RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 5 FEBRUARY 2008

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:

	3/2007/0909/P
	External and internal improvements as per attached details
	Crow Hill Cottage, Worston

	3/2007/0913/P
	Demolition of existing lean-to extension to side elevation and replacement with new single storey extension
	Crosstrees, 6 Whalley Road

Hurst Green

	3/2007/0914/P
	Demolition of existing lean-to extension to side elevation and replacement with new single storey extension
	Crosstrees, 6 Whalley Road

Hurst Green

	3/2007/0994/P
	Replace two front windows and replace back room window with a patio door (Retrospective)
	27 Union Street

Clitheroe

	3/2007/1007/P
	Side and rear extensions
	23 Beech Close, Wilpshire

	3/2007/1025/P
	Removal of existing garage roof and provision of first floor accommodation
	Owl Cottage, Waddington Road, West Bradford

	3/2007/1026/P
	First floor extension to existing detached garage (The extension is required for a study/library and model railway)
	Owl Cottage

Waddington Road

West Bradford

	3/2007/1031/P
	Demolition of existing single storey extension and erection of double storey extension 
	30 Chapel Rise

Billington



	3/2007/1050/P

(lbc)
	Carefully remove statue and repair, remove stonework down to blockage, rebuild column and repoint plinth.  Replace and secure statue 
	War Memorial

Chapel Street

Slaidburn

	3/2007/1057/P
	Kitchen extension
	34 Parson Lane, Clitheroe

	3/2007/1058/P
	Kitchen extension to run full width of existing property (listed building consent)
	34 Parson Lane, Clitheroe

	3/2007/1078/P
	Residential two storey extension to house grandparents
	Mead House, Green Lane

Chipping, Preston

	3/2007/1081/P
	Demolition of existing two storey extension including single garage and bedroom and the erection of a detached double garage
	Fairclough House

Loud Bridge

Chipping

	3/2007/1082/P
	Single storey extension 


	Laycock’s Farm

Northcote Road, Langho 



	3/2007/1085/P
	Single storey extension to kitchen 
	30 Eastfield Drive

West Bradford

	3/2007/1087/P
	Single storey extension and internal refurbishment
	Clitheroe Health Centre

Railway View Avenue

Clitheroe

	3/2007/1089/P
	Change of use of an existing ground floor dental practice with a separate dwelling flat above to a two storey, two bedroom private dwelling with no alterations to the external elevations or roof of the building
	15 Parson Lane

Clitheroe

	3/2007/1091/P
	New shop front and alterations to residential access
	16 Shawbridge Street

Clitheroe

	3/2007/1092/P
	Erection of new agricultural livestock and storage buildings and associated landscaping
	Home Farm

Browsholme Hall

Clitheroe

	3/2007/1095/P
	Single storey extension to side elevation of existing school building to form new classroom and IT suite 
	Waddington & West Bradford Primary School

West Bradford Road

Waddington, Clitheroe

	3/2007/1099/P (LBC)
	Alterations to Grade II listed cottage as follows:  removal of 1980’s stair, new stair and enclosure, infilling external door, new door in existing opening at rear, alterations to first floor partitions, new Velux roof lights to rear wing and main roof to rear
	14 Church Lane

Whalley

	3/2007/1108/P
	Proposed demolition of existing PVC Conservatory and replacement with a timber framed garden room. Replacement doors and windows to ground floor rear elevation. Demolition of existing garage
	3 Clitheroe Road

Whalley

	3/2007/1109/P
	Change of use of attached barn to form one holiday cottage
	Laneside, Grindleton Road, West Bradford

	3/2007/1111/P
	New rear extension to form sunroom
	The Coach House

Glendene Park, Wilpshire

	3/2007/1112/P
	Rear conservatory
	12 Hacking Drive, Longridge

	3/2007/1116/P
	Building to house a swimming pool with a roof balcony 
	Meadowlands

Dudley Hill, Read

	3/2007/1122/P
	Re-modelling of first floor and enlargement of dormer window at rear and erection of dormer window to front elevation 
	18 Hacking Drive

Longridge

	3/2007/1123/P
	Erection of conservatory to rear of property 
	27 Edisford Road

Clitheroe

	3/2007/1126/P
	Recovering of porch roof adjacent to north west corner and replacement of supporting framework
	15 Old Well Hall

Downham

	3/2007/1127/P
	Two single storey extensions to rear of property at 
	25 Asturian Gate

Ribchester




APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2007/1021/P
	Removal of modern plaster from internal walls to reveal original features (oak panelling, beams, stone features etc)  
	Higher Parkhead Cottage

Accrington Road

Whalley
	The information submitted does not confirm that implemented works have not harmed the character and fabric of the listed building. 

	3/2007/1046/P
	Retrospective application for replacement of existing modern windows to rear elevation.  Replacement of window to gable elevation.  Replacement of porch to front elevation.  Lowering of ground levels to rear garden by 150mm.  Replacement of render to rear elevation, like-for-like
	Cross Trees

6 Whalley Road

Hurst Green
	The replacement of windows, porch and render has been harmful to the character and setting of the listed building.


	3/2007/1047/P
	Extension of existing fencing to east boundary for approximately 8.7m 
	Crosstrees

6 Whalley Road

Hurst Green
	Harmful to character and appearance of Hurst Green Conservation Area and the setting of the listed building.

	3/2007/1068/P
	Demolition of existing conservatory to south elevation of house and construction of new garden room and extension to east elevation to form study. Demolition of existing garage and erection of new-detached garage. 


	Blacksticks Cottage

Blacksticks Lane

Chipping
	Policies G1, ENV1, H10 and SPG “Extensions and Alterations to Dwellings” – adverse visual impact on character and appearance of barn conversion, and to the detriment of the AONB.

Policy ENV13 ‘Landscape Protection’ – location of new garage may have an adverse impact on adjacent mature tree.



	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2007/1084/P
	To convert one dwelling house into a dwelling house and a holiday let cottage at 
	Deerstones

Newton-in-Bowland
	Policies G1, ENV1, H10, H17 and SPG “Extensions and Alterations to Dwellings” – adverse visual impact on character and appearance of property, to the detriment of the AONB and to the detriment of the Conservation Area.


	3/2007/1088/P
	Change of use of house to form shop at ground floor and flat at first floor (class A1)
	19 Inglewhite Road

Longridge

Nr Preston
	This development will extend the existing retail frontage and increase demand for on street parking at a junction where new lengths of prohibition have been agreed, and as such vehicles driving past looking for spaces and their subsequently maneuvering will interfere with the free flow of traffic and increase the risk of accidents to the detriment of road safety.


	3/2007/1120/P
	Retention of 1no. single sided internally illuminated free standing display unit at 
	Kwik Save Group Plc

Station Road

Clitheroe
	G1 and ENV16: Development within Conservation Areas – Detrimental to the character and appearance of the adjoining designated Conservation Area.



	
	
	
	


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
	

	3/2007/0449

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

	3/2007/0494

D
	3.10.07
	Dr N R Adhya

Conservatory to rear of house

6 Arley Rise

Mellor
	WR
	_
	APPEAL ALLOWED 18.1.08

	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
	_
	Site visit 5.2.08

AWAITING DECISION

	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
	_
	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
	_
	Awaiting site visit

	3/2007/0839

D
	15.1.08
	Ribble Valley Luxury Homes Ltd

Two additional stone chalets on southern side of lake

Greenbank Quarry

Old Clitheroe Road

Longridge
	WR
	_
	Notification letter sent 21.1.08

Questionnaire sent 25.1.08


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: 3/2007/0944/P
(GRID REF: SD 7433 4154)

PROPOSED CHANGE OF USE FROM WAREHOUSE TO OFFICE/WORKSHOP.  PROVISION OF GROUND FLOOR GALLEY KITCHEN AND WC.  CONSTRUCTION OF NEW FIRST FLOOR TO PROVIDE OFFICE SPACE AT TOM CROFT, BACK LOWERGATE, CLITHEROE

	TOWN COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Originally raised objection but following a meeting with the agents to discuss staffing levels and traffic movements now raises no objection.

	
	
	

	COUNTY ARCHAEOLOGY:
	No objection.

	
	
	

	SENIOR ENVIRONMENTAL HEALTH OFFICER:
	No objection.

	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY NOTICE:
	One letter of objection has been received which raises the following concerns:

	
	1.
	Access and traffic flow – there is already a problem with parking and employees/customers parking on the back street will cause an obstruction.



	
	2.
	Noise – the Council has only had limited success in controlling noise from Sainsbury’s and this development will be even closer.  I do not feel the Council has the resources to enforce any restrictions/conditions put on the development if passed.



	
	3.
	Loss of privacy – the building has had limited use with only occasional visits by the owner.  The window overlooking a neighbouring yard has not therefore been a problem but if the building were to be occupied all the time then it would be an intrusion.


Proposal

This application details the proposed change of use of an existing warehouse building as described on the application forms but lock-up storage and workshop building according to the design and access statement to workshop/storage on the ground floor with office/workshop above.  The plans denote repair of the existing structure with a new staircase formed to access the first floor.  No external alterations to the buildings other than repair work are proposed as part of this scheme.  Further information from the applicant has outlined that approximately 35% of the floor space would be for office use, 50% workshop and 15% ancillary.  They consider the use would fall within Class B1.

Site Location

The building is situated on Back Lowergate within the Conservation Area of Clitheroe.  To its rear is Sainsbury’s with residential properties to its north-east, north-west and south-west.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The building has a history of commercial use having been used for the storage and repair of antique and domestic furniture.  This application is seeking to change the nature of that commercial use from storage workshop to workshop office and thus it is the potential impact of the introduction of office use that warrants further consideration.

In particular it is important to have regard to potential impact on neighbouring amenity and in this respect I am mindful of the comments received from a neighbouring property.  Concern has been expressed about noise level and in this respect the views of one of the Council’s Senior Environmental Health Officers was sought.  He does not consider that the indicated uses would significantly affect nearby residential amenity, provided that sound insulation was incorporated within any scheme and that no air conditioning, extraction plant or similar was externally mounted.  Therefore in principle there is no objection on noise grounds.

With regard to privacy, there is a first floor side window that affords views towards the neighbouring dwelling and their yard area.   It is acknowledged that there is already potential for a degree of overlooking and that a more intensive use of this building may increase this.  However given that it is an existing opening and that the building can already be put to some commercial use, I consider it would be unreasonable to sustain an objection on those grounds.  I would however suggest that to minimise its effect, the window opening concerned be obscure glazed.

The final matter therefore is highway safety and after initially expressing concern the County Surveyor now offers no objection to the development given the anticipated low level of traffic movements.  He has commented that the access road, Back Lowergate, needs to be kept free for servicing of neighbouring properties and the rear of properties fronting Lowergate.  However he has not proposed any specific highway conditions to secure this.

Therefore having carefully considered all the above, I am of the opinion that the development proposed would not significantly affect nearby 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.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 23 November 2007 which show the precise floor layout of the building.

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

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

REASON:  In order to protect nearby residential amenity as required by with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
Prior to occupation of the building, details of acoustic specification of all fixed plant and machinery, including how it shall be enclosed within sound insulating material and mounted so as to minimise transmission of structure borne sound, shall be submitted to and approved in writing by the Local Planning Authority.  All equipment shall be installed in accordance with the details so approved and in no event shall there by any air condition, extraction plant or similar mounted externally on the north east elevation of the building.

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

APPLICATION NO:
3/2007/0945/P
(GRID REF: SD 359522 439854)

INSTALLATION OF A 10KW DOMESTIC WIND POWERED GENERATOR ON 12M MAST, PLUS 3M X 3M SHED FOR SWITCHGEAR (RE-SUBMISSION) ON LAND TO THE EAST OF CUTTOCK CLOUGH BARN, SLAIDBURN ROAD, WADDINGTON, LANCASHIRE, BB7 3JJ.

	PARISH COUNCIL:
	West Bradford Parish Council has no objection in principle to wind generated electricity, providing the sighting of the mast and turbine are unobtrusively positioned and sympathetic with their surroundings. With regards to this application, the Council feel that no consideration has been given to other residents within the area.




	
	West Bradford Parish Council therefore propose that the application should be rejected on the grounds of the detrimental effect it would have on other properties, and the area in general. We also proposed that the applicant be advised to re-apply for a domestic wind powered electricity generator re-sighting the structure adjacent to his own property.



	ENVIRONMENTAL HEALTH:
	No objections to this development. With regards to concerns of noise nuisance, The recommendation of the DTI report "The Assessment and Rating of Noise from Wind Farms" is to compare L90, 10min levels with the turbine on and the turbine off. L90 is the usual noise criteria used to describe the prevailing background level. The L90 with the turbine on is likely to be between 1.5 and 2.5 dB below the LEQ figure.

In conclusion the DTI recommended level is 43 dB (A) at the noise sensitive premises, measured as L90, 10min. This is 2 dB less than the 45 dB (A) LEQ measured in the Report submitted on behalf of Hymoto UK.

I would therefore concur with the conclusion that the Hymoto turbine is unlikely to cause noise nuisance.



	SPECIALIST ADVISOR (LANDSCAPE), NATURAL AND HISTORIC ENVIRONMENT SERVICES (LCC):
	Following the submission of further supporting information, including confirmation that a smaller wind turbine - 10 kW, 16m to rotor tip height - is now being proposed, this is a change that I support since it will reduce the extent of landscape and visual impacts, particularly on distant views to the site.



	
	As identified in the County Council's strategic guidance document, Landscape Sensitivity to Wind Energy Development in Lancashire (Lovejoy, 2005) the area's key characteristics do suggest a high sensitivity to wind energy development. This high level of sensitivity to wind energy however does not in my view extend to a single wind turbine with an overall height to rotor tip of just 16m.  In addition the site's location within fields bounded by hedgerows, hedgerow trees and small woodland copses greatly limits the extent to which the turbine can be seen from near views. The height of this planting is also similar to that of the proposed turbine thus avoiding any likely dramatic conflict of vertical elements in the landscape. The impact on more distant views particularly from elevated land to the north of the site would be limited due to the small scale of the turbine, its lowland location away from prominent ridges, hills, etc. and the inherently well wooded appearance of the Undulating Lowland Farmland landscape character type within which the site is situated.

	
	For these reasons I conclude that the likely impacts on landscape character would be of slight significance.

Whilst the wind turbine would be visible from some of the local footpaths and bridleways the scale of proposed development and the mitigating effects of existing and proposed planting would likely limit the significance of impacts on landscape value and the AONB in particular to a locally slight level at the most.

The likely visual impacts of the wind turbine on views can be seen on the applicant's photomontages. The wind turbine would be particularly visible from footpaths 4, 7 and Cuttock Clough Farm and Seedalls. The impact on these views would be limited and the turbine would not be seen as a dominant skyline feature or a major component of the views.  From greater distances the wind turbine would largely be lost in the landscape particularly when viewed from ground level due to the presence of the numerous hedgerow trees, copses, etc. Overall I conclude that the likely significance of impacts on landscape amenity would be slight to moderate on some near views and negligible to slight on more distant views.

There would be no significant cumulative effects with other consented or operational wind farms and single wind turbines.

Given my findings outlined above I conclude that the proposed wind turbine would likely have landscape and visual impacts of slight significance.



	ADDITIONAL REPRESENTATIONS:
	Eight letters of objection have been received from nearby residents, with the following points of objection being raised;

· Impact on A.O.N.B. - The proposal by virtue of its size, siting and location would be to the detriment of visual amenity, thereby prejudicing the aims and enhancement of the Area of Outstanding Natural Beauty. Applicant’s claims that the visual impact on the A.O.N.B. are unfounded.

· Impact on P.R.O.W. - The proposal by virtue of its size, siting and location so close to the adjacent public right of way and nearby dwelling would impact on the enjoyment of walkers.

· Precedence - Will this application set precedence for wind turbine proliferation in the A.O.N.B.?



	
	· Carbon Footprint? - The plan for the generator does not include a long term projection to the overall aspect to the effect on the carbon footprint.

· Noise - The noise emission is not stated in the plans for the generator, so it is not possible assess the effect on the environment, and as such this installation could therefore be in conflict with current noise emission legislation. Concerns regarding infrasound, low-frequency noise, pulse etc.

· Unsustainable - Just because “carbon footprint” is the new fashion you have to be sure that there is a REAL return and that it is professionally assessed. No evidence has been supplied to support the predicted energy delivery of the proposed turbine.

· Other techniques more suitable – A ground source heat pump at this site would appear to be meet the applicant’s energy/heating requirements, and would create far less impact than the wind turbine. In addition, should the applicant not look at reducing his output before undermining the landscape? Contrary to Policy ENV26.



	
	· Impact on Neighbours - It is stated within the application that “The occupants (at Cuttock Clough) have been consulted about this proposal and have not raised any objection”. This is not the case and we are very much against the proposal. Impact via construction process and reduction in house prices.

· Commercial nature of proposal – We understand the applicant’s principle need for the proposed turbine is for business demonstration purposes. See the company website http:/www.energever.com

· Benefit for the applicant only and not for nearby neighbours.

· Environmental benefits do not outweigh the visual harm caused.



	
	· NOT an appropriate location for a development of this nature as it so widely visible and not screened from long distance viewpoints.

· The installation of this industrial sized wind turbine will be detrimental to wildlife, farming, local community and visitors to this sensitive location.

· Has the effect on local wildlife been fully considered and appropriate consultations been made?

· Even though the mast has been reduced from 18m to 12m, it will still be visible above the trees from both adjacent properties.

· A Ground Source Heat Pump could save approx. 42,000kw a year (£3300 approx.) at this location as opposed to the approx. 28,000kw a year (£2250 approx.) that could be saved by this turbine. The added benefit being that the GSHP will be underground.

· It would seem illogical and indeed unfair to recommend acceptance of this application which if accepted would create a most unfortunate intrusion into the lives of the occupants of the nearby properties.


Proposal

The application seeks permission for the erection of a 10kw domestic wind powered generator on a 12m high mast on land to the east of Cuttock Clough Barn, and a 3m x 3m x 2.8m to the highest point of the roof timber shed to house the switchgear. The generator tower/mast will be freestanding.

Site Location

The site is located approx. 240m to the north east of Cuttock Clough Barn, and approx. 20m south of the adjacent Public Right of Way. The land slopes southwards from this P.R.O.W. with sporadic screening along the north, east and west boundaries of the site. The area is designated as being within the Forest of Bowland Area of Outstanding Natural Beauty.

Relevant History

3/2007/0333 – Installation of a 20kw domestic wind powered generator on 18m mast on land to the east of Cuttock Clough Barn plus 3m x 3m shed for switchgear - Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G8 – Environmental Considerations.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV24 – Renewable Energy

Policy ENV25 – Renewable Energy

Policy ENV26 – Wind Energy.

PPS22 – Renewable Energy.
Environmental, AONB, Human Rights and Other Issues

The application seeks permission for the erection of a 10kw domestic wind powered generator on a 12m high, freestanding mast on land to the east of Cuttock Clough Barn, and a 3m x 3m x 2.8m to the highest point of the roof timber shed to house the switchgear. The site is located approx. 240m to the north east of Cuttock Clough Barn, and approx. 20m south of the adjacent Public Right of Way. The land slopes southwards from this P.R.O.W. with sporadic screening along the north, east and west boundaries of the site. The area is designated as being within the Forest of Bowland Area of Outstanding Natural Beauty. The application is a resubmission of a similar scheme that was previously refused. This was for a 20kw wind powered generator on an 18m high mast.

The main issues to look at with this application are:

· how the proposal compares to the relevant Planning Policies, both Local and National;

· the visual impact the erection of the mast will have on the area; and

· the potential impact the mast may have on the residential amenity of nearby neighbours.

Planning Policy Statement 22: Renewable Energy states that “In sites with nationally recognised designations (Sites of Special Scientific Interest, National Nature Reserves, National Parks, Areas of Outstanding Natural Beauty, Heritage Coasts, Scheduled Monuments, Conservation Areas, Listed Buildings, Registered Historic Battlefields and Registered Parks and Gardens) planning permission for renewable energy projects should only be granted where it can be demonstrated that the objectives of designation of the area will not be compromised by the development, and any significant adverse effects on the qualities for which the area has been designated are clearly outweighed by the environmental, social and economic benefits. Small-scale developments should be permitted within areas such as National Parks, Areas of Outstanding Natural Beauty and Heritage Coasts provided that there is no significant environmental detriment to the area concerned.”

With regards to the Local Plan Policies, ENV25 states that “In assessing proposals for renewable energy schemes, the Borough Council will have particular regard to the immediate and wider impact of the proposed development on the landscape, and AONB” and Policy ENV26 states that “Development proposals within or close to the Area of Outstanding Natural beauty will not be allowed, unless;

· the proposal cannot be better located outside such statutory designated areas,

· the proposal is acceptable in environmental and landscape terms; and

· any adverse environmental impacts as far as practicable have been mitigated.

The Planning Statement submitted by the applicant aims to show that the proposal complies with the relevant National and Local Planning Policies. Given the change in location of the mast, the change in size of the generator and the landscape mitigation provided on the field boundaries, I am inclined to agree. The relevant Local and National Policies all note that proposal of this nature should only be approved where it can be demonstrated that the objectives of the designation of the area are not compromised, and that there are no significant environmental impacts on the area as a whole. In order to assess this, I will refer to the comments received from Steve Brereton, Specialist Advisor (Landscape), Natural and Historic Environment Services (LCC), noting his assessed ‘Levels’ of significance.

He notes that within the County Council's strategic guidance document, Landscape Sensitivity to Wind Energy Development in Lancashire (Lovejoy, 2005) the area's key characteristics do suggest a high sensitivity to wind energy development. This high level of sensitivity to wind energy does not in my view extend to a single wind turbine with an overall height to rotor tip of just 16m. In addition the site's location within fields bounded by hedgerows, hedgerow trees and small woodland copses greatly limits the extent to which the turbine can be seen from near views. 

The likely visual impacts of the wind turbine on views can be seen on the applicant's photomontages. The wind turbine would be particularly visible from footpaths 4, 7 and Cuttock Clough Farm and Seedalls. The impact on these views would be limited and the turbine would not be seen as a dominant skyline feature or a major component of the views. From greater distances the wind turbine would largely be lost in the landscape particularly when viewed from ground level due to the presence of the numerous hedgerow trees, copses, etc. In addition, there would be no significant cumulative effects with other consented or operational wind farms and single wind turbines.

With regards to any potential impact on nearby neighbours, and in response to the comments raised by the nearby neighbours and the Parish Council, it must be noted that lengthy discussions have taken place with both the agent and objectors regarding this site and the location and nature of the proposed renewable energy source in question. Questions have been raised regarding the location of the turbine in that it is closer to neighbours properties than to the applicant’s and that the wind speed at the site shown will be insufficient to be sustainable. The applicant owns a large area of land surrounding his property, and has assured the Department that this is one of the better locations to gain sufficient wind speed. In addition, given the distance between the location of the turbine and the adjacent neighbouring dwellings at both Seedalls (over 150m approx.)  and Cuttock Clough House (over 110m approx.), I do not consider that the turbine has any detrimental effects upon these dwellings by reason of its mass/bulk (i.e. 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.

Finally, with regards to noise concerns, the Environmental Health Officer has considered the proposal in comparison with guidance provided by the DTI report "The Assessment and Rating of Noise from Wind Farms", and in as such considers that the Hymoto turbine is unlikely to cause noise nuisance. During daytime hours it is not considered that any noise from the turbine would be seriously detrimental to the amenities of those neighbours, and 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.

As such, following the amendments outlined above, and subsequent positive consultation responses from statutory consultees, it is considered that the objectives of the designated area are not significantly compromised, and as such the proposal will have no significant environmental or visual impact on the area.
In conclusion, the application is recommended accordingly.

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 condition(s):

1.
Within two months of the date of this permission, precise details of the scheme for landscaping and tree planting at the site, 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 before the end of the next planting season (i.e. before 31 March 2009).  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.
The colour of the blades, rotor head and mast hereby approved shall be light grey (RAL Nr 7035), unless otherwise agreed in writing by the Local Planning Authority.
REASON: In the interests of the visual amenity of the area and in accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Plan.

3.
Prior to the commencement of the development hereby permitted, details of the materials to be used in the construction of the 3m x 3m shed proposed shall be submitted to and approved in writing by the Local Planning Authority.

REASON: In the interests of the visual amenity of the area and so that the Local Planning Authority shall be satisfied as to the details and in accordance with Policy G1 of the Ribble Valley Districtwide Plan.

APPLICATION NO: 3/2007/1065/P
(GRID REF: SD 7387 3828)

PROPOSED RESERVED MATTERS APPLICATION FOR UNIT NO 1 OFFICE COMPLEX AT BARROW BROOK BUSINESS PARK, BARROW

	PARISH COUNCIL:
	No objections, but Members would like an assurance that facilities for the control and disposal of tap and waste water are absolutely adequate and that there be no risk of flooding in Barrow Village as a result of this development. 

	
	
	

	HIGHWAY AUTHORITY (LANCASHIRE COUNTY COUNCIL):
	No observations received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of representation has been received which raises concerns regarding Unit no 2 and its potential height and overlooking.


Proposal

This proposal seeks reserved matter consent for the siting and design of an office building located within the Barrow Printworks development sites.  It should be noted that although details are given for two office blocks the only application under consideration is Unit 1 and this is the one nearest the existing roundabout on the site and not the Unit adjacent to the playground area.  However detailed plans have been submitted for both the internal access to the site as well as the car parking areas.

The building is of a 3 storey construction and would have a maximum height of 9.7m to eaves with 2.5m to the top of the ridge.  The building has two projecting gables with the main entrance to the building located off the internal access road to the site.  The maximum dimensions of the building measure 14m x 43.2m with the projecting bays approximately 5m.  The external elevations are a mixture of artificial stone and timber boarded panels with rendered areas also between the glazing elements of the scheme.  The roofing material is to be of a metal roof sheeting.  There is to be a small landscaped area in front of the buildings which will help soften the impact of the external fire escapes.

Site Location

The location is off the former Barrow Printworks site and the building is to be located opposite the existing main office building within the Printworks with access from the internal roundabout within the site.
Relevant History

3/2002/0878 – Reserved matters application for siting design and external appearance of office blocks.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider here relate to the design of the building and any impact it would have on residential amenity.  Members will be aware that there is both an existing consent for outline approval as well as an extension of reserved matters approval and also that the site has been deemed to have commenced and as such it would be legally possible to implement the approved scheme submitted under 3/2002/0878/P.  The reason for this proposal is that the detailed design is different than the previously approved office blocks.

In relation to the design, I am satisfied that this sits comfortably within the overall complex of the Barrow Printwork development site and would not result to the visual detriment of the area.  The issues raised by the Parish Council are noted but should have been considered at the outline stage.  The relevant consultees raised no concern at this stage.  

In terms of neighbouring residential amenity, it is clear that the main concern relates to Unit 2 which is not part of this application.  I am satisfied that this proposal is sufficient distance away not to impinge on any residential amenity.

SUMMARY OF REASONS FOR APPROVAL

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

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

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

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

2.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  

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

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

3.
The car parking areas as shown on the submitted plan shall be implemented to the satisfaction of the Local Planning Authority and made available before commencement of the use of the building.  Details of cycle storage provision shall be submitted and implemented prior to commencement of use.


REASON:
 In the interests of highway safety and to comply with Policy G1.

4.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 24 January 2008

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

APPLICATION NO: 3/2007/1074/P
(GRID REF: SD 6202 3152)

PROPOSED CONSTRUCTION OF NEW ACCESS AND ASSOCIATED WORKS TO LOCAL HIGHWAY NETWORK AT SAMLESBURY AERODROME, BALDERSTONE

	PARISH COUNCIL:
	When the development was originally muted, the greatest concern was the volume of traffic on an already busy road.  Various schemes were mentioned with regard to roundabouts, traffic lights, filters, additional entrances, exits on other roads.

After much discussion and expense the matter is to be resolved by replacing one dangerous access with three:



	
	(a)
	The new main entrance to cater for increased traffic on the A59.



	
	(b)
	The new entrance is to cater for the Canberra Club which will be opened to the general public with more traffic.  A public club in a security conscious development appears to be somewhat oxymoronic.



	
	(c)
	The existing entrance deemed to be redundant but to be used in relation to the Canberra Sports Club and emergency uses.  Redundancy is being redefined.  It would appear that a simpler way would be to make this entrance truly redundant invoking some form of  permanency using existing road south of the restaurant as an ingress/egress to the plant and using the new road to the club as the new road to the club.  Please take our views and objections into consideration.



	HIGHWAY AUTHORITY:
	This is not a particularly easy site to access at this location and I would normally have strong reservations about a new access here.  However, the proposal is to serve an existing building club on the site to allow for integrated security of the full site.  It would have a relatively low usage and will allow for the existing adjacent access to be closed.

The application will require works in the highway and this is likely to be provided by the County Council.  A detailed design would be subject to an iterative process of design and safety audit to achieve the final scheme.  



	
	The visibility from the new access is going to be important.  Assuming a reduction in speed limit to 50mph resultant from the new access to the east, a visibility splay of 4.5 x 160m is required.  This must be outside the security fence.  Need some detail of how the fence is to be adjusted to take out the new access and related visibility splay.  Similarly the existing access needs to be closed up and footway and verge of the highway reinstated be agreed and to an acceptable standard.  Recommend approval subject to appropriate conditions.


Proposal

This is an application for a new access point to be located approximately 200m south of the existing main access to the British Aerospace complex on the A59.  The proposal would involve a blocking up of the existing main access in its entirety with the creation of a new access point to solely serve the Canberra Sports and Social Club, which would be an independent business and open to the general public.  In determining the previous applications, a planning condition restricted the use of the existing western access to the Canberra Sports and Social Club and for emergency uses.  This current proposal would block off this western access in its entirety.  The proposed access arrangements provides a direct route into an enclosed area surrounding the camera club and associated car parking and there would be a security fence surrounding the site preventing access to adjacent land within the aerodrome complex.

Site Location

The site is located within the British Aerospace complex and the access is off the A59 approximately 160m from the existing main entrance gate.

Relevant History

3/2006/0583/P – Expansion of British Aerospace manufacturing engineering facilities.  Approved with a Section 106 Agreement.

3/2007/0483/P – Reserved matters application for office complex and infrastructure car parking.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

This proposal is for a new access point to serve the camera club and sports facility within the British Aerospace complex and would involve the blocking up of the existing access way and the creation of a footway along the A59.  The track would be constructed to the satisfaction of Lancashire County Council and given it would require works in the highway, it is likely to actually to be provided by the County Council with a detailed design to be subject to a process of design and safety audit to achieve the best final stage.  As submitted the proposal would allow a 4.5m x 160m visibility splay and the track would have a bell mouth junction radii with an approximate width of 40m.  There would be an internal footway entering the site to serve the Canberra Sports Club.

The proposal would also necessitate the creation of a fence to enclose the sports club and its associated grounds in order to prevent vehicular access or pedestrian access onto the main British Aerospace complex.

I note the concerns regarding the Parish Council and it should be noted that this would not involve the creation of additional access points but merely substitute one which was granted in the original consent to be retained for the sports club with a new purpose built access.  This new access would have better pedestrian access to the site and would directly serve the sports club.  I am mindful that the County Surveyor has indicated that he would normally have strong reservations about a new access here but he has also indicated that having taken everything else into consideration including the relatively low usage, he has no objection to the new access point and provided that the existing access is to be closed.

As indicated, I am conscious of the observations of the Parish Council but having sought the advice of the local Highway Authority, I am satisfied that the scheme would not be detrimental to highway safety.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Notwithstanding the provisions of the Town and Country Planning General Development Order 1995, there shall not at any time in connection with the development hereby permitted, be erected or planted or allowed to remain upon the land hereinafter defined any building, wall, fence, hedge, tree, shrub or other device.  The visibility splay is to be subject to this condition and shall be outlined in front of a line from a point 4.5m measured along the centre line of the proposed road for the continuation of a nearer edge of the carriageway at Myerscough Smithy Road to points measured 160m in each direction along the nearer edge of the carriageway of Myerscough Smithy Road from the centre line of the access and shall be constructed and maintained a footway/verge level in accordance with the scheme to be agreed by the Local Planning Authority in conjunction with the Highway Authority.

REASON: To ensure adequate visibility at the street junction or site access to comply with Policy G1 of the Districtwide Local Plan.

2.
The existing access as shown on the submitted plan drawing number 987/22 shall be physically and permanently closed and the existing verge/footway and curbing of the vehicular crossing shall be reinstated in accordance with Lancashire County Council Specification for Construction of Estate Roads concurrent with the formation of the new access.

REASON: To limit the number of access points and to maintain the proper construction of the highway and to comply with Policy G1 of the Districtwide Local Plan.

3.

Prior to commencement of development, precise details of the fencing separating the 
Canberra Social Club and its grounds and the access from the main site shall be 
submitted to and approved in writing by the Local Planning Authority.  The fence shall 
thereafter be retained in perpetuity.  



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

4.
Prior to commencement of the development, details of the realignment of the existing security fence to comply with Condition 1, shall be submitted to the Local Planning Authority and implemented prior to commencement of use of the new access.

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

NOTE(S):

1.
The grant of planning permission will require the applicant to enter into an appropriate Legal Agreement with the County Council as Highway Authority.  The Highway Authority may also wish to implement their right to design all works within the highway related to this proposal.  The applicant should be advised to contact the Environment Director at PO Box 9, Guild House, Cross Street, Preston, PR1 8RD in the first instance to ascertain the details of such an agreement and the information to be provided.

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, LANCASHIRE, BB7 1AG.

	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 objections. Condition that this location is to be used exclusively for taxi bookings and that no driver is to use or visit this site during business hours.



	ADDITIONAL REPRESENTATIONS:
	Three 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. Vehicles will be parked on the wide pavement at all times of the day.

3. Non-Retail Business – We wonder whether or not anymore non-retail businesses should be allowed in what is a shopping area? Lowergate is an extension to the main shopping area not a disused back street.

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

5. Wrong use in wrong location? – If it is to be argued that it will only be an office with a phone why not have the phone in the depot/garage? Lowergate will become a taxi rank and the residents will suffer.


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. 

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 taxi/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 for drivers employed in the business and shall not be used by any other private hire/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.

3.
The use of the premises in accordance with this permission shall be restricted to between the hours of 0800hrs and 1800hrs, and shall not be used outside of these hours.

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

APPLICATION NO: 3/2007/1114/P
(GRID REF: SD 7209 3717)

PROPOSED CONSTRUCTION OF A MULTI-USE HARD SURFACED SPORTS PITCH WITH PERIMETER FENCE AT CALDERSTONES NHS TRUST, MITTON ROAD, WHALLEY

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a resident of the adjoining Nightingale Close, which is signed additionally by persons from 14 addresses in Nightingale Close and Lynwood Close.  The objections stated in the letter are summarised as follows:



	
	1.
	Noise disturbance.  During the summertime there was noise disturbance at lunchtime from the existing sports pitch.  This disturbed a child’s lunchtime sleep.  There was also a lot of foul language.  The proposed hard surfaced pitch which could be used all year round, and the ability to invite spectators as mentioned in the application, would increase the number of instances and the intensity of such nuisances to neighbouring residents.



	
	2.
	The writer of the letter understood that the all-weather facility was to be sited elsewhere within the hospital grounds, further away from the residential properties in Nightingale Close.  The neighbour appreciates the benefits of an all-weather pitch to patients of the hospital, but considers that it should be sited elsewhere, and that this application should therefore be refused.


Proposal

The application is for a new multi-use games area (MUGA) for use by patients, on the site of the existing grass sports pitch within the grounds of Calderstones Hospital.

The existing pitch measures 40m x 18m and the proposed pitch would be 40m x 18.5m.  There would be a 3.9m high mesh fence immediately on the four edges of the pitch.  To a height of 1.2m for the majority of the boundaries, but 2.4m behind the goals, this would be rebound fencing of more dense heavy gauge mesh with less dense heavy gauge mesh above these heights.  The fencing is to be green in colour, and the hard surface would be black.

Site Location

The existing grass sports pitch is sited between existing buildings close to the northern boundary of the hospital grounds.  Specifically it is approximately 18m away from that boundary, and the proposed hard surfaced pitch would be approximately 13m away from that boundary.

There is a 2m high brick wall on the northern boundary of the site, immediately on the opposite side of which is the cul-de-sac head of Nightingale Close and the gable ends of the two end terrace properties (one of which comprises two flats) at the southern end of that residential street.  The other flats and houses in Nightingale Close run in a north-south direction down both sides of the road.  To the north-east of the site of the proposed MUGA, again on the opposite side of the boundary wall, are the backs of six houses in Lynwood Close.

Relevant History

Although there have been numerous planning applications relating to the hospital site, none are considered to be of any particular relevance to this current application.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The proposed hard surfaced pitch will enable a number of sports to be played, according to the interests of the players.  The proposed 3.9m high mesh fence would enable sports to be undertaken such as five-a-side football which require a rebound wall around the perimeter.  The height of the fence would also serve the practical purpose of decreasing the risk of balls entering the nearby residential gardens.  The hard surfacing will permit use by wheelchair users, and access is to be provided for disabled visitors/patient spectators.  I consider the proposed facility to be acceptable for this hospital and can see no objections to the application in principle.  In view of its location within the grounds of the hospital, and the 2m high wall on the northern boundary of the site, I do not consider that the proposed hard surface or the associated fencing would have any detrimental effects on the appearance of the wider locality.

The only other consideration relates to the effects of the proposal on the amenities of the residents of Calderstones Park to the north of the site.  I appreciate the objections to the application made by some of the nearest of those residents.  However, it must be accepted that their properties are located close to a hospital which was there before the houses, and that the proposed MUGA is on roughly the same site as an existing grass sports pitch (although it is slightly closer to the houses than the existing pitch).  The existing pitch could be used at any time of the day or night and not be in breach of any planning requirements or controls (although Environmental Health legislation could be used if required to address any noise nuisance to neighbours at unsociable hours).

The existing pitch is not floodlit, and no floodlighting is proposed by this application.  The proposed facility is therefore unlikely to be used in hours of darkness.  It is interesting to note in relation to this particular consideration that the letter of objection refers specifically to a noise nuisance at lunchtime, rather than at more unsociable evening or early morning times.

I accept that the all-weather surface would enable its use all year round.  I consider, however, that this is a reasonable objective in order to improve the facilities of patients, and I do not consider that it would result in any increased detrimental effects on neighbouring residents sufficient to justify refusal of the application.

The applicants have indicated that some landscaping is to be carried out, but precise details are not submitted with the application.  I consider that a condition could legitimately be imposed which requires the submission for approval of precise details of this scheme of landscaping which should include an element of planting between the proposed new facility and the northern boundary of the site.  In addition to its visual benefits, such planting might also provide some noise attenuation between the facility and the adjoining residential properties.

Subject to such a condition, and another to prevent any floodlighting, I consider the proposal to be acceptable.  I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The 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 scheme shall include an element of tree/shrub planting in the area between the proposed multi-use games area and the northern boundary of the hospital grounds.

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 visual amenity and the amenities of nearby residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
No floodlighting shall be installed at the site unless a further planning permission has first been granted in respect thereof.

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

APPLICATION NO:
3/2007/1119/P
(GRID REF: SD 73592  37603)

CHANGE OF USE FROM AN EMPTY INDUSTRIAL UNIT TO A TAXI OFFICE AT UNIT 8, WHALLEY INDUSTRIAL PARK, CLITHEROE ROAD, BARROW BB7 9AH.

	PARISH COUNCIL:
	Wiswell Parish Council has raised the following objections:

· Number of taxis will create noise disturbance for local residents.

· Traffic hazards caused by the increased number of vehicles entering and leaving the site.



	ENVIRONMENTAL HEALTH:
	No objections or comments to make.

	COUNTY SURVEYOR:
	No objections on highway safety grounds. 



	ADDITIONAL REPRESENTATIONS:
	No observations have been received.


Proposal

Permission is sought to change the use of Unit 8 from an industrial unit into a taxi booking office. This is a retrospective application as the taxi service is already in operation.

Site Location

Whalley Industrial Park is located on Clitheroe Road in-between Barrow and Whalley, adjacent to what was formerly the Spread Eagle.

Relevant History

3/01/0054/P – Change of use to tyre and exhaust bay/depot. Approved with conditions

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy G5 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the effects of the proposal upon residential amenity and the potential impact on highway safety.

The principle issues for consideration are whether there are any other adverse implications for highway safety or residential amenity. 

An objection has been raised on the grounds of highway safety over concerns that the proposal would result in an increased number of vehicles entering and leaving the site using the already busy Whalley Road. I am of the opinion that the increased number of vehicles on site would not be to the detriment of highway safety as there is clear visibility both entering and exiting the site from Clitheroe Road. The County Surveyor was also of the opinion that the design and construction of the existing access is satisfactory for the proposed use.

There have also been concerns that the number of taxis to operate from the site will have a detrimental effect on local residents by reason of the additional daytime and nighttime noise. However, as the taxi firm would be located within an existing industrial park outside the main settlements of both Barrow and Whalley and the site is situated some 70m form the nearest residential property across the main road I do not consider this would be a reason to refuse the application and would not materially increase noise or disturbance to neighbouring residential properties. 

Therefore, having regard to all the above I am of the opinion that the proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse impact on highway safety.

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.

APPLICATION NO: 3/2007/1131/P
(GRID REF: SD 7473 4303)

PROPOSED ERECTION OF TWO STOREY OFFICE BUILDING AT JOHNSON MATTHEY CATALYSTS, WEST BRADFORD ROAD, CLITHEROE

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

	
	
	

	HIGHWAY AUTHORITY:
	No observations received at the time of preparing this report.


Proposal

This proposal is for a two-storey office complex to be situated amongst an existing area occupied by portakabins and as a car park area.  The office building measures approximately 17m x 8m and would have a maximum height of 7.7m.  It is of flat roof construction with the edge of the roof to have a blue fascia.  There is to be a low brick plinth wall and the majority of the building is to be constructed using a colour coated steel wall finish.

Access to the site is from the internal site road which leads to the existing hard surface car park.

In order to comply with the Section 106 Agreement relating to previous scheme the applicant has agreed to provide in excess of 15% of the energy from renewable sources.  The scheme provides for a ground source heat pump which is estimated to save between 16% and 23% of total building energy consumption.

Site Location

The site is located within the main Johnson Matthey complex at Clitheroe.  Access to the site is via the existing site access from West Bradford Road.  The new office building is situated on the eastern part of the site boundary and would be adjacent to the landscaped tree line and the railway line.

Relevant History

3/2007/0637/P – Erection of existing by-product treatment plan.  Approved with conditions.

3/2007/0638/P – Erection of catalyst plant.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider here relate to the highway implications and the visual impact of the proposal.  In terms of the visual impact due to its location I do not consider there would be any significant harm caused by the new office complex.  It is adequately screened from any vantage point and subservient to the main buildings within the site.

In terms of highway, the proposal would not lead to a significant change in vehicle movements and the applicant has indicated that there will be no change in numbers of people employed on site as a result of this office.  As such the proposal is to rationalise the existing office space with the removal of prefabricated offices elsewhere from within the site.

In terms of environmental issues and sustainability, the scheme has put forward the use of a ground heat source pump and this in itself would comply with the Section 106 Agreement relating to the overall complex in relation to energy requirements met by renewable methods.

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.

2.
This permission in relation to the ground source heat pump shall be implemented as per letter and enclosure dated 6 January 2008 from the applicant’s agent.  The ground source heat pump shall  be in operation prior to occupation of the building.  

REASON:
In order to ensure that the development provides for an element of renewable energy scheme within the site and to comply with PPS24.

3.
Prior to the occupation of the building the car park layout as submitted within the scheme shall be implemented and made available for use.

REASON:  In the interests of highway safety and in order to ensure adequate parking facilities exist within the site and to comply with Policy G1 of the Districtwide Local Plan.

APPLICATION NO:
3/2007/1136/P
(GRID REF: SD 6831, 3277)

PROPOSED FIRST FLOOR SIDE EXTENSION TO ACCOMMODATE AN ADDITIONAL BEDROOM AND A NEW BATHROOM AT 50 RIBCHESTER ROAD, WILPSHIRE, LANCASHIRE, BB1 9HU.

	PARISH COUNCIL:
	No objections



	ADDITIONAL REPRESENTATIONS:
	One letter has been received from neighbours to the side of the property who raise the following points of objection:

· Loss of light 

· Loss of view

· Devaluation of property

· Would make their house ‘terrace like’.

· Close proximity of new extension - built on the boundary.

· Building on the boundary will block light from the upstairs bathroom.

· Overhang of building onto their property.


Proposal

The application seeks permission for a first floor extension to the side of the property over an existing garage set back from the front build line approximately 0.8m.  The extension will create an additional bedroom with en-suite and increase the landing area.

Site Location

The semi detached property stands in a row of similar houses facing Ribchester Road to the South, opposite the junction to Yew Tree Close. 

Relevant History

None.

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 main issues concerning this application are with regards to if the proposal has an impact on the street scene, and to consider the impact on neighbouring residential amenity the proposed first floor extension may have.

With regards to any potential loss of light to adjacent properties, using the BRE 45 degree ruling, there will be no significant loss of light caused to the principle rooms of the surrounding properties.

With regards to the impact the proposal may have on the occupiers of no. 48 Ribchester Road I have the following comments to make.  Firstly, in relation to loss of view, devaluation of property, and encroaching on neighbouring properties are not material planning considerations.  With regards to the loss of light to the upstairs bathroom window unfortunately this room is not classed as a habitable room and I am satisfied the impact on this window will not be significant.

The Council’s Supplementary Planning Guidance (SPG): ‘Extensions and Alterations to Dwellings’, Paragraph 5.2, notes the need for extensions to be set back from the frontage of existing dwellings, extensions will not dominate existing dwellings and extensions to match the form and shape of the existing dwelling.  The proposal shows the first floor extension to be set back from the front elevation of the existing dwelling, and as such it is considered that bearing in mind the proposed extension follows the roofline of the existing dwelling, the proposed extension does not dominate the original dwelling, and the design of the proposed extension blends in with the original form and character of the existing dwelling, the proposal is acceptable and will have no significant affect on the street scene.

Therefore considering the above points, it is considered that the proposal will not cause significant detriment to the residential amenity of the neighbouring dwellings, and as such it is recommended this application be granted.

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:
3/2007/1140/P
(GRID REF: SD 374556 442180)

PROPOSED DEMOLITION OF OLD CLASSROOM BUILDING. CONSTRUCTION OF A TWO-STOREY REPLACEMENT EXTENSION TO PROVIDE IMPROVED CLASSROOM/TUTORIAL SPACE, TOILETS AND A MEETING ROOM. NEW ACCESSIBLE RAMP AND STEPS, BIN STORE AND REAR LANDSCAPING IMPROVEMENTS AT THE SIXTH FORM CENTRE, YORK STREET, CLITHEROE, LANCASHIRE, BB7 2DJ.

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



	PLANNING OFFICER (ARCHAEOLOGY) LCC:
	LCAS is of the opinion that there is a potential for archaeological deposits associated with the late medieval and/or early Post-medieval development of the town. The need for further investigation of such sites has clearly been stated in An Archaeological Research Framework for North West England: Volume 2, Research Agenda and Strategy. The site has already been the subject of some previous development, and surviving archaeological deposits are thought likely to have suffered some damage or destruction. Consequently, LCAS considers that in this instance the applicants be required to undertake an archaeological watching brief, and that such works should be secured by means of a relevant condition.



	COUNTY SURVEYOR (LCC):
	There have been no formal comments received within the statutory 21-day consultation period.

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from nearby neighbours who wish to raise the following points in regards to the submitted application:

· A wish to retain all the beech trees on the northern edge of the site, as the wording on the application relating to those trees is somewhat ambiguous and does not specifically state all trees.

· A wish to retain as many trees and bushes as possible on the southern and western boundary of the site.

	
	· All of the above attract and support a huge diversity of wildlife including many species of birds, butterflies and squirrels, and whilst we accept that the school requires more accommodation, it would be unfair if this came at a cost to this wildlife.  Devaluation of property.

· Concerns regarding being overlooked by students and the loss of natural views.

· Request that sympathy in design is given by having higher and less deep windows on the south facing elevation, further plantation of trees and shrubs on site and the separating wall between the school and Church Brow Gardens having railings placed on top.


Proposal

The application seeks permission to demolish an existing single storey classroom on site, and replace it with a two-storey replacement extension in order to improve classroom/tutorial space, add additional toilet facilities and a new meeting room. The proposal also includes a new accessible ramp and steps, bin store and landscaping improvements to the rear.

Site Location

The site of the new proposed extension faces onto Well Terrace, to the north east of the existing school buildings, within the settlement boundary of Clitheroe, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History
3/2000/0610 – Over roofing of existing buildings - Granted Conditionally.

3/1999/0524 – Fitting of clock face to the front elevation 1542mm Diam. Non-Illuminated – Granted.

3/1997/0776 – Two-storey classroom and common room – Granted Conditionally.

3/1995/0086 – Installation of 2 x 1.5m satellite dishes – Granted Conditionally.

3/1993/0383 – Display of non-illuminated school signs – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy G6 – Essential Open Space.

Policy ENV16 – Development within Conservation Areas.

Policy ENV19 – Listed Buildings.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to demolish an existing single storey classroom on site, and replace it with a two-storey replacement extension in order to improve classroom/tutorial space, add additional toilet facilities and a new meeting room. The proposal also includes a new accessible ramp and steps, bin store and landscaping improvements to the rear. The site is on the edge of the town centre, and is surrounded by a mixture of commercial and residential properties. The site is separated from Well Terrace by an approx. 2m high stone wall, and is screened from the adjacent properties on the south west/west boundary by existing trees and planting. The majority of the school building is constructed in stone with slate roofs, as are the residential and commercial terraced properties opposite the site. The land is entirely within the school complex and will border the area of land designated as ‘Essential Open Space’ between Well Terrace and the existing school building adjacent to Well Terrace within the Local Plan. Our general Policies G1 and G2 entirely support a proposal of this nature.

With regards to any potential impact on neighbouring amenity, as mentioned before, the site lies opposite a row of terraced properties and is separated from residential properties to the west and south west boundaries by existing mature trees and other planting. Two neighbours living in these residential properties have sent representations shown their concerns at any potential loss of foliage on site and possible privacy issues. However, given the boundary is over 18m from the new building and due to the levels of screening provided and the minimal loss of boundary planting, I consider that privacy levels are acceptable, and I do not consider that the proposal will cause any significant impact on neighbouring amenity.

With regards to the visual impact of the proposal, its design and any potential impact on the Clitheroe Conservation Area, I am satisfied that the materials to be used for the main visible elevations of the external walls and roof will reflect those used in the nearby vicinity, and large curtain glazed openings have been incorporated to add depth and interest to the school frontage along Well terrace. Dark grey colour coated aluminium curtain walling frames have also been integrated with the glazing and ceramic infill panels to reinforce the contrast between the solid columns that would frame these openings. The South Wing will be finished in a coloured render to provide a distinctive contrast and to minimise the impact of infilling the yard opposite from the existing school building. 

The scale of the development is approximately the same height as the adjacent two-storey school building and will maintain the same roof shape in order to blend in as much as possible. Although the site is visible from various nearby vantage points, I do not believe that these works would appear unduly conspicuous either in the immediate or wider street scene, and as such will have a minimal impact on the Clitheroe Conservation Area.

With regards to the impact on the adjacent Listed Building, Saint Mary’s Well, the proposal must be assessed against Policy ENV19 of the Districtwide Local Plan. The Policy states that ‘Development proposals on sites within the setting of buildings listed as being of special architectural or historic interest which cause visual harm to the setting of the building will be resisted. In assessing the harm caused by any proposal various factors must be taken into account, including the extent to which the proposed works would bring substantial benefits to the community.’ As such, given the existing streetscene clutter surrounding the Well at present, including the two bus shelters either side, and that the proposal will be removing an existing single storey building in poor condition, I consider that whilst the proposal may have some impact on the setting of the Well (given that the proposal will be introducing a two storey element to the streetscene), existing street clutter has already affected the setting of the Listed Building, and as such this proposal will not further increase the visual harm caused to the detriment of the setting of the Listed Building.

With regards to matters of highway safety, there have been no comments received within the statutory 21 day consultation period, however as there are to be no alterations to existing access points, I do not envisage any negative feedback and consider this proposal to be more than acceptable from a highway safety point of view.

I am of the opinion that this proposal is in accordance with the relevant plan policy. Whilst this development will change the outlook for dwellings adjacent to the site, and views within the Conservation Area, I do not consider that, as proposed, the scheme would cause significant harm to those residents, to the Conservation Area or on the setting of the adjacent Listed Building. In conclusions, 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. The proposal also has an acceptable impact upon the character and setting of nearby listed building, and on the Conservation Area.

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

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

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

3.
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 26 November 2007.

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

APPLICATION NO:
3/2007/1156/P
(GRID REF: 6715, 3041 SD) 

PROPOSED KITCHEN EXTENSION TO REAR AND BEDROOM EXTENSION TO SIDE AT 11 BARKER LANE, MELLOR, BLACKBURN, BB2 7ED

	PARISH COUNCIL:
	The Parish Council objected to the above application as they felt the proposal is intrusive to neighbours.



	ADDITIONAL REPRESENTATIONS:
	One letter has been received from a neighbouring property who raises the following points although they have no objections to the proposal in principle:

· The location plan submitted is considerably out of date and shows none of the extensions to surrounding properties.

· The extension to the objector’s property built in 1992 is built on the boundary so there may be difficulties in establishing foundations for the proposed side extension without impacting on their property.




Proposal

Permission is sought for a single storey kitchen extension to the rear of the property and a double storey extension to the side of the property incorporating a carport on the ground floor with a bedroom over.  The total length of the single storey extension is 3.2m and will increase the floor area of the kitchen by approximately 9.6 square meters.  The two storey extension will be approximately 5.4m x 2.7m x 6.9m to the pitch of the roof and create a total volume of approximately 87 square meters.

Site Location

The application relates to a semi detached property on Barker Lane, off Ramsgreave Drive, and is situated in the Green Belt.

Relevant History

3/1999/0426 – Kitchen extension and replacement garage – Granted Conditionally.

Relevant Policies

Policy G1 – Development Control

Policy ENV3 - Development in Open Countryside.
Policy ENV4 - Green Belt.
Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for a single storey rear kitchen extension and a two storey side extension incorporating an open aspect car port and a first floor bedroom extension.

The Parish Council considers that the proposals will be intrusive to neighbours.  Bearing their comments in mind; with regards to any impact on the nearby neighbours, the design of the proposed single storey rear extension is considered to be acceptable and of minimal impact.  Due to the proposal being single storey, there will be no significant amount of light lost to the neighbours that would be to their detriment.

In terms of visual impact of the two storey side extension, the extension is set back by approximately 2.8m from the front build line and is set down from the main roof line, in accordance with the Council’s SPG on Extensions and Alterations to Dwellings.  

In response to the comments received by the neighbours.  I believe that the location plan submitted is the most up-to-date version available.  I note the concern expressed by the objectors, however it must be noted that building up to and onto the boundary and possible difficulties that may be experienced when building the extension, if granted, are not material planning considerations and would either be a civil matter or controlled under different legislation.

Therefore, having considered all the above factors and bearing in mind the comments 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 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 12 November 2007.
 
Reason:  To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.
 
APPLICATION NO:
3/2007/1162/P
(GRID REF: SD 377555 434529)

PROPOSED CONSTRUCTION OF FRONT ENTRANCE CANOPY. ALTERATIONS TO CREATE GAMES ROOM AND BEDROOM OVER EXISTING GARAGE AND UTILITY ROOM. REAR EXTENSION TO PROVIDE GARDEN STORE/DOMESTIC WORKSHOP WITH STUDY ABOVE. ALTERATIONS TO MORNING ROOM WINDOW TO FORM GARDEN DOORS AND ASSOCIATED EXTERNAL WORKS AT MITTON LODGE, SCHOOL LANE, SIMONSTONE, BB12 7HR.

	PARISH COUNCIL:
	No objections.



	ADDITIONAL REPRESENTATIONS:
	One letter has been received from the adjacent neighbour at Rosedale, who wished to raise the following point of objection:

1.
The west elevation windows directly overlook a ground floor bedroom, bathroom and private garden areas, and as such are contrary to Policy G1 of the Districtwide Local Plan.


Proposal

The application seeks permission for a front entrance canopy/porch towards the front elevation of the property, and an extension to and over an existing utility room and garage to the rear in order to create a billiard/games room, study and additional bedroom at first floor and a larger garage and garden store at ground floor. In addition, the application seeks an alteration to the morning room window on the east facing elevation to form garden doors and various other associated external works.
Site Location

The property in question is a large detached property within the village boundary of Simonstone, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

This application seeks permission for a front entrance canopy/porch on the front elevation of the property, and an extension to and over an existing utility room and garage to the rear in order to create a billiard/games room, study and additional bedroom at first floor and a larger garage and garden store at ground floor. In addition, the application seeks an alteration to the morning room window on the east facing elevation to form garden doors and various other associated external works.

The dwelling itself has not been extended previously, and as such the proposed scale and design of the extensions and alterations are considered to be subservient to the main dwelling. The materials proposed for the construction of the extensions will be a mixture of stone and render, blending in to match, and the entire roof will be slate. With regards to the impact on the streetscene and visual amenity, it is considered that the proposal blends in directly with the existing style and rooflines of the property.

The main issue with regards to this application relates to any possible affect the proposed extension may have on the residential amenity of the adjoining neighbours and, in particular, potential overlooking of a bedroom window and a garden area from windows proposed in the west elevation at first floor level. The extension itself will be approximately 10m from the boundary of the properties and over 14m from the area and window concerned, and the applicant intends to retain and extend the hedge on the boundary between these two properties. Whilst I did not consider the windows in question would cause any serious overlooking issues, following receipt of the letter from the objector, discussions were held with the applicant and subsequently the window for the billiard/games room in the west facing elevation has been reduced in height from 1.15m to 0.7m, and as such is classed as a high level window. In addition, the applicant has shown (via a section through drawing submitted on the amended site plan dated the 11th of January 2008) that the line of sight from these windows is masked by the hedge and will have no impact on the window or area concerned. As such, the proposal is considered to have no significant impact on the residential amenity of the occupiers of the adjacent neighbouring dwelling, and as such complies with the relevant Policies. 

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

SUMMARY OF REASONS FOR APPROVAL

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

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

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

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

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

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.

4.
Notwithstanding the details shown upon the approved plans, the proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be further submitted to and approved by the Local Planning Authority before development commences upon the site.

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

5.
The proposed garage shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of the dwelling house as such) which would preclude its use for the parking of a private motor vehicle.

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

6.
The hedge shown on the amended plan submitted on the 11th of January 2008, marked ‘Proposed Site Plan’, shall be extended, retained and maintained in perpetuity, in line with the details set out within the proposal.

REASON: In order to create an effective boundary screen and minimise any potential impact on the residential amenity of the occupiers of the adjacent dwelling.

7.
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 14 December 2007.

REASON:  To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.
8.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 11 January 2008.

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

INFORMATION / DECISION
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