approach and access to the hall from Mitton Road has changed little in 167 years.

Relevant History

6/10/1597 – Erection of toilets and porch.  Planning permission granted 29 January 1968.

6/10/1611 – Toilet accommodation.  Planning permission granted 25 March 1968.

6/10/1576 – Toilets and cloakroom and canopy to front entrance.  Planning permission refused 27 November 1967.

6/10/1571 – Change of use from private residence to club and licensed restaurant.  Planning permission granted 27 November 1967.

6/10/278 – Alterations to nursery wing.  Planning permission granted 26 January 1953.

6/10/84 – Proposed alterations.  Planning permission granted 16 August 1949.

79/1234 – Use of Mitton Hall for antique dealers fairs on one day a week.  Planning permission granted 22 November 1979.

81/978 – Proposed internal alterations. Listed building consent granted 20 January 1982.

85/106 – Change of use of part of the grounds of Mitton Hall to garden centre.  Granted on appeal 23 September 1985.

86/378 and 379 – Proposed garden centre shop.  Planning permission and listed building consent granted 5 August 1986.

86/273 and 276 – Extension to form 22 additional bedrooms.  Planning permission and listed building consent granted 3 July 1986.

87/743 – Change of use to ground floor pub and restaurant.  Planning permission granted 18 February 1988.

88/699 – Proposed conservation at the rear.  Listed building consent granted 24 November 1988.

90/881 and 883 – Proposed conservatory and shop building for garden centre and upgrading of existing entrance and drive.  Listed building consent and planning permission granted 14 February 1991.

90/916 – Proposed upgrading of existing entrance and drive.  Withdrawn.

98/45 – Internal alterations to bar and adjacent rooms to improve visibility/management.  Listed building consent granted 23 April 1998.

00/289 and 290 – Erection of function room and two-storey bedroom extension on site of existing garden centre.  Planning permission and listed building consent granted 5 June 2001.

01/202 – Children’s play area.  Planning permission granted 25 May 2001.

01/283 and 284 – Proposed gatehouse.  Planning refused 26 November 2002.  Listed building consent withdrawn.

05/1084 and 1085 – Renewal of listed building consent 3/2000/0290/P and planning permission 3/2000/0289/P.  Planning permission and listed building consent granted 13 February 2006 and the 9 February 2006.

07/815 and 816 – Extension to function suite kitchen – approximately 12 sq meters, single storey with pitched timber and glass roof (as existing kitchen building).  Planning permission and listed building consent refused 15 October 2007.

07/817 – Relocation of part of existing kitchen to rear of building and use of space vacated for extra dining.  Removal of bar from dining room.  Relocation of bar in function suite and associated works.  Works are necessary to restore visual appeal of the building and remove the worst additions of the last 25 years.  Listed building consent refused 16 October 2007.

07/920 and 921 – Replace timber signage with stone signage at entrance.  Planning permission and listed building consent approved 14 December 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 ENV13 - Landscape Protection.

Joint Lancashire Structure Plan Policy 21.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT2 - Small Hotels and Guest Houses.

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The main considerations in the determination of the planning application are the impact of proposed works upon the character and setting of the listed building, the impact upon the visual amenity provided by trees covered by a Tree Preservation Order and other soft landscaping and highway safety.  The main consideration in the determination of the listed building consent application is the impact upon the character and setting of the listed building.

Works, including demolition of the front boundary wall, were largely complete by the time of your officer’s site inspection.  Therefore the applications are in effect retrospective.

I am mindful of the comments of the County Highways Officer and of the Countryside Officer and I am satisfied that the works are acceptable in respect to highway safety and the visual amenity provided by trees and landscaping.

Further to the receipt of English Heritage’s comments, I have examined the planning record.  Application 3/90/881, which included the “upgrading of existing entrance and drive” received planning permission in November 1990.  The plans show the removal of an existing stone wall hugging the front boundary of the site and the erection of a fence along a new sightline set back from the boundary.  The site survey plan associated with a subsequent application  from 2000 (3/00/290) appears to confirm that these works were implemented (although the proposed fence became a stone wall).  Your officers found on site inspection, that remaining sections of wall were constructed in cement mortar, further suggesting that demolished wall sections were probably not historic.   The officers report for 3/90/881 does not suggest the original wall to be of aesthetic or historic importance.

Despite the reduction in extent of front boundary walling it is my opinion that the site will still  retain a sense of enclosure because of the new walling and nature of trees and landscaping on the site.  I am also mindful that it appears that the demolished wall was not traditional and was constructed with the provision of highway sightlines in mind.  Therefore, whilst I would agree with English Heritage that it is very unfortunate that works were undertaken to and within the setting of a Grade II* listed building before the full impact of such works could be assessed, in this case I am concerned that refusal of consent would not be sustained at appeal.  If Members are minded to approve the listed building consent application, it will be necessary to refer this decision to the Secretary of State (Government Office North West).

SUMMARY OF REASONS FOR APPROVAL

The works have had an acceptable impact upon the character and setting of the listed building, visual amenity and highway safety.

RECOMMENDATION:  Grant Listed building consent and planning permission.

1.
This permission shall be implemented in accordance with the proposal as amended by letter received on 20 November 2007.


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

2.
Prior to the commencement of any site works a tree protection monitoring procedure including a time scale for site visits and remedial tree works shall be agreed in writing with the local planning authority.


Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice.


A protection zone covering the entire branch spread of the trees, [the area of the root soil environment measured from the centre of the trunk to the edge of the branch spread] shall be physically protected and remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.


During the building works no excavations or changes in ground levels shall take place and no building materials/spoil/soil/rubble shall be stored or redistributed within the protection zone, in addition no impermeable surfacing shall be constructed within the protection zone.


No tree surgery or pruning shall be implemented with out prior written consent, which will only be granted when the local authority is satisfied that it is necessary, will be in accordance with BS3998 for tree work and carried out by an approved arboricultural contractor.


REASON: In order to ensure that any trees affected by development and included in a Tree Preservation Order/ Conservation area/considered to be of visual amenity, historic or botanical value are afforded maximum physical protection from the adverse affects of development. In order to comply with planning policies- Gl, ENV13 of the District Wide Local Plan.

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


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


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

APPLICATION NO:
3/2007/0910/P
(GRID REF: SD 359522 439854)

ERECTION OF POULTRY BUILDING AND SITING OF THREE FEED HOPPERS AT BROOKSIDE FARM, MOSS SIDE LANE, THORNLEY, LONGRIDGE, LANCASHIRE.

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



	PRESTON CITY COUNCIL:
	No objection in principle, providing the developments comply with relevant national and local planning Policies and that Lancashire County Council Land Agency has raised no objection to the proposed scheme.



	ENVIRONMENTAL HEALTH:
	I have no objections to the proposal, but it should be a condition of the Planning Permission that the method of manure collection and disposal be submitted in writing to the Planning Authority for approval, and subject to being approved, be carried out as described.

I understand that the building is designed to collect manure in an under floor void, from which the manure is emptied every 13 months by contractors, at which time the unit is also emptied of birds, and disinfected. 

I would also be interested to see details of the proposed land drainage, as I would be concerned if they were proposed to be directed down the steep escarpment towards the stream to the west of the site.



	LCC Rural Estates:
	A planning application has been submitted for the erection of a free-range poultry building. The proposed expansion to the existing business will be in the form of a 3,000 bird laying flock.  The eggs produced from these birds will be sold to local retailers or from the farm gate and surplus eggs will be sold wholesale to Rainfords. These birds are bought in at 16 weeks of age and given time to adjust to their environment before they start to lay at around 20 weeks of age.  They should continue to lay for a further 52 weeks when they are sold and the building is prepared for another batch.



	
	The building itself will be 23m x 16m giving a total floor area of 368m2. The building will be of a steel portal framed design and will be clad in brown box profile sheets to the walls and roof.  The height to the eaves will be 2.5m with a ridge height of 5.8m with ventilation provided along the ridgeline. Pop holes will be located to the westerly elevation to allow the hen’s access to the ranging area. The internal layout of the building will be split into four areas. This will include a packing room to the north of the building. The remainder of the building will be divided between nest boxes, slats an area of litter from which the birds will access the external range area. This application also covers the provision of three feed hoppers. One of the hoppers will be used for poultry feed for the free range laying enterprise and the other two will be utilized for the pig rearing enterprise.  These hoppers will be located to the north of the proposed poultry building and will be slightly taller than the ridge of the building.

	
	The applicants are proposing to operate a free-range system at a significantly larger scale of production to that which currently exists.  At present they use 4 small timber sheds to keep in the region of 150 laying hens and their proposed system is to operate 3000 hens. In order to keep 3000 hens adopting a free-range system the applicants will have to provide a range area of a minimum of 3 hectares. The application site is 4 hectares but clearly not all this land is available to range over, however I feel the applicants will have sufficient land to comply with the free-range criteria.

Having established they can operate the proposed free-range enterprise the building(s) required to house these numbers of birds could take the form of multiple sheds each with designated range areas or a single shed accommodating the whole of the flock which could be sub divided internally to run two flocks over one or two range areas. A single building appears to provide the applicants with their most appropriate facility as this building can be sited adjacent to the existing building, as this is where the services to the site exist. The floor area of the building will be 368m2 and will accommodate slightly in excess of 3000 birds, however a small section of the building is to be sectioned off to provide a packing area.  I consider the floor area to be appropriate. I feel the proposed eaves height is appropriate for the proposed use and feel that while the roof pitch is steeper than most modern agricultural portal framed buildings i.e. 22.5o pitch compared with 15o pitch that given the relatively low eaves height the steeper pitch will enable air to circulate within the building more freely.



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

· The proposed building will be as high as the present building (far higher than needed for hens) and longer than the existing. Their combined bulk will make a huge and unsightly block of ugly buildings on the top of the hill, impossible to screen and one field away from an A.O.N.B.

· Is this too an intensive development on such a small site?

· Feed hoppers will be tall and unsightly, and their presence suggests high intensive poultry farming. There will inevitably be offensive smells associated with this venture and what will happen to the waste?

· There will be a frequent delivery of proven by large lorries down what is supposed to be a ‘quiet lane’ and which is narrow and unsuitable for further traffic of this nature,

	
	· Given that they then would have a high maintenance farming business on site, what would the response be if they applied for permanent housing?

· The rodent problem will get worse on this site should it be approved,

· Potential pollution of the watercourse running through the site,

· Loss of trees on site to incorporate the proposed development will create a visual impact on the area,

· Potential increase in noise levels from additional livestock,

· With the potential Bird Flu epidemic still a threat, is this proposal wise?

· Impact of lighting on site via floodlights, plus additional?

· Should the proposal be subject to an Environmental Impact Assessment?


Proposal

The application seeks permission for the erection of a poultry building and the siting of three feed hoppers. The building will be 23m x 16m giving a total floor area of 368 sq.m. The building will be of a steel portal framed design and will be clad in brown box profile sheets to the walls and roof. The height to the eaves will be 2.5m with a ridge height of 5.8m with ventilation provided along the ridgeline. The three feed hoppers will be approx. 6.1m high, with an approx. diameter of 2.4m.
Site Location

The site is located on the south side of Moss Side Lane, in between Longridge and Chipping. The building would be approximately 10m from the highway. The land slopes from Moss Side Lane southwards, with boundary screening to the north and west of the site. The area is designated as being within the Forest of Bowland Area of Outstanding Natural Beauty.

Relevant History

3/2007/0911 – Retrospective application for the siting of a mobile home for a three-year period for use as a temporary farm workers dwelling - Refused.

3/2006/0881 – Outline application for agricultural workers dwelling – Refused.

3/2002/0260 – General Purpose Agricultural Building – Granted Conditionally.

3/2000/0058 – Proposed Stables and Driveway (Re-submission) – Granted Conditionally.

3/1999/0553 – Proposed 6 no. stables and feed store – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

This planning application seeks permission for the erection of a free-range poultry building. The proposed expansion to the existing business will be in the form of a 3,000 bird laying flock. The eggs produced from these birds will be sold to local retailers or from the farm gate and surplus eggs will be sold wholesale to Rainfords. The site lies within the Forest of Bowland Area of Outstanding Natural Beauty.
The three main issues arising from this application are the visual impact of another building at that location, any potential impacts on the amenity adjacent neighbouring dwellings and whether or not there is an agricultural justification for this new agricultural building.

With regards to the visual impact on the Forest of Bowland Area of Outstanding Natural Beauty, it must be noted that the existing buildings on site are reasonably well screened at present however they can be viewed from certain points within the surrounding area. As such, it must be considered as to whether or not this proposal creates further prominence, or whether there will be a minimal impact. I am aware that the applicants prefer the proposed site, as this will provide the hens with direct access to the wooded area where the applicants are intending the hens to range over. It is considered that the design and style of the building is appropriate for this type of area, and the types of cladding materials are appropriate to its use. The colour of cladding for the building can be dealt with via a condition. Given that the building will mainly be viewed through an existing band of trees and against the backdrop of the existing agricultural building on site, the proposed site provides the most appropriate location in that it will create a nucleus of buildings and will not create further built development spread into the open areas surrounding the existing buildings. As such I do not consider it will be unduly prominent to the detriment of the visual amenity of the Forest of Bowland Area of Outstanding Natural Beauty.
With regards to whether or not there is a justification for this building, it was noted by the Rural Estates Manager that the applicants are proposing to operate a free-range system at a significantly larger scale of production to that which currently exists. At present they use 4 small timber sheds to keep in the region of 150 laying hens and their proposed system is to operate 3000 hens. In order to keep 3000 hens adopting a free-range system the applicants will have to provide a range area of a minimum of 3 hectares. The application site is 4 hectares but clearly not all this land is available to range over, however he considers that the applicants will have sufficient land to comply with the free-range criteria. Having established they can operate the proposed free-range enterprise, the building(s) required to house these numbers of birds could take the form of multiple sheds each with designated range areas or a single shed accommodating the whole of the flock which could be sub divided internally to run two flocks over one or two range areas. A single building appears to provide the applicants with their most appropriate facility as this building can be sited adjacent to the existing building, as this is where the services to the site exist. The proposed building is of steel portal frame construction and will be fully enclosed using full height brown box profile cladding to the sides and roof. The floor area of the building will be 368m2 and will accommodate slightly in excess of 3000 birds, however a small section of the building is to be sectioned off to provide a packing area. The Rural Estates Manager considers the floor area to be appropriate and the proposed eaves height appropriate for the proposed use and feel that while the roof pitch is steeper than most modern agricultural portal framed buildings, i.e. 22.5o pitch compared with 15o pitch, that given the relatively low eaves height the steeper pitch will enable air to circulate within the building more freely. As such, I consider that there is a sufficient agricultural justification for this proposal.

In regards to any potential impact on the residential amenity of the nearby neighbouring dwellings, it is considered that as the nearest property is over 100m away from this site and that the site is sufficiently screened by trees, hedges and various types of planting on the boundary, this development will have little if no impact on the nearby residents. Objections from the nearby residents also include an increase in noise and smell to the area, however given that this is in a rural area, I do not consider this to be a material consideration. In addition, residents also raise concerns over the drainage of the site, in particular any potential run off into the nearby River Loud. The Environmental Health Officer too has raised this, and as such a relevant condition will be placed on the proposal to ensure that these details can be assessed effectively.
Finally, with regard to any other comments made by the objectors, I feel I have covered the majority of comments raised, within the above report. Therefore, whilst I am mindful of the comments from nearby neighbours, agricultural justification for a building of this size in this location has been demonstrated and, given its location adjacent to existing buildings, I consider the scheme to comply with the relevant policies, and as such to be acceptable.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


Reason:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 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 litter/waste 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.
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.

NOTES

1.
Consent of the Environment Agency is required prior to the discharge of effluent to surface or underground waters.  Consent will only be considered if discharge to the foul sewer is not practicable, in which case the applicant should consider:

(i)   Construction of a soakaway area with no residual discharge to watercourse.

(ii)  Construction of a soakaway area with a high level overflow discharging to watercourse.


Direct discharge to watercourse which will only be considered where options (i) and (ii) are impracticable. The applicant should be advised to contact the Environment Agency, Area Planning Liaison Officer, Lutra House, Dodd Way, Off Seedlee Road, Walton Summit, Bamber Bridge, Preston PR5 8BX for any option not involving discharge to foul sewer.

2.
No building material or rubbish must find its way into the watercourse.

3.
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.

4.
The foul drainage from the proposed development shall be discharged to a septic tank and soakaway system which meets the requirements of British Standard BS6297:1983, there shall be no connection to any watercourse or land drainage system and no part of the soakaway system is situated within 10m of any ditch or watercourse or within 50m of any well, borehole or spring.

5.
Under the terms of the Water Resources Act 1991, the prior written consent of the Environment Agency may be required for any discharge of sewage or trade effluent into water including groundwater and may be required for any discharge of surface water liable to contamination of such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant or into waters which are not controlled waters.  Such consents must comply with the requirements of the Groundwater Regulations 1998 including prior investigation, technical precautions and requisite surveillance and may be withheld.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).

6.
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).

7. 
The proposals must fully comply with the DEFRA “Code of Good Agricultural Practice for the Protection of Water”.  Guidance can be obtained from DEFRA or NFU.

APPLICATION NO:
3/2007/0937/P
(GRID REF: SD 7829 5022)

PROPOSED ERECTION OF NEW POLYTUNNELS AT OAKTREE NURSERIES, SETTLE ROAD, BOLTON BY BOWLAND

	PARISH COUNCIL:
	Object on the grounds that the site is already over developed when seen from the road.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No comments received. 


Proposal

Consent is sought for the relocation of an existing polytunnel to a position much closer related to existing polytunnels and its division into two smaller polytunnels with approximate dimensions of 14.4m x 4.2m x 2m in height.  These would be set to the east of the existing polytunnels on site.  The second element is the removal of a static caravan set between the existing polytunnels and road side boundary to the north west of the site and replacement with a polytunnel some 14.4m x 5.4m x 2.6m in height.  

Site Location

The nurseries are set to the east of Settle Road within land designated Area of Outstanding Natural Beauty.  The site comprises a number of polytunnels with a mature hedgerow to the road boundary.  There is tree planting to its eastern extreme with parking space and a dwelling set to its south.  

Relevant History

3/03/0920/P – Additional polytunnel.  Approved 17 November 2003.

3/94/0395/P – Removal of three polytunnels, erection of four polytunnels.  Approved with conditions 16 August 1994.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

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

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the principle of development and its visual impact.  In terms of principle this scheme represents a minor expansion of an existing business within its curtilage and thus I consider it appropriate.  

Turning to visual amenity, the removal of the caravan and replacement by a polytunnel would not, I believe, prove detrimental.  There is extensive hedgerow planting to the roadside and as this part of the proposal would be set between that and existing polytunnels, I do not consider it would detract from the visual qualities of the area.  With regard to the relocated polytunnel, this would extend the developed part of the overall site in a easterly direction.  However, there are polytunnels to the rear of where these two are proposed to be sited and thus they would be seen against their backdrop.  For these reasons I do not consider that the works would prove significantly detrimental to the visual characteristics of the area 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: 3/2007/0951/P
(GRID REF: SD 7325 3643)

PROPOSED TWO STOREY SIDE EXTENSION WITH CONSERVATORY EXTENSION TO THE REAR (RESUBMISSION) AT 1 THE GROVE, WHALLEY

	PARISH COUNCIL:
	No observations, but concern expressed that the proposed extension is still too large.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Four letters have been received from nearby residents who express objections to the proposal on the following grounds: 



	
	1.
	The proposal would result in a dwelling which, in relation to its size and design, would be totally out of keeping with the other semi detached properties in The Grove.



	
	2.
	The proposed extension is slightly smaller than the previously refused extension, but it is still too large and would unbalance the appearance of the semi detached pair.  The reason for refusal of the previous application is equally applicable to this resubmission.



	
	3.
	Loss of privacy and blocking of existing outlook from an adjoining property on Station Road.  

	
	4.
	Loss of large garden area could put a strain on the existing surface water infrastructure.



	
	5.
	Reduction in the value of nearby properties.


Proposal

The existing property has a two storey front elevation which is approximately 6.4m long, attached to the northern end of which is a single garage.  Previous application 3/2007/0725/P sought planning permission for the demolition of the existing garage and the erection of an approximately 8.2m long two storey side extension attached to the end of which would be a 3m wide single storey pitched roof element.  Additionally, in that application, a conservatory was proposed for the rear elevation of the existing dwelling plus a second conservatory on the rear elevation of the extension.  

No objections were seen to the conservatories proposed in that previous application as it was considered that they would not have any detrimental effects on the privacy or amenity of any neighbouring properties.  The proposed two storey extension, however, was considerably larger than the existing dwelling.  As such it was considered that it would dominate the existing dwelling and that it would unbalance the appearance of the semi detached pair of houses, resulting in an over prominent and discordant feature to the detriment of the appearance of the street scene contrary to the relevant Local Plan policies.  Planning permission was therefore refused for that reason.  

In this current application planning permission was originally sought for a smaller part two storey part single storey side extension, and for two conservatories.  In amended plans received on 23 November 2007, however, one of the conservatories has been deleted from the proposal.  

As amended, permission is now sought for the demolition of the existing garage and the erection of an approximately 5.2m long two storey side extension attached to the end of which would be an approximately 3m wide pitched roofed single storey element containing a single garage and part of the kitchen.  The one remaining conservatory would be attached to the rear of the single storey part of the main extension.  

A pitched roof front porch incorporating a cloakroom is also proposed.  The external materials and extension comprised rendered walls and concrete roof tiles to match the existing dwelling, and the conservatory would have a brick dwarf wall with glazing above and a glazed roof.  

Site Location

The application relates to a semi detached property on the east side of The Grove which has a relatively large side garden with a side boundary to Station Road.  It is adjoined at the rear by a dwelling in Station Road.  

Relevant History

3/2007/0725/P – Two storey side extension and two conservatories .  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

The main consideration in respect of this application relates to the size of the proposed extension.  Policy H10 of the Local Plan states that proposals to extend or alter existing residential properties within the plan area will be considered on the basis of scale, design and massing of the proposal in relation to the surrounding area.  With regards to the size/scale of extensions, more detailed guidance is given in the Supplementary Planning Guidance: Extensions and Alterations to Dwellings, as follows:

“The size of an extension is an important consideration.  Overlarge extensions can dominate the original dwelling, they are also more likely to harm the amenities of neighbours.  The development should be appropriate to the plot size and not result in a cramped appearance.  This does not mean that large extensions will be automatically refused.  They do, however, need to be carefully considered.  As a rule of thumb avoid schemes which increase the size of the original dwelling by in excess of 75% increase in floor area.”

As amended, by the deletion of one of the two originally proposed conservatories, the proposed extension would increase the floor space of the dwelling from approximately 141m2 to approximately 249m2 which equates to an increase of approximately 76%.  Although this is still a large extension, in this particular case the plot size is an important consideration, particularly the very large side garden.  As existing, the side wall of the attached single storey garage is approximately 8.5m away from the side boundary to Station Road and the two storey side elevation is approximately 11.5m away from that boundary.  In the refused application those distances were reduced to approximately 0.4m and 3.4m respectively.  In this current application those distances would be approximately 3.5m and 6.5m.  Therefore, whilst it was considered that the previous application would have resulted in a cramped appearance, to the detriment of the appearance of the street scene, this current application is considered to be acceptable in that particular regard.


The front elevation of the extension is set back approximately 1.2m behind the main front elevation, and its ridge is approximately 0.3m lower than the existing roof ridge.  The external materials are to match the existing.  With regard to design and appearance issues, the extension is therefore considered to be acceptable.  

With regards to the consideration of neighbouring amenity, the only property affected by the proposal is a house in Station Road at the rear of the site.  The extension is so far away from that property that it would not have any adverse effects with regards to light.  The effects on the outlook/view from that property and devaluation of property do not represent a material planning consideration.  As existing, that property is overlooked by one bedroom window in the rear of the application property.  As proposed, there would be one additional bedroom window in the rear elevation of the extension.  I do not consider the effects of the additional window on the privacy of the adjoining property to represent a sustainable reason for refusal of the application.  

Overall, therefore, although this is a large extension, for the reasons explained above, it is considered to be acceptable given the large curtilage of this property.

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:
3/2007/1009/P
(GRID REF: SD 372824 443972)

PROPOSED CONVERSION OF EXISTING DILAPIDATED VACANT DWELLING INTO BEDROOMS AS PART OF BED AND BREAKFAST FACILITIES, AND ALSO THE ERECTION OF A SMOKING SHELTER AND INTERNAL ALTERATIONS TO PUBLIC HOUSE AT HIGHER BUCK INN AND AJDACENT DWELLING, THE SQUARE, WADDINGTON, LANCASHIRE, BB7 3HZ.

	TOWN COUNCIL:
	Although generally these plans appear to be more appropriate than previously, there is one aspect of the plans to which we wish to object to on behalf of the residents of the Square. The plans show that the ‘Games Area’ in the Inn will be moved from the east end to the west end of the Inn near Fell Road. When there are karaoke and music events, there is a considerable amount of noise created in the ‘Games Area’ and as such, in moving this area the noise for residents on the west side of The Square is going to be even greater. We therefore recommend that the ‘Games Area’ remain in its current position.



	ENVIRONMENTAL HEALTH OFFICER:
	I have no objections to this development but wish to make the following observations:

The smoking shelter as drawn on the Application appears to be compliant with The Health Act 2006. However I would ask that a calculation be submitted by the applicant, prior to construction, that demonstrates that the shelter is a less than 50% enclosed structure.

The proposed location of the smoking shelter appears to be adjacent to an existing porch over the rear door of the Public House (not drawn on the submitted plans). If the existing porch were retained then the smoking shelter would be non-compliant due to effectively being outside the rear door. The existing porch will therefore need to be removed.

Late night usage of the smoking shelter may potentially cause noise nuisance, however this is most likely to cause disturbance to the Public House's own residential guests.



	ADDITIONAL REPRESENTATIONS:
	5 letters have been received from nearby neighbours in regards to the proposal, and the following points of objection have been raised;

1. Moving the Games Room to the other end of the Inn, and with it the end most used for Music Events/Compare facilities, will substantially increase the noise element for those of us on our side of The Square, even with the windows and doors closed. In fact in some cases the residents will be less than 15 feet away from the noise,



	
	2. The creation of five letting rooms appears to be sound economics but the potential implications of more services and more waste needs to be effectively and sensitively managed. We would not want larger vehicles accessing the car park as this is already a dangerous entrance and exit on a very narrow, but busy, C road,

3. Concerns that work has already started there when no decision has been made on the application yet? This must bring the whole consultation process into disrepute?

4. General noise concerns,

5. With regards to the conversion of the adjoining cottage into the existing Inn, at a time when accommodation in the area is at a premium, to even consider removing an extremely viable cottage in this central, Conservation Area position, within the A.O.N.B. is just unthinkable,

6. The Councils own Policy on the provision of affordable village homes also highlights the need for this type of accommodation, whether it be rented or for sale, and to support losing a property of this nature would certainly leave the Council open to some very hostile, and justified criticism.



	
	Three of the letters also comment on the proposed ‘smoking shelter to the front of the property’, however as the applicant is not applying for one, those comments are considered to be irrelevant.


Proposal

The application seeks permission for the following works at the Higher Buck, The Square, Waddington. They wish to convert an adjoining cottage into letting bedrooms with en-suite facilities, make various internal alterations to the main Public House and erect a smoking canopy to the rear of the building.

Site Location

The site is located on the junction of The Square and Fell Road within the Waddington Conservation Area, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

3/2007/0556 – Proposed smoking canopy to front elevation – Refused.

3/2007/0096 – Proposed smoking area – Withdrawn.

3/2004/0868 – Single storey extension forming a utility room to the preparation area – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control

Policy EMP7 – Extensions/Expansions of Existing Firms

Policy RT2 – Small Hotels and Guest Houses

Policy ENV1 – Forest of Bowland Area of Outstanding Natural Beauty

Policy ENV16 – Development within Conservation Areas

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for the following works at the Higher Buck, The Square, Waddington. They wish to convert an adjoining cottage into letting bedrooms with en-suite facilities, make various internal alterations to the main Public House and erect a smoking canopy to the rear of the building. The existing buildings are mainly constructed from stonework with painted render finish with slate roofs, with the rear elevation to the existing dwelling in stonework.

The main concerns with this application are as follows, any possible visual impact created by the proposal, any potential noise pollution created by the new outdoor smoking shelter/internal alterations and finally, the principle of the change of use of the empty cottage to bed and breakfast accommodation. With regards to the visual impact of the proposal, it is considered that as the smoking shelter is to the rear and hidden from any direct views, that there will be no adverse visual impact created. In addition, the change of use of the adjoining cottage requires no external alterations either, and as such has no visual impact.

With regards to any potential noise pollution created by the new outdoor smoking area/internal alterations, the Environmental Health Officer notes that the late night usage of the smoking shelter may potentially cause noise nuisance, however this is most likely to cause disturbance to the Public House's own residential guests With regards to any potential increase in noise from the internal alterations, these can be done without requiring formal planning consent, and as such are not material planning considerations.

Finally, in terms of the principle of the change of use of the empty cottage into bed and breakfast accommodation/letting rooms, Policy RT2 of the Districtwide Local Plan states that “The conversion of existing residential properties for small hotels, guest houses or self-catering accommodation, together with extensions to existing facilities will be favorably considered”. As such, considering the potential increase in benefits to tourism within the Waddington Area, including providing a potential increase in passing trade to other businesses, I do not consider that the proposal will have a detrimental visual impact nor have a detrimental impact on the amenity of the occupiers of neighbouring properties.
With regard to the points of objection raised by both the Parish Council and nearby neighbours, I have covered the majority of comments raised, within the above report, however I also wish the Committee to note the following. Whilst I am mindful of the loss of a dwelling within this settlement, there are no Policies within the Development Plan that can prevent this. As such, we must make the decision based on the other Policies relevant to this type of development. Therefore, bearing in mind the above comments and whilst I am mindful of the points of objection from nearby neighbours and the Parish Council, I consider the scheme to 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.

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.

2.
All doors and windows shall be in timber and retained as such in perpetuity.


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

3.
The unit(s) of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.


REASON:  In order to comply with Policies G1, ENV1, RT2 and the Policy SPG – “Housing” of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the separation of a building for permanent residential accommodation.

NOTES

1
The applicant is reminded of the need, when drawing up details for any subsequent "approval of details", to take account of the needs of making the development accessible to and usable by disabled people.  Your attention is particularly drawn to the requirements of Part M of the Building Regulations 1985 which establishes requirements for satisfactory access to parts of certain buildings and, in some circumstances, to provide suitable sanitary accommodation.

2.
In order to comply with The Health Act 2006, a calculation shall be submitted to and approved in writing by the local authority, environmental health department, prior to construction to demonstrate that the shelter is less than 50% enclosed structure.

APPLICATION NO:
3/2007/1060/P
(GRID REF: 7283, 4175 SD) 

PROPOSED TWO STOREY EXTENSION TO FRONT PROVIDING A GARAGE AND BEDROOM ABOVE AND A SINGLE STOREY SUN ROOM EXTENSION TO REAR AT 8 RIVERSIDE, CLITHEROE

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



	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a neighbouring property which objects to the proposal on the following grounds:

1. The location of the proposed two storey extension is at the front of the property which is approached by a single track access.

2. The extension would take a lot of light for all the neighbours and impair their outlook.

3. The extension would spoil the ‘aesthetic lines of the cul-de-sac’.

4. There has already been a similar extension done on no. 7 and this has made a big difference to the look of the cul-de-sac and impaired the outlook.

One letter of support has been received commenting that the resulting extension will blend in with the existing extension at 7 Riverside.


Proposal

Permission is sought for a two storey extension to the front of the property, providing a garage with bedroom above and a single storey sun room extension to the rear.  The total length of the garage projection from the front building line of the house is approximately 8.1m with the first floor bedroom extension being approximately 3.3m in length.  The width of these works is 3.5m with the garage aspect having a ridge height of approximately 3.5m and the two storey aspect approximately 6.2m to the apex of the ridge.  Both the two storey roof and single storey projections would have front facing gables similar to those of the adjacent property.  

The proposed sun room extension at the rear of the property measures approximately 3.3m x 5.5m x 3.5m and will replace the existing conservatory.  The external materials would be render and slates to match the existing property.

Site Location

The application relates to the northern half of a pair of semi detached pair of houses in the south western corner of the Riverside development.  There are other houses opposite the front of the property, the River Ribble is at the rear and there are playing fields to the south of the site.

Relevant History

3/77/0668/P – Development of 84 dwellings.  Deemed permission granted to Ribble Valley Borough Council. 13 October 1977.

Relevant Policies

Policy G1 – Development Control

Policy G2 – Settlement Strategy

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application relates to one of the properties within this development by Ribble Valley Borough Council for which planning permission was granted in 1977 (3/77/0668/P).  Included in that planning permission was a blanket approval for single storey front extension and garages erected on the parking spaces (some of which are also at the front of the dwellings) within the Riverside development.  A number of two storey front extensions have also been built within the development under specific planning permissions including a similar extension on the adjacent property.

With regards to this particular plot, the original planning permission authorised the erection of both an extension and a garage.  Neither has been built, but, as part of a permission that has been substantially implemented, they could be built at any time without the need for further planning permission, providing that the works were in accordance with the originally approved details.   This is an important factor in the consideration of the current application.  Effectively, the main difference between this proposal and the development that could be carried out, without further planning permission, is the first floor element of the proposal.  In accessing this element it is important to consider the potential impact on neighbouring amenity through potential loss of light.  In this regard I have applied the BRE methodology and the works would not result in significant loss of light.  Given that the two storey aspect of the proposal extends approximately 3.3m beyond the front building line and is set over the front half of the property furthest from no. 9 I do not believe the works would have a significantly detrimental overbearing effect on the residents.  Thus I do not consider the additional effects of the first floor element on the light and amenities of the adjacent occupiers would be sufficient to justify the refusal of the application.

With reference to the proposed single storey single storey sun room extension at the rear of the property this will replace the existing conservatory and will be in-keeping with the sun room extensions on the neighbouring properties and would not I consider prove to lead to any significant detriment to neighbouring amenity. 

With regards to the appearance of the property itself and the street scene in general, I consider that a proposed front extension incorporating a garage, with forward facing gables, would be preferable to the authorised mono pitched roof extension and detached roof garage with side facing gables.

Whilst the works to the front represent a relatively large extension I consider that the particular circumstances described above would make a refusal of the application difficult to sustain.  Whilst appreciating the comments made by nearby residents some of the points they have made (such as difficulty accessing the site and loss of light), would also result from the implementation if the existing, still valid, permission.

Taking into consideration the above points I 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:
3/2007/1069
(GRID REF: SD 73407  35942)

PROPOSED DEMOLITION OF UPVC CONSERVATORY AND CONSTRUCTION OF REPLACEMENT THREE STOREY SIDE EXTENSION WITH A SINGLE STOREY UTILITY ROOM LINK TO EXISTING GARAGE AT 10 WATERS EDGE WHALLEY, NR CLITHEROE BB7 9UF.

	PARISH COUNCIL:
	No observations have been received



	ADDITIONAL REPRESENTATIONS:
	Three letters of objection have been received which raise the following;

· Alterations would not be in-keeping with the existing town house scheme to the detriment of other premises resulting in devaluation of property

· Loss of view of Whalley Nab and mature trees  

· Loss of light     

· The applicant should have received permission from the freeholder 


Proposal

Consent is sought for the proposed demolition of the existing UPVC conservatory to the north west side elevation and replace with the construction of a three-storey side extension with a single storey utility room link to the existing garage. Approximate dimensions of the three-storey extension incorporating a garden room at ground floor level, a bedroom, bathroom and extended lounge at first floor level and an extended master bedroom at third floor level are 8.5m x 3.5m x 8.5m in height to the ridge. The single storey utility room link to the existing garage would have approximate dimensions of 3m x 3.2m x 3.5m in height to the ridge. The three-storey and single storey extension at ground floor level will also incorporate a lean-to roof with roof slate to match the existing property with flush fitting rooflights. Materials to be used in the construction of both extensions are stone to match the existing property.

Site Location

The property is a three-storey end of terrace dwelling within the settlement limit of Whalley.

Relevant History

3/2002/0467 – Proposed conservatory – Approved with conditions

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

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 and would be in keeping with the quality and appearance of the main house. The existing conservatory would be removed to provide sufficient space to build the extension, without significantly increasing the footprint of the building. 

A bat survey was carried out and it was concluded that no signs of bats could be found.  

With regards to any adverse impact on neighbouring amenity I note the neighbours concerns that the proposal will not be in-keeping with the existing town house scheme and the visual aspect of the estate will suffer. However in my opinion the materials used will be in-keeping with the existing building and the proposed three-storey extension has been designed to appear as a subservient addition to the original house due to its set down and back position.

There was also concern over loss of light however as the proposal is a side extension and will not project further than the existing elevations I believe this to be minimal.

With regards to any effects on the properties of Calder Vale which is directly opposite to the proposed extension the effects would be minimal due to the distance of approx. 33 metres between them, and the existing trees on the boundary will form some screening. 

Other concerns were raised such as devaluation of properties, loss of view and that the applicant should have received permission from the freeholder, however these are not planning considerations. An observation was also made that the property was in a Conservation Area, however this is not the case as only part of the estate is within this area.

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:
3/2007/1096/P
(GRID REF: 377763, 437856 SD) 

PROPOSED CHANGE OF USE OF LAND FOR FORMATION OF CAR PARKING AREA AT TOP ROW FARM, SABDEN, CLITHEROE, BB7 9HL

	PARISH COUNCIL:
	No representations at time of writing this report.



	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a neighbouring property who objects to the proposal on the following grounds:

· The car park will be approximately 13 metres from the residents property that will cause noise, loss of view and devaluation of their property.

The resident does not object in principle to a car park off Top Row but feels there are more suitable sites available nearer to Top Row Farm.

The resident has suggested that if the development is approved the new walling should be of stone construction to match existing walling and be of sufficient height to screen tall vehicles.


Proposal

The application seeks permission to create an area between the cottages for car parking. The land is vacant and grassed over.  According to the applicant the grass covers rubble from the adjacent dilapidated cottages.  The car parking area will be approximately 8.5m in length x 7m in width.  It is proposed that a wall will be built,

Site Location

The site is located at Top Row, a row of cottages, situated within the settlement boundary of Sabden.  The row of cottages is situated on the outskirts of the settlement, within the AONB.

Relevant History

None.

Relevant Policies

Policy G1 – Development Control

Policy G4 – Settlement Strategy

Policy ENV1 – Area of outstanding Natural Beauty

Environmental, AONB, Human Rights and Other Issues

However precise details were not submitted with the application therefore if approved this will be conditioned accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Notwithstanding the details submitted for the planning surface on the submitted plans and application form precise details of the surface and walling material shall be submitted to and approved in writing by the Local Planning Authority.


REASON: In the interests of visual amenity and safeguarding any adjacent residential amenity in accordance with Policy G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/1103/P
(GRID REF: SD 77203 50027)

GARDEN ROOM EXTENSION TO EXISTING DWELLING (RESUBMISSION) AT CORGILL LODGE, HOLDEN, BOLTON-BY-BOWLAND BB7 4LZ

	PARISH COUNCIL:
	No observations received.



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

· Proposal will be to the detriment of the Open Countryside

· Smoke from proposed chimney will envelop the adjacent farm and holiday cottages


Proposal

This application is a re-submission of a previously refused scheme (3/2007/0889) which sought permission for a garden room, extension/alterations to the existing single garage and conversion of roof space. This application seeks permission for the garden room extension  which incorporates a chimney and has approx. dimensions of 5.6m x 4.8m x 3.8m in height to the ridge with materials to match those of the existing building.

Site Location

This is a detached stone-built single storey dwelling within the Area of Outstanding Natural Beauty of Holden.

Relevant History

07/0889/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 and conversion of roof space over kitchen and new staircase as high tech office. Refused.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the works on the existing property and whether there would be any adverse impact on its setting in an Area of Outstanding Natural Beauty.

The size and design of the development is perfectly acceptable and will be in-keeping with the existing building as the materials used will match those of the existing property. In my previous report (3/2007/0889) I noted that my main objection was the extension above the garage and had no objection to the extension to form a garden room. The proposal would have minimal impact upon the adjacent property due to the existing boundary wall.

I note the remarks made by the neighbour of the adjacent property with regards to the potential of smoke engulfing their property and that the chimney be resited to the other side of the proposed extension.  However, I do not consider this to be necessary or to warrant refusal. A representative of Environmental Health has been out on site and his comments were that they “expect the chimney to direct smoke up, and therefore away and that the prevailing south westerly wind in the Valley should also take the smoke away”.

A bat survey was carried out with the previous submission which found ample evidence of bat activity in the cottage, thus this matter will still need to be the subject of an appropriate condition.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 17 October 2007.


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

APPLICATION NO:
3/2007/1107/P
(GRID REF: SD 71974 35536)

PROPOSED STAFF ROOM EXTENSION INCLUDING CONVERSION OF FLAT ROOF TO A PITCH ROOF AT ST AUGUSTINE’S RC HIGH SCHOOL, BILLINGTON

	PARISH COUNCIL:
	No observations received

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

· Removal of car parking spaces at the school as a result of the proposal would increase traffic on Elker Lane to the detriment of highway safety.


Proposal

Consent is sought for a single storey staff room extension to facilitate a kitchen of approx. dimensions 9.6m x 6m x 5m to the ridge and a new pitched roof over the existing flat roofed staff room, giving it a maximum height of 5 metres with materials used to match the existing building.

Site Location

The proposal is set adjacent to the front entrance of the school outside the defined settlement limit of Billington within an area of Open Countryside .

Relevant History

None

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the impact the development would have on the open countryside and whether the development would lead to further conditions that are detrimental to highway safety. The proposal will be within the existing curtilage and massing of the existing building, and as it is single storey it will be seen against the backdrop of the school complex and therefore would not have a significant impact on the visual amenities of the open countryside. The materials used will be in-keeping with the existing building and replacement of the flat roof above the existing staffroom with a pitched roof would provide a visual improvement.

In terms of impact on neighbouring dwellings, the proposed extension would not extend nearer to the properties on Elker Lane and as it is a single storey extension it would not be visually intrusive. I note the comments regarding the issue of highway safety on Elker Lane as a result of the staff car parking spaces lost with the implementation of the proposal, however I do not consider that there would be a net difference of the number of spaces in use as cars could be parked to the front of the extension. 

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 on to highway safety and I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development in the open countryside and 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. 

APPLICATION NO:
3/2007/1110/P
(GRID REF: SD 374332 441643)

CHANGE OF USE FROM A1 RETAIL TO A TAXI BOOKING OFFICE FOR MINI-BUS AND AIRPORT RUNS AT 120 LOWERGATE, CLITHEROE

	TOWN COUNCIL:
	The Town Council are concerned that more taxi’s than the number stated in the application will be parked outside the premises.



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



	ADDITIONAL REPRESENTATIONS:
	Two letters of objection has been received from nearby neighbours objecting to the application on the following grounds:

1. Noise – If the business is going to be staffed and operated from 120 Lowergate 24 hours everyday including weekends, this will create a real problem with noise pollution and with loitering and anti-social behaviour,

2. Parking and Traffic – Too little parking is available during the day anyway here and if it is proposed that there will be more cars/mini-buses parked in the area, it limits where shoppers can park,

3. Non-Retail Business – We wonder whether or not anymore non-retail businesses should be allowed in what is a shopping area?

4. Quality of Life – We have children at school and have to be up for work early and will find late night activity disturbing.


Proposal

The application seeks permission to change the use of no. 120 Lowergate from A1 Retail to a taxi booking office for mini-bus and airport runs. The office will be open for normal office hours between 8am and 6pm.

Site Location

The site is located on Lowergate, close to St Michael and St John’s R. C. Primary School, within the Clitheroe Conservation Area as designated by the Ribble Valley Districtwide Local Plan.

Relevant History

3/1989/0346 – Change of Use from Class A1 to Class A2 – Granted. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy S1 - Shopping Policies - Clitheroe Centre.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to change the use of no. 120 Lowergate from A1 Retail to a taxi booking office for mini-bus and airport runs. Having spoken to the applicant, the office will be open for normal office hours between 8am and 6pm, with all the cars/mini-buses parked elsewhere. There will only be one car at this particular office.

Bearing this in mind, it is considered that an office use for this property within the Town Centre Area of Clitheroe is entirely acceptable and complies with the relevant Policies. Parking is readily available nearby and as such I do not envisage any highway implications, and as the office will be open during normal office hours, I do not envisage any impact on the amenity of nearby neighbours. No alterations are planned for the shop front, and as such this proposal will have no impact on the setting of the Conservation Area.

As such, bearing in mind the above and taking into account the letters of objection from nearby neighbours, I consider that the proposal is acceptable and in accordance with the relevant Planning Policies, and as such the application is 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 or be to the detriment of highway safety.

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

1.
The development hereby permitted shall be used as a private hire booking office only.


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

2.
The premises shall not be used as a taxi stand or a between journeys operational base and shall not be used by other taxi drivers or operators.


REASON:  In the interests of the amenity of the area and to safeguard neighbouring residential amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/1128/P
(GRID REF: SD 74803 42520)

PROPOSED REAR SINGLE STOREY EXTENSION AT 3 WARWICK DRIVE, CLITHEROE

	PARISH COUNCIL:
	No representations received.



	ADDITIONAL REPRESENTATIONS:
	No representations received.


Proposal

The application seeks permission to create a single storey extension to the rear of the property with approximate dimensions of 4.3m x 3.3m x 3.4m in height with materials to match those of the existing building.

Site Location

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

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

I consider that as the extension is single storey and to the rear and is to be carried out using appropriate external materials it would not have any detrimental effects on the appearance of the dwelling. 

With regards to any adverse impact on neighbouring amenity the adjacent property has an existing extension to the rear which will abut the proposal, thus the extension will have minimal effect upon the neighbouring property and will not contribute to any loss of light. 

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: 3/2007/1129/P
(GRID REF: SD 6524 3048)

PROPOSED SINGLE STOREY SIDE EXTENSION AND DORMER EXTENSIONS AT CLOUDS HILL, WHITECROFT LANE, MELLOR

	PARISH COUNCIL:
	No observations at the time of preparing this report but previously on a larger scheme raised no objections but expressed concern regarding the rear extension blocking the light of neighbouring property as well as sunlight.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No comments at the time of preparing this report but previously objections were received regarding the effect of loss of view and possible noise as well as loss of light.


Proposal

This scheme seeks planning permission to extend a detached bungalow with alterations to the front, side and rear of the property.  The alterations to the front incorporate the re-roofing of two flat roof bay window extensions with hipped roofs, reorientation of two garages which currently have flat roofs with a pitched roofs and the incorporation of a pitched roof on a flat roof dormer.  The main extension is at the side of the property which now extends to the rear of the garage with a single storey utility kitchen and dining area.  It would extend approximately 14m with a maximum height of 5.15m.  The property is to be constructed of slate roof with rendered walls.  

Site Location

The property is located within the settlement boundary of Mellor and is a detached bungalow.  It has an open rear aspect but to the side of the property is a block of terraced cottages.  

Relevant History

3/2007/0876/P – First floor extension of a garage, utility room and two storey rear extension.  Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy SPG – “Extensions and Alterations to Dwellings”.

Policy H10 - Residential Extensions.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in this proposal relate to the visual impact of the extension and the residential amenity impact caused by the development.  I am satisfied that in design terms, the alterations are a visual improvement with the removal of flat roof garages with pitched roofs and that the overall character of the building is actually improved.   The main element of concern relates to the impact the development would have on the amenity of an adjoining property.  

At the time of writing this report no objections have been received but during consideration of a previous application, objections were raised regarding the impact the property would have on the amenities of adjoining property.  The amended scheme is significantly different and has been reduced in height to minimise the impact on the adjacent property and particular No 8 Whitecroft Lane.  The height has been reduced from 6.2m to 5.1m at its highest point and as a consequence the impact is significantly reduced and in my opinion would not harm the residential amenity.  The applicant has not only reduced the overall height of the building but the bulk has been reduced with the introduction of a hipped roof further limiting the impact.  It should also be noted that there is a high boundary wall on this elevation and as such the impact will not be unduly significant.  

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

APPLICATION NO:
3/2007/1135/P
(GRID REF: SD 375710 445460)

MODIFICATION OF CONDITION NO. 5 OF PLANNING CONSENT 3/2007/0691/P TO ALLOW FACILITY TO OPEN ON SUNDAY BETWEEN 1000HRS AND 1600HRS AT GREENDALE MILL, GRINDLETON, LANCASHIRE, BB7 4QR.

	PARISH COUNCIL:
	No objections.



	ENVIRONMENTAL HEALTH:
	No objections or comments to make.



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

1.
I can see no reason for allowing this condition to be altered for the reasons rightly stipulated in the permission given previously (injurious to the character of the area and to the amenity of the residents);

2.
Additional traffic on Sundays would spoil the peaceful nature of the area;



	
	3.
There are young children in the Pendle View properties and granting Sunday access would mean not a single day without passing traffic;

4.
Access is via an un-adopted road increasing wear and tear and maintenance; and

5.
It seems to be ‘the thin end of the wedge’ to try and overturn the Council’s conditions, which are currently protecting the peaceful and tranquil nature of the village.


Proposal

The application seeks permission to vary the existing condition imposed on the planning consent, ref. no. 3/2007/0691/P, in relation to the approved use as a personal storage facility. The applicant seeks to alter the condition to allow the facility to be open on Sundays between 1000hrs and 1600hrs, in order for the new business to function more suitably. The Applicant notes within the application that it is important for users of the facility to have access on a Sunday as a large percentage of the clientele may only be able to use the facility at weekends, and the current condition restricts this.

Site Location

The Site is off Sawley Road, Grindleton, along a single-track road down to a large plot of land within the A.O.N.B. as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2007/0691 – Personal storage facility. Re-submission of application 3/2007/0539P – Granted Conditionally.

3/2007/0539 - Change of use of premises to use for storage/warehousing within use class B8 – Withdrawn.

3/2007/0448 - Removal of condition no.3 of planning consent 3/2002/0616P – Refused.

3/2002/0898 – Upgrade of existing mill, offices and amenities involving part demolition and construction of portal frame building – Granted Conditionally.

3/2002/0616 – Change of use from haulage and workshop (Class B8) to Fabrication (Light Industrial, Class B1) – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy EMP10 – Employment Uses in Mainly Residential Areas.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy 5 of the Joint Lancashire Structure Plan 2001-2016.

Environmental, AONB, Human Rights and Other Issues

This application seeks permission to vary an existing condition imposed on the planning consent, ref. no. 3/2007/0691/P, in relation to the recently approved use of Greendale Mill in Grindleton as a personal storage facility.

The applicant seeks to alter Condition 5 of the previously approved application in order to allow the facility to be open on Sundays between 1000hrs and 1600hrs, as well as between the hours of 0800 and 1800 Monday to Saturday. The Applicant notes within the application that it is important for users of the facility to have access on a Sunday as a large percentage of the clientele may only be able to use the facility at weekends, and the current condition restricts this. As such, they are seeking to extend the period of opening, in order for the facility to be accessed on a Sunday.

The Environmental Health Officer has no objections or observations to make on this application, and as such it is considered that at most, any impact on the amenity of neighbours will be minimal. Whilst it is appreciated that there may be some disturbance caused by this alteration in the opening hours of the facility, I am also sympathetic to the requirements of the applicant in the running of a successful business of this nature. As such, bearing in mind the concerns that the opening hours as now proposed would have a detrimental impact on the residential properties along this lane, as an interim step, the condition shall be varied to allow opening on a Sunday between 1000hrs and 1600hrs for a period of no longer than two years in order for the Environmental Health and Planning Department’s to monitor the site in question. The application to vary the condition is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The original proposal represents an appropriate form of development and the variation of this condition will not be significantly detrimental to nearby residential amenity.

RECOMMENDATION: Ribble Valley Borough Council in pursuance of its planning powers, hereby varies condition of planning permission dated for referred to in the schedule below:

REVISED CONDITION AND REASON:

1.
For a period of two years from the date of this decision, the use of the premises in accordance with the permission granted by planning application no. 3/2007/0691/P, shall be restricted to the hours between 0800 and 1800 Monday to Saturday, 1000 to 1600 on Sundays and there shall be no operation on Bank Holidays. After this period, the use of the premises shall revert back to the restriction originally approved by planning application no. 3/2007/0691/P between 0800 and 1800 Monday to Saturday only, unless the Local Planning Authority has granted a renewal of this modification.


REASON: This temporary consent has been granted to enable the Local Planning Authority to assess and review the impact of the development against the requirements of Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/1142/P
(GRID REF: 369030, 433134 SD) 

PROPOSED DINING AND UTILITY ROOM EXTENSION AND ALTERATIONS TO EXISTING ROOF AT 33 LYNDALE AVENUE, WILPSHIRE, BLACKBURN

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



	ADDITIONAL REPRESENTATIONS:
	At time of writing this report two letters have been received from nearby residents who object to the application for the following reasons:

The raising of the roof will change the property from a bungalow to a two storey dwelling.

The raised ridge coupled with the vertical ends will mean they are faced with a cliff of brick and tiles.

The proposed dining and utility room do not require the height and shape and height of the existing bungalow to be altered.

The second neighbour objects to the raising of the roof and questions the need for the increase.  They comment that other bungalows have had extensions without having to raise the roof.  On the other hand, the residents do not object to the dining and utility room extension.


Proposal

Consent is sought for the erection of a dining and utility room extension to the side of the property as well as alterations to the roof including an increase to the roof height to create a pitched roof bungalow.  Approximate dimensions of the extension incorporating a lounge and dining room are 8.1m x 3.3m x 6.1m in height.  Material to be used in the construction of the extension and the alterations to the roof are to match existing.

Site Location

The property, a detached bungalow, is situated off Whalley New Road within the settlement boundary of Wilpshire.

Relevant History

3/1983/0282/P – Detached garage.  Approved.

3/1977/0441 – Extension to provide additional bedroom, kitchen and dining room.

Relevant Policies

Policy G1 – Development Control

Policy G2 – Settlement Strategy

Policy ENV3 – Open Countryside (part of site)

Policy ENV4 – Green Belt (part of site)

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 proposed extension is acceptable.  The front and side of the property faces open countryside and therefore the position of the extension will not affect residential amenity.  The proposed extension will be sited on the side of the property furthest away from the neighbouring dwelling.  Trees on the boundary fence screen the rear of the property from the neighbouring properties. An extension following the existing build line will have no further impact on the neighbours. 

In terms of the visual impact of the alterations to the roof the proposal seeks to raise the roof height approximately 0.8m, making the overall height of the property 6.1m.  The overall height of the property will become similar to the adjacent property no 31.

Therefore, having considered all the above factors and bearing in mind the letter of objection from a neighbouring property, 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.

C
APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL

APPLICATION NO:  3/2007/0890/P (PA) AND 0900 (CAC)
(GRID REF: SD 373391)

PROPOSED DEMOLITION OF NURSERY AND ERECTION OF OFFICE BUILDING AND CAR PARKING (PA) 

DEMOLITION OF EXISTING BUILDINGS.  THE SITE IS TO BE DEVELOPED FOR OFFICE SPACE (CAC) AT 7 ACCRINGTON ROAD, WHALLEY

	PARISH COUNCIL:
	Strong objections to both applications.  A travel plan should have been included.  Parking provision inadequate for office workers and visitors.  If minded to accept, condition a travel plan requirement for Section 106 Agreement.

	
	
	

	LCC:  (highways)
	No objection in principle on road safety grounds.  The proposed parking arrangements are acceptable on the understanding that the six spaces are managed by the developer to ensure that all movements to and from the highway are made in a forward gear.  There is sufficient space to achieve this safe manoeuvre from all parking spaces and must be carried out in a safe and consistent manner.



	LCC: (ARCHAEOLOGY) 
	No archaeological comments to make.



	ADDITIONAL REPRESENTATIONS:
	The licensee of the Swan Hotel, King Street, has no objections.  The development is supported because the present building is in serious decline and is not in keeping with the look of the village.  Would like developers to consider the Swan Hotel’s business and customers – only access to their car park is adjacent site – access must be maintained at all times.


Proposal

Conservation Area Consent is sought for the demolition of all of the site’s existing child nursery buildings.  Planning permission is sought for the redevelopment of the site as offices.  It is proposed to erect a three storey office block set back 3.8m from the front boundary wall and having a footprint covering most of the site area.  The building has a frontage of 13.7m, a depth of 16m and a ridge height of 8.8m.  Materials are shown as “split face” narrow coarsed stone to the front elevation and render to all other elevations, stone quoins, plinth, string course, copings and window and door surrounds, and a blue slate roof.  The overall form of the front elevation is of two gables with a doorway at ground floor between the gables.  The arrangement of windows is different for each floor.  Windows are to be double-glazed and to have a mid to late 19th Century style.  

Provision is made for six car parking spaces in the ground floor undercroft.  An outline travel plan accompanies the application.  

The application bat survey concludes that the proposed demolition and site clearance does not pose any threat of disturbance to bats or loss of a bat roost, hibernation site or a breeding population.

The submitted Design and Access Statement refers to the site being occupied by a single storey building set back slightly from the back of the footpath but separated from it by a stone wall.  It has white painted walls and a blue slate roof and retains its original appearance as a residential bungalow.  To the rear there is a flat roof building.  An unfavourable OFSTED report forced the closure of the nursery and alternative facilities are now provided elsewhere in Whalley, since when the building has been vacant.  The OFSTED report made reference to damp which it is believed is a consequence of the building being only a single skin.  The Design and Access Statement suggests that the cost of effective repair is prohibitive, particularly in the case of a building which provides a relatively small floor space and little opportunity for commercial return.  

The application form indicates that the number of staff to be employed as a result of the proposal is not known.  

Site Location

7 Accrington Road is a prominent site close to the junction with King Street.  In April 2007 it was included within the extension of Whalley Conservation Area.  The buildings are single storey and utilitarian, and were last used as a child nursery.  A number of nearby buildings are listed or have been identified as Buildings of Townscape Merit in the Whalley Conservation Area Appraisal (adopted April 2007).

Relevant History

3/2005/0824/P – Demolition of children’s nursery and erection of offices.  Withdrawn.

3/1993/0618/P – Extension to child care centre.  Granted 22 October 1993

3/1991/0299/P – Change of use from residential dwelling to private day nursery, approximately 20 places.  Granted 31 July 1991

3/1990/0826/P – New wing extension to contain two bedrooms and bathroom.  Granted 20 December 1990.

3/1990/0225/P – Change of use of bungalow to a restaurant.  Refused 24 May 1990.

3/1989/0848/P – Conversion of bungalow to restaurant.  Refused 8 March 1990.  Decision upheld at appeal 12 October 1990.

6/10/566 – Proposed conversion of builder’s offices into bungalow.  Granted 10 July 1957.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990

Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV18 - Retention of Important Buildings Within Conservation Areas.

Policy G1 - Development Control.

Policy EMP5 - Office Uses.

Policies 4, 17 and 21 Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

In my opinion the main consideration in respect of the determination of both planning and conservation area consent applications is the impact of the proposals on the character and appearance of the conservation area.  The Government’s Planning Policy Guidance Note 15 paragraph 4.19 states that:

“The courts have …confirmed that planning decisions in respect of development proposed to be carried out in a conservation area must give a high priority to the objective of preserving or enhancing the character or appearance of the area.  If any proposed development would conflict with that objective, there will be a strong presumption against the grant of planning permission …”

The Whalley Conservation Area Appraisal suggests the existing buildings are neither of townscape merit or a negative feature/weakness of the conservation area.  PPG15 paragraph 4.27 intimates that there is not a presumption in favour of retaining buildings which do not make a positive contribution to the character or appearance of a conservation area.  However, paragraph 4.27 also states that it has been held that the decision maker is entitled to consider the merits of any proposed development in determining whether conservation area consent should be given for the demolition of an unlisted building in a conservation area.  

PPG15 paragraph 4.17 suggests that gap sites, making no positive contribution to the character or appearance of a conservation area “should be a stimulus to imaginative, high quality design, and seen as an opportunity to enhance the area.  What is important is not that new buildings should directly imitate earlier styles, but that they should be designed with respect for their context”.  

In my opinion the demolition of the existing buildings would be acceptable if redevelopment proposals were, at least, to preserve the character and appearance of the conservation area.  However, I do not believe the proposed building, which would be far more prominent in the conservation area, to be of sufficient quality for this important gap site.  In particular, the front elevation does not sit confidently in, or add interest to, the historic streetscene.  Its doorway, below gable terminations, does not provide a convincing main entrance for the building and, together with the prominent gables to the road and informal window arrangement (most nearby building front elevations are to terraced houses with a regular and consistent pattern of window openings; gabling is used nearby but only as a design detail or subsidiary feature of an elevation) this elevation has more of the appearance of a rear or side elevation.  Building identity is further confused with the incorporation of a mid to late 19th Century window style.  

Side elevations will also be prominent but again the building appears incoherent because of the inappropriate use of detail and form (eg three light mullioned windows, late 19th/20th Century window style, label moulds over car park entrances).  

Therefore, in my opinion, the proposal does not represent the imaginative high quality design respectful of its context whilst not imitating historic styles which is encouraged by government, and does not preserve or enhance the character or appearance of Whalley Conservation Area.

RECOMMENDATION: That Conservation Area Consent and Planning Permission be refused for the following reason.

1.
The proposed development would be detrimental to the character and appearance of Whalley Conservation Area because of its incoherent form and unsympathetic use of historic detailing within the street scene.

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

APPLICATION NO:
3/2007/0915/P
(GRID REF: SD 7649 3450)

PROPOSED REDEVELOPMENT OF SITE WITH GROUND FLOOR RETAIL UNIT AND 2NO DUPLEX APARTMENTS AT FRIENDSHIP GARAGE, WHALLEY ROAD, READ

	PARISH COUNCIL:
	Has viewed the application and has no observations to make.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objections in principle to the application on road safety grounds.  A condition, however, will be required to secure the physical and permanent closure of the existing access from George Lane and Church Street, with the reinstatement of the footway and kerbing in accordance with Lancashire County Council Specification for Construction of Estate Roads. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a nearby resident who considers the proposed provision of four parking spaces to be inadequate to serve the occupiers of two flats and the staff and customers of the shop.   If this resulted in customers parking their cars either on the busy A671 or at the bottom of George Lane, this would reduce the visibility of drivers at the junction to the serious detriment of highway safety.


Proposal

Outline planning permission 3/2002/0911/P and reserved matters approval 3/2003/0620/P have been granted for the demolition of the petrol filling station and the erection of a ground floor retail unit with a first floor flat above, the provision of car parking and the construction of a detached dwelling at the rear.  The dwelling has been completed and consent for the rest of the development therefore remains extant.  

That approved scheme includes a ramped access to the front of the shop which is visually rather dominant. In this current application, the proposed building is to be dug into the slope of the land at the rear thereby eliminating the need for the ramp at the front.  In this way, and without raising the overall height of the building, planning permission is now sought for the construction of a two and a half storey building with accommodation at second floor level within the roof space.  Light to the rooms at this level would be provided by pitched roofed dormers on all four elevations, and windows in both side gable elevations.  

The internal accommodation would still include a retail unit on the ground floor.  Above this there would now be two duplex apartments each comprising a living room, kitchen/dining area, bathroom and bedroom at first floor level with two further bedrooms, both with en-suite facilities, at second floor level.  

The proposed external materials would comprise natural stone walls and a blue slate roof.

Site Location

The application relates to the site of the recently demolished petrol filling station on the north side of Whalley Road at the western end of Read within the defined settlement boundary.  The site is bounded to the west and east by the residential streets of George Lane and Church Street.  The commercial properties of Friendship Mill are on the opposite side of Whalley Road.

Relevant History

3/2002/0911/P – Retail unit with residential flat over and dwelling at the rear.  Conditional outline planning permission granted.

3/2003/0620/P – Retail unit with flat over and dwelling at the rear.  Reserved matters approved subject to conditions.

Relevant Policies

Policy G1 - Development Control.

Policy G3 - Settlement Strategy.

Interim SPG: Housing.

Alterations 1, 5, 11 and 12 – Ribble Valley Districtwide Local Plan Alterations Review, First Deposit Edition.

Policy 12 – Housing Provision – Joint Lancashire Structure Plan 2001 – 2016.

Environmental, AONB, Human Rights and Other Issues

The two applications referred to in the ‘relevant history’ section above related to a development scheme comprising a shop with flat over on the front part of the site, and a dwelling on the rear part of the site.  As the dwelling has been constructed, the permission remains extant such that the shop and flat could be constructed at any time.  

The only relevant considerations in the determination of this current application therefore relate to the various effects of the provision of two duplex apartments within a two and a half storey building as opposed to the one flat within a two storey building.  

In general housing policy terms, the additional residential unit is acceptable because it is to be affordable, and an appropriate draft Section 106 Agreement has been submitted with the application.  However, in the event that the Committee is minded to approve the development, it will be necessary for a decision to be deferred and delegated to officers pending the signing of the Section 106 Agreement by the relevant parties.  

The footprint of the building will be identical to the existing permission, and the building will be the same height as that established by the adjoining property to the east.  The front elevation will again present a ridged roof to Whalley Road, thereby reflecting the characteristics of the terrace to the east, and the ridge height will also be consistent with that adjoining property.  The profile and mass of the building will also remain unchanged with the exception of the inclusion of six small piked dormers, two on the front elevation, two on the rear elevation and one on each side elevation.  The building will be faced with natural stone and will have a blue slate roof in order to be in-keeping with existing adjoining properties.  The proposal is therefore considered to be acceptable in respect of its design and appearance. 

With regards to impact on adjoining residential amenity and privacy, the only windows in the rear elevation facing the bungalow will be bedroom windows as on the approved scheme, and bathroom windows which could be conditioned to remain obscure glazed.  Windows in the side elevations are mainly secondary windows or obscure glazed windows, and are therefore not likely to result in any significant overlooking of neighbouring properties on the opposite side of the road.  This amended scheme is therefore considered to be acceptable in respect of this particular consideration, subject to a condition requiring certain specified windows to be obscure glazed. 

A nearby resident has expressed concerns about the proposed provision of only four parking spaces at the rear of the building, and the likely consequences of this in respect of highway safety.  Subject to appropriate conditions, however, the County Surveyor considers the proposal to be acceptable in respect of highway safety considerations.

Overall, therefore, subject to the satisfactory completion of the Section 106 Agreement, and appropriate conditions, this proposal is considered to be acceptable.  I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposed development accords with the relevant policies concerning housing provision and would not have any seriously detrimental effects upon visual amenity, nearby residential amenity or highway safety.

RECOMMENDATION: That the application be Deferred and Delegated to the Director of Development Services for approval following the finalisation of an appropriate Section 106 Agreement and subject to the following conditions:

1.
This permission shall relate to the Section 106 Agreement dated                   which ensures that one of the duplex apartments shall be permanently retained as a unit of affordable housing.  


REASON: For the avoidance of doubt as the application has been the subject of a Section 106 Agreement.

2.
No development approved by this permission shall be commenced until a desk study has been undertaken and agreed by the Local Planning Authority to investigate and produce an assessment of the risk of the potential for on-site contamination.  If the desk study identifies potential contamination a detailed site investigation should be carried out to establish the degree and nature of the contamination and its potential to pollute the environment or cause harm to human health.  If remediation measures are necessary they will be implemented in accordance with the assessment and to the satisfaction of the Local Planning Authority.


REASON:  To ensure a safe form of development that poses no unacceptable risk of pollution to water resources or to human health in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
Prior to the first use of the shop comprised within the development hereby permitted, the existing vehicular accesses from George Street and Church Street shall be physically permanently closed, and the footway and kerbing shall be reinstated in accordance with the Lancashire County Council Specification for Construction of Estate Roads.  Thereafter, there should be no vehicular access at any time to the forecourt area.


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

4.
There shall be no outside storage or the display of any goods for sale on the forecourt area at any time, and this area shall be kept permanently clear of any obstructions whatsoever above footway level.


REASON: In order to ensure the retention of appropriate highway visibility splays in the interests of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
Prior to the first use or occupation of the shop or either of the residential units comprised in the development hereby permitted, the four car parking spaces shown on the approved plans shall be formed in permanent paving materials to the satisfaction of the Local Planning Authority.  The access to the parking area shall be ungated and the parking area shall be permanently retained clear of any obstruction to its designated purpose.


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

6.
The two first floor bedroom windows and two first floor bathroom windows in the rear elevation; and the first floor kitchen/dining room window, the bathroom window and bedroom window, and the second floor bathroom and bedroom windows all on the rear part of the eastern side elevation, shall all be fitted with obscured glazing to the satisfaction of the Local Planning Authority, and shall remain in that manner in perpetuity, unless the Local Planning Authority gives written permission for any variation of this requirement.


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

INFORMATION / DECISION
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