RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 6 MARCH 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:

	3/2007/0905/P
	Erection of timber garden office building (resubmission)
	Sawley Quaker Meeting House

Grindleton Road, Sawley

	3/2007/1037/P
	Proposed installation of new shop front and increase in internal floor area of ground floor shop
	53 Higher Road

Longridge

	3/2007/1045/P
	Proposed kitchen extension 
	Good Heys Farm

Thornley with Wheatley

	3/2007/1100/P
	Commercial existing building with front access to be used for vehicle mechanical repairs with clerical rear upstairs office
	The Workshop

Kendal Street, Clitheroe 

	3/2007/1106/P
	Change of use of existing building from residential to B1 office use
	Hazelmere, Pimlico Road

Clitheroe 

	3/2007/1115/P
	Erection of replacement dwelling, following demolition of the existing farmhouse and former agricultural buildings, and access improvements
	Fields House Farm

Edisford Road

Waddington

	3/2007/1121/P
	Substitution of house type including minor amendments to door and window openings, internal boundaries and layout of parking spaces (retrospective)
	Arbour Farm

Longridge Road

Thornley with Wheatley

	3/2007/1124/P
	Two storey and single storey extensions and internal alterations including provision of three car garage
	The Follies

Vicarage Lane, Wilpshire

	3/2007/1125/P
	Proposed slate roof and solid wall to existing conservatory with gable built up off existing to form first floor accommodation 
	Laurels, 6 Pinder Close

Waddington

	3/2007/1134/P
	Proposed single storey rear extension including amendments to rear elevation
	1 Spinney Croft

Longridge

	3/2007/1137/P
	Demolition of existing rear extension due to being impractical and uneconomical to repair and demolition of existing yard sheds
	7 Princess Street

Whalley 

	
	
	

	
	
	

	3/2007/1143/P
	Amendment to planning approval 3/2007/0717/P, repositioning of dormer cheek to gable elevation and omission of one window (retrospective)
	39 Mayfield Avenue

Clitheroe 

	3/2007/1145/P
	Orangery extension to existing house
	Skirden Hall, Forest Becks

Bolton by Bowland

	3/2007/1148/P
	Alterations to form new external accessible entrance ramp to main offices and induction room including replacement porch 
	Transport Offices

Castle Cement Ltd

Ribblesdale Works

Clitheroe 

	3/2007/1150/P
	Rear kitchen extension 
	Springvale,Somerset Avenue

Wilpshire

	3/2007/1153/P
	Two storey side extension (resubmission)
	21 Ribblesdale View

Chatburn 

	3/2007/1154/P
	New agricultural building
	Mylah Farm

Rimington Lane

Rimington 

	3/2007/1157/P
	Proposed replacement dwelling over footprint of existing bungalow (bungalow to be demolished)
	Keyfold

Higher Ramsgreave Road

Ramsgreave

	3/2007/1160/P
	Replacement of existing store and rear conservatory with store/utility and garden room to rear
	22 Darkwood Crescent

Chatburn

	3/2007/1161/P
	Put a roof over an existing silage clamp to provide housing for livestock
	Hague Farm

Sawley

	3/2007/1163/P
	Resubmission of application 3/2007/0956/P for proposed garage
	Woodgate

Startifants Lane, Chipping

	3/2007/1165/P
	Change of use of agricultural land to graveyard to facilitate graveyard extension 
	1 Chapel Brow

Longridge

	3/2007/1166/P
	Proposed replacement to rear lean-to extension with two storey extension and additional separate garage and minor modification to site entrance and installation of new septic tank
	Stydd Lee

Stoneygate Lane

Ribchester

	3/2007/1167/P
	First floor extension and sloping roof to single storey rear extension 
	16 Hacking Close

Langho

	3/2007/1169/P
	Single storey sunroom extension replacing exiting conservatory
	The Rochfords

Hurst Green

	3/2007/1170/P
	Two storey side extension 
	12 The Crescent

Whalley

	3/2007/1171/P
	Double garage extension as amendment to planning permission 3/2007/0665
	44 Mellor Lane

Mellor

	3/2008/0002/P
	Demolition and erection of new garage 
	9 Paris, Ramsgreave

	3/2008/0007/P
	Two storey side extension providing a garage, two bedrooms and bathroom and balcony
	22 Crow Trees Brow

Chatburn

	
	
	

	3/2008/0011/P
	Conservatory to rear of property 
	99 Mellor Lane, Mellor

	3/2008/0015/P
	Single storey extension to form WC and porch at the rear
	1 Towneley Road West

Longridge

	3/2008/0024/P
	Single storey extension to form large playroom and store 
	4 Oak Close

Calderstones Park

Whalley

	3/2008/0025/P
	Proposed front/side single storey extension linking the house to the garage
	9 Copperfield Close

Clitheroe 

	3/2008/0029/P
	Alteration of window opening to form external door opening at ground level 
	12 Market Place

Longridge

	3/2008/0031/P
	Two notice boards giving information about the wildlife and history of the area close to Jubilee Bridge next to footpath 
	Lower Holme Field and on Watt Street at the end of Riverside Walk, Sabden

	3/2008/0032/P
	Erection of a single storey timber framed conservatory
	The Old Vicarage 

Shire Lane, Hurst Green


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2007/0046/P
	Extension of residential curtilage and formation of new driveway to house 
	Land west of Bramley Farmhouse

Clerkhill Road

Wiswell
	Policies G1 & ENV1 – detrimental effects on highway safety and visual amenity



	3/2007/0989/P
	New building ancillary to agricultural land for storage of machinery and equipment 
	Land adjacent to Petre Arms Public House

Langho
	Policies G1, G5 and ENV3 – building not essentially required for agricultural purposes and detrimental to visual amenity.



	3/2007/1105/P
	Construction of three holiday cottages, change of use of outbuilding to holiday cottage and alterations to dwelling
	Smithy Garage

Tosside
	G1 – Highway safety.

G1, ENV1, RT1 and Policy 20, JLSP – Inappropriate design to detriment of visual qualities of AONB.



	3/2007/1118/P

Cont/

Cont…..
	Erection of a portal framed agricultural building for general purpose and lambing shed
	Laneside Farm

Grindleton Road

West Bradford
	The building is sited in an unduly prominent and isolated position and if allowed would have a harmful effect on the landscape qualities of the area.  For these reasons the proposal is considered contrary to Policy 5 of the Lancashire Structure Plan 1991-2006 'Greening The Red Rose County', Policies G1, ENV3 of the Districtwide Local Plan and the Council's adopted Supplementary Planning Guidance on new agricultural buildings and roads.



	3/2007/1132/P
	Replacement windows to front and rear elevations.  Small extension to the rear with solar hot water collector.  Raising rear pitch of upper roof to form a loft room and alterations to internal layout
	24 Church Street

Ribchester
	The proposed rear extension would be harmful to the character and setting of the listed building and the setting of other listed buildings in the row.



	3/2007/1133/P
	Replacement windows to front and rear elevations.  Small extension to the rear with solar hot water collector.  Raising rear pitch of upper roof to form a loft room and alterations to internal layout
	24 Church Street

Ribchester
	The proposed rear extension would be harmful to the character and setting of the listed building and the setting of other listed buildings in the row.



	3/2007/1146/P
	Rear entrance porch
	Rhyddings Farm

Birdy Brow

Chaigley
	G1, H10, H17 and SPG “Extensions and Alterations to Dwellings” – Loss of barn character/adverse visual impact.



	3/2007/1149/P
	Change of use from vacant retail unit to restaurant with proposed opening hours of Mon-Thurs 5pm to 10pm; Fri-Sat 5pm to 11pm and Sun 12pm to 9pm 
	72A Whalley Road

Read
	Policy G1 – Detriment to highway safety.




AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2008/0010/N
	Steel portal frame shed for agricultural vehicles
	Moor Close Farm

Wytha Lane

Rimington

	3/2008/0020/N
	Agricultural storage building
	Woodfield Farm

Longsight Road

Clayton le Dale

	3/2008/0049/P
	General purpose store
	Spencers Farm

Lane Ends

Bolton by Bowland


APPLICATIONS WHERE SECTION 106 HAS NOW BEEN ISSUED

	Plan No:
	Proposal:
	Location:

	3/2007/0575/P
	Demolition of exiting garages and construction of 3 affordable dwellings
	Land adjacent 28 Kirkmoor Road

Clitheroe 

	3/2007/0802/P
	Refurbishment of property to form four bedroom property and two one bedroom properties
	17-19 Parson Lane

Clitheroe 


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2007/0629/P
	Retrospective application for the demolition of existing buildings and erection of two new buildings for the breeding/rearing of pigs and production/packaging of sausages
	Blue Bell Farm

Higher Road

Longridge

	3/2007/1083/P
	Mixed use development comprising part conversion/part extension of existing mill into 21 apartments, the creation of 27 townhouses and 188m2 of general industrial space
	Victoria Mill

Watt Street

Sabden


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
	_
	
	AWAITING DECISION

	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
	_
	APPEAL DISMISSED 12.2.08

	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
	_
	APPEAL DISMISSED 18.2.08

	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
	_
	APPEAL DISMISSED 11.2.08

	3/2007/0574

D
	5.11.07
	Mr D & Mrs A Spencer

Alterations to east gable

Lowlands Cottage

Newton-in-Bowland
	WR
	_
	APPEAL DISMISSED 11.2.08

	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
	_
	Site visit 10.3.08



	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
	_
	Statement sent.

Awaiting site visit.

	3/2007/0922

D
	25.1.08
	Mr Knowles

Alteration of porch roof from enclosed lean-to, to open truss.  Illumination of already built menage

Woodstraw Barn

Forty Acre Lane

Thornley
	WR
	_
	Notification letter sent 29.1.08

Questionnaire sent 29.1.08

Statement due by 6.3.08

Awaiting site visit.


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

B 
APPLICATIONS WHICH THE DIRECTOR OF DEVELOPMENT SERVICES RECOMMENDS FOR APPROVAL

APPLICATION NO: 3/2007/0734/P
(GRID REF: SD 6356 3263)

PROPOSED REPLACEMENT OF DISUSED TRACTOR AND CART HOUSE WITH A PAIR OF SEMI DETACHED HOLIDAY COTTAGES AT PEWTER HOUSE FARM, CARR LANE, BALDERSTONE

	PARISH COUNCIL:
	Objection on the grounds that an increase of vehicular traffic, which this development would certainly produce, onto the lane, would be deemed to be hazardous and dangerous.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor has no objections to the proposal subject to the satisfactory completion of a scheme of improvements to Carr Lane (including the provision of passing places and the widening of the lane at its junction with Commons Lane) as previously required by a condition on a previous permission.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from nearby residents who object to the application for the following reasons:



	
	1.
	Carr Lane is a long, single, unmade road not built, or suitable, for access to seven properties.



	
	2.
	The lane is also regularly used as a footpath.  A further increase in traffic will cause serious safety issues.  We use the right of way to walk our children to and from school every day, and it is used regularly by dog walkers and ramblers.  



	
	3.
	The surface of the lane will cause dangerous conditions for heavier traffic use, especially given the ditches on either side. Accidents involving vehicles driving into the ditches have occurred in the past.  Drivers unaware of the conditions, such as holiday makers, would be especially vulnerable.



	
	4.
	The current “passing places” are totally inadequate, and will be even more so for additional usage.



	
	5.
	The access from Commons Lane to Carr Lane is already dangerous because of the blind bend and cars parked for church and school activities. 



	
	6.
	At least seven resident children regularly play on and around the lane and would be put at risk by additional traffic. 



	
	7.
	We purchased our home in 1999 in a quiet location with only one property accessed further up the lane.  If permission is granted for this application a further five houses will be built creating further disturbance, including traffic noise and safety issues.  This creates a loss of enjoyment of a peaceful situation and an increased risk of an accident.



	
	8.
	True justification for additional holiday lets in this area should be fully investigated and proven.   It would be a worrying precedent if all disused farm buildings can be converted into new properties using this approach. 


Proposal

Within the group of buildings at Pewter House Farm is a detached tractor and cart storage building of stone construction with a corrugated sheet roof, which is in a poor state of repair.  Permission is sought for the demolition of this building and its replacement with a semi detached pair of three bedroomed holiday cottages of stone construction with a blue slate roof.  The proposed building would measure 15.1m x 9.1m with an eaves height of 4.9m and a ridge height of 8.4m. 

Site Location

The existing tractor and cart building is situated on the northern edge of the group of buildings at Pewter House Farm which is at the eastern end of Carr Lane approximately 500m away from its junction with Commons Lane.  There is a residential barn conversion (which is in separate ownership) on the south side of Carr Lane, some 60m to the west of the application site.  There are no other properties in the immediate vicinity of the site of the proposed two holiday cottages.

Relevant History

3/91/0564/P – Conversion of another barn at this farm into a dwelling.  Refused.

3/03/0505/P – Demolition of the barn the subject of the previous application above and its replacement with a pair of holiday cottages, including improvements to Carr Lane and its junction with Commons Lane.  Approved.

3/04/0653/P – Amended design for the two holiday cottages approved by the previous application above.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

In 2003 an application for the erection of two holiday cottages on the site of a derelict barn at this farm (3/03/0505/P) was considered in relation to the requirements of Policy RT1 of the Local Plan and found to be acceptable, such that planning permission was granted.

This current application is also for the erection of a pair of holiday cottages on the site of another somewhat derelict agricultural building.  It therefore also falls to be determined with regards to Policy RT1 which states:

“Permission will be granted for proposals which extend the range of tourism and visitor facilities in the Borough subject to the following criteria being satisfied:

1.
The proposal must not conflict with other policies of this Plan.

2.
The proposal must be physically well related to an existing main settlement or village or 
to an existing group of buildings.

3.
The development should not undermine the character, quality or visual amenities of the 
Plan area by virtue of its scale, siting, materials or design.

4.
The proposal should be well related to the existing highway network.  It should not generate additional traffic movements of a scale and size likely to cause undue problems or disturbance.  Where possible the proposal should be well related to the public transport network. 

5.
The site should be large enough to accommodate the necessary car parking, service areas and appropriate landscaped areas.  

With regards to Criterion 2, the existing building, and therefore the proposed new building on its footprint, is part of a group of buildings which also includes the Pewter House Farm complex and the nearby barn conversion dwelling.  The building is actually closer to the main farm buildings complex than the previous barn which has been demolished and replaced with two holiday cottages.  In respect of Criterion 3, the proposed external materials of stone walls and a slate roof would not undermine the character, quality or visual amenity of the locality.  

With regards to the other criteria, the County Surveyor has no objections to the proposal subject to the satisfactory completion of a scheme of improvements to Carr Lane as previously required by a condition on a previous permission.  Some of the required improvement works to Carr Lane have been carried out in accordance with details agreed with a previous County Surveyor.  In order to ensure that the works are satisfactorily completed, it is recommended that a condition be imposed which again requires detailed plans to be submitted for the approval of the Council (in liaison with the County Surveyor) and for the approved works to be carried out in their entirety prior to the commencement of construction works on the proposed pair of holiday cottages.  Subject to the completion of such improvements to Carr Lane, the County Surveyor does not concur with the objections to the proposal on highway safety grounds as expressed by both the Parish Council and a nearby resident.

Overall, I consider that the proposal satisfies the requirements of Policy RT1.  As the proposal would not be detrimental to the general appearance and character of the area, I consider that the requirements of Policy ENV3 are also satisfied.  

Government advice to Local Planning Authorities provided in paragraph 28 of PPS1 reminds that planning applications must be determined in accordance with the Statutory Development Plan unless material conditions indicate otherwise.  There are not considered to be any other material considerations in respect of this particular application.  The part of the Development Plan which was relevant to the previous application at this farm for two holiday cottages, and is still relevant to this current application, are Policies G1, ENV1 and RT1 of the Districtwide Local Plan.  As the proposal is considered to satisfy those Policies, there is no sustainable reason for refusal of this application.  Whilst I understand the neighbour’s comments about the “demand” for such units, such a consideration cannot be made under the existing policy background.  The applicant’s agent has advised that the other two units, which have now been built, are being advertised and let by a major national holiday company, and that that company has expressed support for the two units now proposed, for which it considers that there will also be sufficient demand.  Whilst, therefore, being concerned that a permission will result in two further holiday lets, I consider that permission should be granted subject to the usual condition concerning occupancy, and that the condition will be fully monitored and enforced.

A bat survey report submitted with the application concluded that the demolition of the existing building does not pose any threat to breeding or roosting bats.  The Environmental Health Officer has recommended a condition which requires an investigation to be carried out to assess the risk of the potential for onsite contamination and ground gasses, and for appropriate mitigation measures to be implemented in the event of any potential for contamination being identified.  

Overall, subject to appropriate conditions, I can see no sustainable objections to the application.  I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposed two holiday cottages would have no seriously detrimental effects upon the appearance of the locality, the amenities of any neighbouring residents or highway safety.  

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

1.
The units of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of three months in any one year and, in any event, shall not be used as a permanent accommodation.  A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.  


REASON:  In order to comply with Policies G1, ENV3 and RT1 of the Ribble Valley Districtwide Local Plan.  The site is located in an area where the Local Planning Authority would not normally be minded to grant permission for new units of permanent residential accommodation.  

2.
Prior to the commencement of construction works on the pair of holiday cottages hereby permitted, passing places on Carr Lane and improvements to the junction of Carr Lane with Commons Lane shall have been completed to the satisfaction of the Local Planning Authority in accordance with precise details which have first been submitted to and approved in writing by the Local Planning Authority.  


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

3.
Prior to commencing development of the site, the developer shall submit the following written information to the Local Planning Authority (LPA):

a. 
A desk study report which assesses the risk of the potential for on site contamination and ground gasses.  If the desk study identifies potential contamination in ground gasses, a detailed site investigation shall be carried out to address the nature, degree and distribution of contamination and ground gasses and shall include an identification and assessment of the risk to receptors as defined under the Environmental Protection Act 1990, Part 2a, focusing primarily on risks to human health and controlled waters.  The investigation shall also address implications of the health and safety of site workers, on nearby occupied buildings structured, on services and landscaping schemes and the wider environmental receptors including ecological systems and property.  

  
The sampling and analytical strategy shall be approved by the Local Planning Authority prior to the start of the site investigation survey.

b. 
A remediation statement, detailing the recommendations in remedial measures to be implemented within the site.  Such remedial works shall be implemented by the developer prior to the occupation of the site.

c. 
On completion of the remedial works, the developer shall submit written confirmation, in the form of a site completion report, to the LPA, but all works were completed in accordance with the agreed remediation statement.


Reason: To ensure that there is no risk to human health or pollution of controlled waters and to comply with Policies G1 and G8 of the Ribble Valley Districtwide Local Plan.  

APPLICATION NO:
3/2007/0981/P
(GRID REF: SD 362028 432585)

ERECTION OF FISHERMAN’S LODGE/CABIN, COMPRISING AN AREA OF 17 SQ.M. TO BE USED FOR STORING FISHING EQUIPMENT FOR PERSONAL USE ONLY (RE-SUBMISSION) AT LAND OFF JACKSONS BANK ROAD, BALDERSTONE, LANCASHIRE.

	PARISH COUNCIL:
	Balderstone Parish Council wishes to OBJECT to the above mentioned planning application on the following grounds;

1. Although the location of the development has been moved so that it is no longer visible from Jackson's Banks Road, it will still be visible from the public footpath on the opposite bank of the river and also from the surrounding countryside, and as such is still considered inappropriate,

	
	2. It is still at variance with Policy RT1 7.2.1 iii) which states “the development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design.”

3. It is inappropriate to site this proposed development in open countryside, which is well away from any other development. Policy 7.2.4 states “The farming industry is going through a period of change. The introduction of alternative or additional enterprises on farms will generally be encouraged. Such uses should make maximum use of existing buildings. They should not cause damage to the appearance or character of the countryside.”

4. The planning application states that NO trees are to be felled or pruned in the proposed development. This is impossible to achieve, as the new site appears to be part way down a steep, densely wooded bank. It would therefore be appropriate for the site to be marked out and inspected before the application can be considered,

5. Complaints have been received regarding the gap that has been created in the roadside hedgerow to gain access to the site. We would like to request that the new entrance should be secured with a stock proof barrier and made secure from unauthorised access, and

6. As the applicant is not a local resident, security and maintenance of the site may become an issue, there are concerns that as the site may be unattended for long periods that it may attract unauthorised visitors that may cause nuisance to local residents.

	COUNTRYSIDE OFFICER:
	No objections subject to conditions.



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



	ADDITIONAL REPRESENTATIONS:
	Three letters of objection have been received from nearby neighbours, and the following points of objection have been raised;

1. Concerns regarding stability of the site as it is close to an area that has recently slipped into the river,

2. Potential eyesore spoiling the beauty of the natural surroundings,

3. The applicant states it will be for personal use only, however there is sufficient space to park on the roadside and as he needs a vehicle to get to the site from Simonstone, there is no need for a lodge,



	
	4. We believe the motive for this to be passed then in future apply for a dwelling,

5. Concerns that it may be used for purposes other than storage, i.e. overnight stays, barbeques, entertaining,

6. If passed this will set a precedent for other similar proposals sprouting up all over the place,
7. There is no right of access from the road, as the previous owner made the entrance without permission,

8. Concerns regarding an increase in traffic along this road and increased fishing rights, and

9. Concerns regarding the potential of an increase in burglary in the area.


Proposal

The application seeks planning permission for the erection of a fisherman’s lodge/cabin (15 sq.m.) on an area of hardcore (21.6 sq.m.). The building will measure 3m x 5m x 3m to the ridge height. The building will be constructed in pine logs and will have mineral felt covered roof.

Site Location

The site is located within an area of woodland accessed from the south of the field off Jacksons Bank Road, Balderstone. The land on which the development is proposed is classed as agricultural and lies within woodland designated as ‘Ancient Woodland’ within the Ribble Valley Districtwide Local Plan.

Relevant History

3/2007/0475/P - Erection of fisherman's lodge/cabin (17sqm) and provision of off-road hardstanding parking area (75sqm) immediately adjoining access entrance gate (for personal use only) – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 – Development in Open Countryside.

Policy ENV12 – Ancient Woodland

Policy RT1 – General Recreation and Tourism Policy.
Environmental, AONB, Human Rights and Other Issues

The application seeks planning permission for the erection of a fisherman’s lodge/cabin (15 sq.m.) on an area of hardcore (21.6 sq.m.). The building will measure 3m x 5m x 3m to the ridge height. The building will be constructed in pine logs and will have mineral felt covered roof, and it will be for personal use only. The site is located within an area of woodland accessed from the south of the field off Jacksons Bank Road, Balderstone. The land on which the development is proposed is classed as agricultural and lies within woodland designated as ‘Ancient Woodland’ within the Ribble Valley Districtwide Local Plan.

The application is a re-submission of a previously refused proposal for a cabin at the site plus the provision of an off-road hardstanding parking area, measuring 75 sq.m. in size. This was refused on the basis that the proposed hardstanding and fisherman’s cabin/lodge (more specifically the area of hardstanding), would have appeared as a large, alien and urban intrusion in the open countryside and would have been clearly visible from the surrounding countryside and from the adjacent highway. This re-submitted application now only seeks permission for the cabin itself, and this has now been moved to within the adjacent wood.

The main issues with regards to this application are the visual impact of a building at that location, the impact on the surrounding trees at the site, and any potential impact on highway safety.

Whilst the site is more than a mile and a half from the nearest village boundary, that of Osbaldeston, Policy G5 of the Districtwide Local Plan (adopted June 1998), states that ‘Outside the main settlement boundaries and the village boundaries, planning consent will only be granted for small scale developments which are needed for the purposes of agriculture or other small scale developments appropriate to a rural area which conform to the policies of this plan.’ Bearing this in mind, it is considered that the development proposed conforms to this Policy given its small scale, and is appropriate to this rural area. In addition, Policy ENV3 notes that “Development will be required to be in keeping with the character of the landscape area and should reflect local vernacular, scale, style, features and building materials”, and Policy RT1 states that “The Borough Council will approve development proposals which extend the range of tourism and visitor facilities in the Borough subject to the development not undermining the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design.” With regards to the visual impact on the area, the site itself is well screened at present by a dense hedge and tree treatment on the boundary of the site. It is considered that the design and style of the building is appropriate for this type of area, and the building has been sited to cause minimum visual impact on the surrounding area, and it provides the most appropriate location given that it will be adequately screened from the nearby highway.
With regards to any potential impact the proposal may have on the woodland, I must refer to Policy ENV12 ‘Ancient Woodland’ which states that “Development proposals which would result in loss or damage to ancient woodlands will be refused unless it is demonstrated that the loss or damage is outweighed by other material factors.” Given that the applicant has submitted a site survey showing that there will be no damage to any of the nearby trees, which has been approved by the Countryside Officer, David Hewitt, it is considered that the proposal complies with this relevant Policy, and as such will cause no harm to the adjacent trees in this woodland location.

Finally, as it is considered that there is ample on street parking at this location along Jacksons Bank Road, providing the site is conditioned to be for personal use/non commercial and for storage purposes only, I do not consider that the proposal will have a significant impact on highway safety, and as such is considered to comply with the relevant Policies.

Therefore, bearing in mind the above comments and whilst I am mindful of the comments from the nearby neighbours, given its well screened location and design, I consider the scheme to now comply with the relevant policies, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The proposed fisherman’s cabin shall be used for the private storage of fishing equipment only and for no other purpose.  


Reason:  In order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan, in that permission has been granted based on the individual circumstances applying in this case, and its use separate from the above could be injurious to the amenities of the neighbouring occupiers, to the character of the area and would require further consideration by the Local Planning Authority.

2.
The proposed development shall inure for the benefit of Mr Wayne Fyles and accompanied friends/family only and not for the benefit of the land nor any other person or persons, whether or not having an interest in the land.


Reason:  In order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan, in that permission has been granted based on the individual circumstances applying in this case, and its use separate from the above could be injurious to the amenities of the neighbouring occupiers, to the character of the area and would require further consideration by the Local Planning Authority.

3.
No external lighting, including security lighting shall be installed or used at the site without applying for planning permission.


Reason:  In order that the Local Planning Authority may ensure that there is minimal visual impact in accordance with Policies G1, ENV3 and ENV12 of the Ribble Valley Districtwide Local Plan given the location of the site.

4.
Precise specifications or samples of the materials to be used for the walls and roof of the approved cabin, including their colour and texture, shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.


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

5.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice. 


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


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


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


REASON:  In order to ensure that any trees affected by development and considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development.

NOTES

1.
The watercourse adjoining the site is designated a "main river" and is therefore subject to the Environment Agency's Land Drainage By-laws.  Consent will therefore be required under the By-laws for certain works in on or around the watercourse, including:

(i)   The planting of trees or shrubs or the erection of buildings/structures, including fences within 8 metres of the top of any bank/retaining wall of the watercourse.

(ii)  The construction of a new surface water outfall.

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

APPLICATION NO: 3/2007/1048/P
(GRID REF: SD 6728 3563)

PROPOSED CONVERSION OF EXISTING FARM BUILDINGS FOR EMPLOYMENT PURPOSES (INCLUDING VARIOUS SITE WORKS AND IMPROVED ACCESS).   REBUILDING OF EXISTING FARMHOUSE INCLUDING IMPROVEMENTS TO FACINGS OF AGRICULTURAL STORE AT SALESBURY HALL FARM, SALESBURY, RIBCHESTER

	PARISH COUNCIL:
	No comments received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):


	No objection subject to conditions.  I consider that the proposed level of traffic generated by this development is sustainable and that the exiting roads serving this site are suitably constructed with adequate capacity.  The proposed means of access has been designed to a suitable standard for two way movements in terms of carriageway width, junction radii and surfacing materials.  In addition the closure of redundant agricultural accesses and the creation of a single means of vehicular access to the site is to be welcomed. 

	COUNTY PLANNING:
	The Director of Strategic Planning and Transport considers that the proposal is acceptable from a strategic planning perspective.



	COUNTY ARCHAEOLOGY:
	No objection in principle subject to imposition of conditions.  

	
	
	

	ENVIRONMENT AGENCY:
	Are satisfied with the revised assessment and as such withdraw their objection. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received which expresses concern about the details of the proposal and its highway implications.  Members are referred to the file for full details of this comprehensive objection which can be summarised as follows:



	
	1.
	Part of the application involves the conversion of two existing farm buildings to 14 business units which is an increase of three above the previous submission.  The increase in numbers of units raises the question of whether more openings in the fabric of the building to achieve these additional offices is acceptable and complies with EMP9 (iii) which requires that conversions do not adversely affect the character of the building.



	
	2.
	The revised plans mean there is a potential for conflict of cars and service vehicles in the car parking area with limited scope for larger vehicles to turn around outside the site.



	
	3.
	Question the location of the car parking which is distant from The Dairy and The Byre as it is visually exposed.



	
	4.
	The second barn is to remain for family estate management purposes albeit with a mezzanine floor incorporated.  Whilst it can be used for storage purposes it is not an office and should not become one.  Therefore, conditions should be attached restricting the future use of barns to agricultural use.



	
	5.
	The number of car parking spaces are excessive and will encourage workers to use their cars. 



	
	6.
	The provision of 59 parking spaces and its implications for increased road travel is only a 23% reduction on the previous scheme which is not significant enough to overcome highway problems highlighted by the County Surveyor in the previously refused scheme.  



	
	7.
	Question sustainability issues as the development does not comply with PPS7 in terms of it being appropriately located and meeting sustainable development objectives.


Proposal

This application seeks consent for the redevelopment of a collection of farm buildings and existing farmhouse to provide the following accommodation:

· approximately 1300m2 net letable area (1685m2 gross) of business floor space within refurbished buildings;

· rebuilt farmhouse;

· retention of agricultural building for storage (440m2);

· formation of car parking;

· retention of agricultural building (2000m2);

· removal of slurry tank and demolition of milking parlour:

A detailed breakdown of this is given below:

Farmhouse

It is proposed to replace the existing two storey farmhouse with a two storey stone built dwelling having approximately dimensions of 13.5m x 8.5m x 9m in height with a single storey offshoot accommodating family room and double garage approximately 6.7m x 10.5m x 6m to the apex of its pitch.  Garden/amenity space is provided to the south within existing domestic curtilage with access being via a proposed new length of track approximately 4m wide x 65m in length along the overall site’s western boundary which does represent a minor encroachment on to agricultural land in order to facilitate the width of track required at the back of The Barn.

The Dairy

This is an existing single and two storey building of stone and brickwork construction that occupies a prominent roadside setting directly opposite (to the south) of Salesbury Hall.  It will be converted into two small office units with a central reception, meeting rooms and catering/vending facilities for the development.  In terms of work to the exterior of the building it is intended to restore the natural stonework sections whilst over rendering the existing brickwork.

The Byre

This comprises a ten bay stone barn and six bay stone barn situated to the south of the dairy.  Restoration of the building fabric is proposed with a limited number of new openings formed and existing door openings being reused as full height glazing or access point into the new offices suites.  In total the building would provide twelve offices and meeting room accommodation.

The Barn

This building is of concrete and corrugated sheeted construction and is set to the north west of the farmhouse.  It is presently used as storage by the applicant and will continue to do so. However, the submitted plans indicate that the low level concrete would be over clad with stone, the high level corrugated sheeting would be replaced with hit and miss vertical larch boarding whilst the existing corrugated roof sheeting would be retained.  An internal storage mezzanine floor would be provided.  

Animal Shed

This building is approximately 2000m2 and set to the west of the site.  It is proposed that this building would be retained and continue to be used for agricultural purposes whilst the milking parlour to the east abutting the roadside and slurry tank to its north would both be removed.  

Parking/Landscaping

The scheme provides for a maximum 59 car parking spaces for staff and visitors.  This is focussed on two areas – one of which is directly opposite the entrance to Salesbury Hall set between the barn to be retained for estate storage and the barn to be retained for agricultural use, the other is on the site of the slurry tank to be removed to the west of the aforementioned barn.  These areas are proposed in a loose bound, free draining shale, creating relatively informal areas interspersed with low lying shrub planting with standard trees within verges.

Footpaths around the buildings are to be riven slate or sandstone with timber kerbs to grassed areas.  Perimeter fencing to the site is shown as timber post and rail with supplementary hawthorn hedging.  Artificial lighting will be installed at low level using bollards or wall mounted fittings to minimise the effects of light pollution on the surrounding countryside.  

Site Access

The scheme proposes to consolidate the three existing access points into a single main entrance to serve the retained agricultural building, building for estate storage, office development and replacement dwelling.  It would be set approximately 60m to the west of the entrance to Salesbury Hall and would give improved visibility and sightlines.  

Gravel Extraction

The estate owner has a (suspended) gravel extraction permission adjacent to the River Ribble.  The present position (established on appeal) is that this use is capable of resumption subject to the agreement of updated operating conditions.  At one time the business involved the extraction of up to 40 tonnes of gravel per day from the river, together with extensive storage, processing and operational structures (and also significant generated traffic).  As part of this application the estate owners have agreed to surrender the gravel permission with the former gravel works/office/store/workshop being retained for estate storage purposes.  

Traffic Generation

This application is accompanied by a traffic supporting statement that indicates traffic generation to be some 30 trips (27 in and 3 out) in the AM peak period, with 26 trips (4 in and 22 out) during the PM peak period.  Given the location of the development it is anticipated that the generated traffic would consist mainly of cars and light vans with some larger vehicles making occasional deliveries, eg office supplies, refuse collection.

Site Location

Salesbury Hall is set within open countryside and comprises a number of agricultural buildings surrounded by fields.  It is directly opposite the recently rebuilt Salesbury Hall and is in close proximity to land which has previously been used for the Royal Lancashire Showground.  

Relevant History

3/2007/0204/P – Rural business park following refurbishment/small scale rebuilding of existing farm buildings.  Rebuilding of farmhouse with complementary landscaping, parking and improved access.  Resubmission.  Refused 27 April 2007.  

3/2006/0544/P – Proposed rural business park following refurbishment or rebuilding of existing agricultural buildings.  Rebuilding of existing farmhouse with associated amendments to existing agricultural building to create owner’s storage and horse stabling exercise area (with complementary landscaping/car parking and access provisions.  Withdrawn.

3/92/0192/P – Registration of Interim Development Orders, extraction and processing sand and gravel.  Refused.  Appeal allowed 14 September 1993.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV7 - Species Protection.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Policy EMP9 - Conversions for Employment Uses.

Policy T1 - Development Proposals - Transport Implications.

Policy T7 - Parking Provision.

Policy 1 – General Policy - Joint Lancashire Structure Plan

Policy 5 – Development Outside Urban Areas – Joint Lancashire Structure Plan

Policy 7 – Parking – Joint Lancashire Structure Plan

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

Policy 24 – Flood Risk – Joint Lancashire Structure Plan

Consultation Paper on a new Planning Policy Statement 4: Planning for Sustainable Economic Development (December 2007)

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application are the principle of development, its visual impact and effects on nature conservation interests and highway safety.  

With regard to the replacement dwelling, policy H14 of the Local Plan provides for such development, provided that it does not lead to an excessive increase in size and that there is no significant adverse visual impact.  I am satisfied that in these respects, this element of the proposal is in accordance with adopted development plan policy.  I am mindful that part of the proposal is the provision of a new access to the dwelling and whilst this would represent a minor encroachment on to agricultural land in order to provide enough width the back of The Barn, I consider that it would not have a significant adverse visual impact and could be justified on the grounds of separating a residential access from that part of the overall site which would be utilised by office space and its associated parking.  

Next, consideration should be given to the proposed retention of The Barn for family estate management purposes.  The barn is currently used for storage purposes and the proposed cladding treatment as outlined elsewhere within this report would be an enhancement to its present condition.  The comments received on behalf of a nearby resident question whether the actual usage of the barn for estate storage and other barns for agricultural use should be conditioned if planning consent was forthcoming.  In response, I would point out that the continued use of the agricultural building for that purpose would not require consent for that use and that if at some point in the future a different use was to take place that would require separate consent.  Thus in relation to the 2000m2 building, I would not consider any specific condition necessary.  In relation to The Barn, again the intention is to continue an existing use ie estate management storage.  Again, if its use was to deviate from this to office use, it would also require the submission of an application for a change of use with the principle of such a use being determined on its own merits at that time.  Thus I conclude that this aspect of the proposal is in accordance with plan policy and would not require conditions to be imposed to secure continued use for the stated purposes.  

With regard to the employment aspect of the proposal, policy EMP9 of the Local Plan concerns itself with the conversion of barns and other rural buildings for employment uses and is generally supportive provided a number of criteria are met.  In particular, there should be no unacceptable disturbance to the neighbours; the building should have a genuine agricultural history; it should be structurally sound and capable of conversion without the need for major alterations which would adversely affects its character; its conversion would not harm the appearance or function of the area; the conversion would be of a high standard and the access would be of a safe standard or is capable of being improved without harming the appearance of the area.  The Dairy and The Byre are buildings of character and the proposed conversion would not detract from their quality as only a limited amount of new openings and changes to external materials are proposed.  Comments have been made about the increase in units over the previously refused scheme and resultant impact on the character of the building.  However, I am satisfied that the requirements of EMP9 in terms of design are met.  

In terms of compliance with the Joint Lancashire Structure Plan the response of the Chief Planning Officer at LCC is that in principle building conversions and the re-development of existing groups of buildings for employment generating uses outside villages and other settlements will be supported.   It is noted that the site has lower accessibility and would not therefore reduce the need to travel under para 6.1.18 of the JLSP.  Indeed, this is something which has been raised by an objector.  However, the response from the Chief Planning Officer makes specific reference to advice contained within draft PPS4 (December 2007) which states that “a site may be an acceptable location for development even though it is not readily accessible by public transport”.  On the basis of this I am satisfied that in principle the use put forward does accord with the most up to date planning policy.  

With regard to matters of highway safety the scheme has been reduced in nature since the previous submission which has resulted in no objections being raised from the County Surveyor.  The visual impacts of the development as put forward to Committee ie the conversion, replacement dwelling, retention and cladding of barn, retention of building for agricultural use and car parking are in themselves not considered to significantly detract from the surrounding landscape.  

It is however felt important to draw Committee’s attention to the species protection measures that have been incorporated within this scheme.  Protected species are a material consideration when determining planning applications and current legislation requires Local Planning Authorities to ensure that surveys for protected species and mitigation measures form part of the planning process.  A survey of protected species carried out in 2006 recorded the presence of three species of bats.  Therefore, a DEFRA licence will be required prior to commencement of any development.  Given the presence of these species the applicant has incorporated into the development the need to provide temporary roosts during construction works and permanent roots within the works subject of this application.  However, due to the time that has elapsed since the bat survey was carried out a new survey will now be required as this will be a condition of the planning decision.

Therefore, having very carefully assessed all the above factors I consider that the principle of the scheme ie supporting economic growth within the borough accords with policy without causing significant detriments to either visual amenity or highway safety and should thus be looked upon favourably.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 4 February 2008 which show a revised access point to the development to achieve satisfactory sight lines.


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

2.
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.

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


REASON:  To comply with Policies G1, H16 and H17 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 Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan.

5.
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.

6.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policies G1, and H14 of the Ribble Valley Districtwide Local Plan.

7.
No work shall take place on the site until the applicant or their agent or successors in title has secured the implementation of a programme of building recording and analysis.  This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.


REASON: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the buildings/site as required by Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan. 

8.
Prior to commencement of development, precise specifications of any lighting bollards to be used throughout the development shall have been submitted to and approved in writing by the Local Planning Authority.  The external lighting scheme shall be provided in accordance with the details so approved.


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

9.
No site works, including any demolition works, shall be commenced until an updated bat survey has been conducted by a person, the identify of whom has been previously agreed in writing by Natural England (Species Protection Officer) and the Local Planning Authority (Countryside Officer) to investigate current use of the buildings/site by the three species of bats recorded in the bat survey dated 7 November 2006.  The updated survey shall include details of all species present and mitigation measures required and the development shall thereafter be carried out in strict accordance with the recommendations of the updated survey.  


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.  A bat survey dated 7 November 2006 recorded the use of the buildings by three species of bats – brown long eared/whiskered and pipistrels requiring an application for a protected species licence.  As the survey is out of date a new survey is required in order to ascertain whether there has been any changes in circumstances and in order to fulfil the requirements of the species protection licence application.

10.
Prior to commencement of development the applicant shall submit to the Local Planning Authority a unilateral undertaking which shall relinquish all rights to pursue the extraction and processing sand and gravel IDO approved on appeal under 3/92/0192/P.  The unilateral undertaking shall make clear that it is only upon commencement of works to implement this approval that rights to implement the former will be foregone.


REASON: For the avoidance of doubt and in the interests of highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan as the applicant offer to relinquish a prior approval in order to offset traffic movements. 

11.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.


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

12.
Prior to commencement of development a Travel Plan with measurable and enforceable outcomes for its implementation including a robust strategy for reducing single occupant car journeys shall be submitted to and approved in writing by the Local Planning Authority.


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

13.
The car parking spaces and manoeuvring areas shall be marked out in accordance with the approved plan and be available for use before The Dairy and The Byre are brought into use.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan to allow for effective use of the parking areas.  

NOTE(S):

1.
This consent requires the construction, improvement or alteration of an access to the public highway.  Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the works to be carried out.  Only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any access works can start you must contact the Environment Directorate for further information by telephoning Area Surveyor East 01254 823831 or writing to the Area Surveyor East, Lancashire County Council, Area Office, Riddings Lane, Whalley, Clitheroe BB7 9RW quoting the planning application number.

APPLICATION NO:
3/2007/1062/P
(GRID REF: SD 7771, 3336) 

PROPOSED NON-ILLUMINATED SHOWROOM/ SHOP SIGN (RETROSPECTIVE) AT DIGITAL WORLD GROUP LTD, TIME TECHNOLOGY PARK, BLACKBURN ROAD, SIMONSTONE

	PARISH COUNCIL:
	The sign has replaced the former business park sign which related to the whole of the site, whereas the current application refers solely to an individual business operation on the business park, as such, and if permission was granted would create a precedent, which would contravene previous practice and opening up a possibility of numerous other businesses on site requesting similar considerations.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	There have been no formal comments or observations received within the statutory 21 day consultation period.


Proposal

Retention of a non-illuminated sign positioned on the central part of the main building (formerly known as Building B) fronting Blackburn Road advertising “TV World”.  The sign has dimensions of approximately 5m (length) x 1m (height).

Site Location

The property in question is situated on Time Technology Park, an industrial area to the north of Blackburn Road, Simonstone.

Relevant History

3/2006/0331/P
 - Six signs on posts and one hoarding type sign (illuminated) at the entrance to Time Technology Park - Refused.

3/2000/0223/P
 - Internally illuminated free standing sign at Time Computers, Granville House – Approved.

3/2000/0543/P
 - Proposed advertisement consent for an internally illuminated fascia sign at Granville House – Approved.

3/1992/0245/P
 - Externally illuminated fascia sign at the front of Building B – Approved.


Relevant Policies

Policy G1 – Development Control

Environmental, AONB, Human Rights and Other Issues

Although the sign has replaced the former business park sign which related to the whole of the business park site (3/1992/0245/P), if consent is given this would not necessarily create a precedent, as suggested by the Parish Council, as subsequent planning applications would be treated on their own merits.  Furthermore, I consider that this sign, being situated on the front elevation of the building has less of a visual impact than the previous business park sign positioned on the top of the building.  

Although the sign is fairly large, given its siting within an industrial park and given the advertisement will not be illuminated, I do not consider it to be unduly out of keeping with the area.  I consider the application meets with the provisions of the Local Plan and therefore recommend it be approved.

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: 3/2007/1074/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 PREVIOUSLY COMMENTED:
	
	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 details of how the fence is to be adjusted to take account of the new access and related visibility splay.   Following verbal discussion no objections, but would have preferred to see plans and details showing how the access is to be used for emergency purposes only.  Requires details of footway and a reduction in the size of the existing entrance. 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 the retention of the existing main access for emergency purposes only and 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 would create a new access for the Club and provide a direct route into an enclosed area surrounding the Club and associated car parking.  A security fence would be erected to prevent 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 application was deferred at the last Planning and Development Committee.  This proposal is for a new access point to serve the Canberra Club and sports facility within the British Aerospace complex with the existing access retained for emergency purposes.  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 recognise this would create a new access point but it should be recognised that the existing access would be for emergency purposes and effectively blocked up to prevent public 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 used for emergency purposes only.

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 for public access and be solely for emergency purposes. 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 public 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. 

5.
Prior to the approved access coming into use, a scheme to ensure the closure of the existing western access to the A59 for all vehicles other than in an emergency, shall be submitted to and approved in writing by the LPA and thereafter implemented and remain in perpetuity. 

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:
3/2007/1101/P
(GRID REF: SD 7740 4950)

PROPOSED DEMOLITION OF EXISTING DORMER BUNGALOW AND ERECTION OF NEW TWO STOREY DWELLING AND DETACHED DOUBLE GARAGE AT MEAR CROFT, HOLDEN, BOLTON BY BOWLAND

	PARISH COUNCIL:
	No objection on the ground that the property should be built of natural random stone.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received.  Members are referred to the file for full details which can be summarised as follows:



	
	1.
	The bungalow is in a prominent position considerably higher than street level.  The plans are inadequate to show how re-development would overcome this.



	
	2.
	Policy 5.13.19 of the Districtwide Local Plan states single storey buildings should remain single storey.



	
	3.
	Policy H14 – Holden is in the AONB where excessive increases in size will not be permitted.



	
	4.
	When a conservatory, sunroom, double garage and veranda extensions were built a few years ago, the volume of the building increased by 60%.  Increasing the height and floor space further would result in an over intensive and over bearing form of development.  



	
	5.
	There is no need for a separate double garage.



	
	6.
	The plan does not provide an integrated scheme appropriate to a small village and would set a dangerous precedent.  


Proposal

This application details a proposed replacement dwelling with a two storey construction of approximate dimensions of 11.5m x 8.5m x 6.5m in height.  To its front would be a single storey pitched roof porch some 3m x 2.3m x 3.5m to the apex of its pitch with a lean-to extension to its southern gable approximately 5.2m x 8.5m x 4.5m in height meeting the gable of the dwelling at its eaves.  Construction materials would be coursed stone under a slate roof.  

To its east would be set a detached garage with approximate dimensions of 6.3m x 7.6m x 5.1m to the apex of its pitch constructed of coursed stone under a slate roof.  

Site Location

The site is set to the north of Holden Lane occupying an elevated roadside position.  It is within the identified settlement limit within land designated AONB with Broxup House to the opposite side of the road being a listed building.  

Relevant History

3/93/0369/P – Double garage and conservatory.  Approved with conditions 16 September 1993.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H13 - Rebuilding/Replacement Dwellings - Within Settlements.

Policy 20 Lancashire’s Landscapes Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are compliance with policy and potential impacts on visual and residential amenity.  

Policy H13 of the Local Plan does provide for the rebuilding/replacement of dwellings within settlements.  The existing bungalow on site has had several extensions and alterations to it in the past namely a flat roof extension to the north side, a large corrugated plastic roofed lean-to extension, a large glazed conservatory and other additions which have resulted in a dwelling that whilst being part of the established street scene does little to respect/reflect the qualities of the properties that surround it.  The scheme before Committee seeks to demolish this building and replace it with a more traditional two storey structure on the same footprint with the overall ridge height increased by approximately 1m.  Given the location of the property within an identified settlement limit, the policy of the plan does not seek a size limit for such works and therefore the comments of the objector regarding policy H14 are incorrect in that a more relaxed approach is adopted towards the size of the dwellings within settlements.  There is a need however to ensure that any development would not have a significantly detrimental effect on the visual qualities of the area.  The dwelling has been designed to be a traditional stone building with proportions and detailing to reflect those dwellings which surround it.   The objector is correct in stating that the dwelling would be set higher than street level but this is an existing feature of the street scene and a cross section provided as part of the application shows that the proposed replacement dwelling would still have a lower ridge height than Broxup House (a listed building) to the opposite side of the street.  I do not consider that the massing and scale of the structure would prove significantly detrimental to the street scene nor would the detached garage that is also shown as part of this proposal.  

Having regard to residential amenity I am satisfied that the scheme provides adequate privacy distances and in this respect would comply with the requirements of plan policy.

Therefore, having regard to all the above I am satisfied that the scheme would not result in an over large dwelling to the detriment of the visual characteristics of the area.  It has been designed sympathetically to sit comfortably within the established street scene and would not, I believe, detract from the setting of the listed building directly opposite.  I 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.
The building shall be faced in natural stone and roofed in natural blue slate unless alternative materials have first been agreed in writing with the Local Planning Authority.


REASON:  In accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of external appearance given the location of the property in the Forest of Bowland Area of Outstanding Natural Beauty.

2.
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.

3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policies G1 and H13 of the Ribble Valley Districtwide Local Plan.

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

APPLICATION NO:
3/2007/1117/P
(GRID REF: SD 7730 4672)

PROPOSED ERECTION OF DOMESTIC GARAGE TO REPLACE EXISTING CAR PORT AT GREEN END, SAWLEY

	PARISH COUNCIL:
	Object on the following grounds:



	
	1.
	It is sited inappropriately for a large double garage.

	
	2.
	It would have an adverse visual impact on the surrounding properties.



	
	However, the Council would not object to the garage being sited at the side and to the east of the main house adjoining or located near to the existing garages.

	
	
	

	ADDITIONAL REPRESENTATIONS/STATUTORY NOTICE:
	No comments received. 


Proposal

Consent is sought for the replacement of a car port with a garage having approximate dimensions of 6.2m x 6.2m x 4m to the apex of its pitch.  It would be constructed of random stone work under a blue slate roof.  

Site Location

The application site is set to the north of Sawley Road outside any defined settlement limit being accessed via an existing vehicular access track that serves a small collection of dwellings.  It is within the Area of Outstanding Natural Beauty, Conservation Area and Green End the parent property is a grade II listed building.

Relevant History

None. 

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

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

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are visual impact and potential impact on neighbouring amenity.  

In terms of the visual impact of the works, notwithstanding the comments of the Parish Council, I am mindful of the existing mono pitched structure in situ and do not consider that there would be any significant detriment caused from the development proposed.   There is extensive hedgerow coverage in the locality and thus the views of this structure will be very localised. I acknowledge that it will be higher than the existing car port but conclude that it would be seen against the backdrop of existing dwellings namely Friends Cottage and Green End Cottage.  The land is part of the garden area to Green End and I do not consider that this more appropriately designed building would cause any greater impact to surrounding residents than the current car port use.  Neither do I conclude that it would have an adverse impact on the listed building.  Therefore, I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED 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.
The proposed garage shall be for private and domestic purposes only and no trade or business whatsoever shall be carried out from within the building.  


REASON:  In order to safeguard nearby residential amenities as provided for within Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2007/1130
(GRID REF: SD 7380  6063)

DEMOLITION OF EXISTING SINGLE STOREY REAR EXTENSION, AND THE ERECTION OF A TWO STOREY REAR EXTENSION AT 7 PRINCESS STREET, WHALLEY

	PARISH COUNCIL:
	No observations have been received.



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

· Loss of light into neighbouring properties

· Overlooking into neighbouring properties                                                                     


Proposal

Consent is sought for the erection of a two storey rear extension to replace the existing single storey extension of approx. dimensions 3.4m x 3.4m x 6.5m in height to the ridge. Materials used are render and red brickwork with grey roof slate on the roof all to match the existing property.

Site Location

The proposal relates to an end of terrace property within the settlement limit of Whalley in an area designated as a Conservation Area.

Relevant History

3/2007/1137 – Demolition of existing rear extension and sheds.  Conservation Area consent granted. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the proposal and the potential impact on neighbouring residential amenity.

In terms of visual impact the scale, size and design of the proposal is acceptable and would not dominate the existing property. The proposed two storey extension would improve the appearance of the property to the rear by removing the existing single storey extension which is considerably unsympathetic to the existing building and the materials used will match those of the existing property.

The effect on residential amenity is minimal as there are no residential properties directly opposite to the proposal. The proposed extension will match the buildline of the extension on the adjacent property thus the proposal will not contribute to any loss of light to the neighbouring property. 

I note the concerns of the neighbours on Queen Street whose properties back onto the side street adjacent to 7 Princess Street regarding both loss of light into their property from the proposal and the potential of overlooking from the insertion of windows in the side elevation. I am of the opinion that the potential impact of the proposal to properties on Queen Street and any effects of loss of light is minimal given the orientation between the two properties and the distance between them. Concerns were raised regarding the insertion of windows in the side elevation of the proposal which would overlook into the back of properties on Queen Street. From the plans submitted it is evident that the only window to be inserted at first floor level is to the rear elevation of the proposal facing the back street and none to the side elevation of the proposal, thus there is no potential impact of overlooking into the back of the neighbouring properties, however a condition shall be placed to remove permitted development rights so the building could not be altered by the insertion of any window or doorway without the permission of the Local Planning Authority.

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

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

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

APPLICATION NO:
3/2007/1147/P
(GRID REF: SD 6647 4366)

PROPOSED ERECTION OF AGRICULTURAL BUILDING FOR LIVESTOCK, FODDER AND MACHIENERY AT LEES HOUSE FARM, WHITEWELL ROAD, COW ARK, LANCASHIRE

	PARISH COUNCIL:
	In a letter dated 2 January 2008, the Parish Council raised no objections to the application. However, a Parish Councillor raised concerns on the 5 February 2008 that neighbours had not received notification letters.  He also raised concerns about the ownership of the track.

	
	
	

	RURAL ESTATES MANAGER:
	The Rural Estates Manager was consulted on the previous application, 3/2006/0482/P, which he commented as follows:

A general purpose agricultural building of the size proposed would be a useful agricultural facility which I consider could be regarded as being necessary for the purposes of agriculture within the unit.

The cladding materials will provide versatility of use which I feel would be appropriate given the description of the proposed development.  With reference to the eaves height, I would comment that this is slightly higher than a general purpose building for the type of use identified although I would advise that generally eaves heights for general purpose agricultural buildings can range from 3.6m to 4.5m.  I expect you will have your own views with regard to the colour of the roof cladding in view of the fact that in addition to the natural grey colour there are a range of colours which exist and, from experience, dark colours tend to be preferred to help soften the visual impact of the building.  



	
	I understand that the proposed site has been chosen to avoid having any agricultural activity within the vicinity of the residential units.  I feel this would generally be contrary to the advice in paragraphs 27 to 29 of the annex (Annex E of PPG7 - revised) but you may consider this appropriate in this instance. given the different property ownerships which exist close to where the applicant’s dwelling is located.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a resident living in one of the properties on the original farm complex supporting the application for the following reasons:

1. The proposed livestock building is not out of character for the area, after all it is a farming community.

2. Mr Swingler has done a large amount of work on the farm demolishing porta cabins and temporary storage buildings since taking ownership of the farm.  This has benefited all residents of the other four properties at the farm.

3. He is not aware of any farm in the local area in excess of 200 acres that doesn’t have any farm buildings to house livestock and machinery.  

4. We are trying as a country to protect our heritage and farming community, I don’t understand how we can do this if we take away the basic tools of the trade, which I consider a storage building to be one.


Proposal

The application seeks permission for an agricultural building to house livestock, fodder and machinery.  The proposed agricultural building will measure approximately 18.3m x 9.15m x 4.3m to the eaves level and 5.5m to the ridge. 

Site Location

The site in question is located off Whitewell Road approximately 350m to the southwest of the applicants address Arkrome Cottage and is situated within the Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). 

Relevant History

3/2006/0482
Erection of a general purpose agricultural building for livestock, machinery and hay and straw – Refused.

Relevant Policies

Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV1 – Area of Outstanding Natural Beauty

Policy SPG – “Agricultural Buildings and Roads”

Environmental, AONB, Human Rights and Other Issues

The application relates to an agricultural building proposed to be located approximately 350m to the southwest of the applicants address, Arkrome Cottage, which is situated within the Forest of Bowland Area of Outstanding Natural Beauty, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).  

The proposal is for a three bay steel portal frame building.  The building will be fully enclosed with provision for access in both gable ends via a 3.6m wide entrance door.

The siting of the building is at the junction of two farm tracks and is positioned opposite cattle handling pens used by the applicant.  Although the previous application was refused on siting I consider that, as the applicant does not have any agricultural buildings, as a result of conversion to dwellings by the previous owners, then the siting is acceptable as it is positioned near to the cattle handling facilities and is partially screened by the woodland to the south.  In terms of views from Whitewell Road, the views to the building will be broken by rows of trees to the far north and west of the building.  One of the residents within the farm complex has requested that the building be screened by trees or a coppice.  However, I think such a request is unreasonable considering the rural location and the distance of the building from the residential properties.

Notwithstanding the plans submitted on the 12 December 2007 the applicant has agreed to face the concrete panels with natural stone rather than the timber originally proposed in order to make the building in keeping with the surroundings.  The timber space boarding above will remain and the roof will be lakeland blue in colour to blend into the open countryside as opposed to the natural grey corrugated fibre cement sheets proposed. 

The Rural Estates Manager has found there to be sufficient agricultural justification for a building, I consider the proposed siting to be appropriate to the needs of the farm and close to the cattle handling facilities, and the agreed materials are suitable to the AONB.  

With regard to the concerns made by a Parish Councillor on the 5 February 2008 all properties were notified by the department and were sent via the Post Office.  Having spoke to the agent acting for the Duchy of Lancaster they do not wish to object on details of land ownership.  Therefore, taking the above into consideration I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

APPLICATION NO:
3/2007/1164/P
(GRID REF: SD 7001 3674)

PROPOSED CHANGE OF HOUSE TYPE ON PLOTS 24, 25 AND 26 CHAPEL CLOSE, BROCKHALL VILLAGE, OLD LANGHO

	PARISH COUNCIL:
	Objects to this application on the same grounds as previously.  The Council feels that the concept of live/work units has been totally lost in these plans.  We trust that this application will be refused for the same reasons that application 3/2007/1071/P was recently refused. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received 


Proposal

Permission is sought for the erection on each of the three plots of a two storey detached house (with additional accommodation within the roofspace) and a detached double garage.  The houses on plots 24 and 25 are exactly the same house type, whilst a different house type, but of a similar size, design and external materials, is proposed for plot 26.  The external materials, precise details of which are to be submitted for approval at a later date, comprise rendered walls with some timber cladding and pitched tiled roofs.

The accommodation within all three units basically comprises a lounge, dining room, kitchen, family room, garden room and a work unit on the ground floor with five bedrooms and bathroom accommodation on the first floor, and a sixth bedroom or storage area within the roof space.

The application relates to a change of house type on each of the three plots from the dwellings with work units which have previously been approved under separate planning applications 3/2007/0767/P (plot 24), 3/2007/0770/P (plot 25) and 3/2007/0768/P (plot 26).  With regards to plot 24, the dwelling has been reduced in size and a detached garage has been added.  The work unit on this plot has been reduced in size (ie it has been replaced with the one previously granted for plot 26).  With regards to plot 25, the previous approved house type was of a somewhat radical design as required by potential purchasers of that plot who no longer have an interest in the property.  The house design has therefore been revised to a more traditional style in-keeping with plots 24 and 26, and the work unit remains the same size.  On plot 26, the dwelling has reduced in size although the work unit is now larger (ie it is the larger unit originally approved for plot 24).  

Site Location

These three plots are on the east side of Chapel Close within the Brockhall Village development.  They are adjoined to the south by the grounds maintenance yard and to the east and north by part of the grounds of The Old Zoo.

Relevant History

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

3/2006/0830/P – Erection of 24 live/work units (as a revision to 3/2006/0008/P).  Approved with conditions and a Section 106 Agreement.

3/2007/0767/P – Detached house with work unit on plot 24.  Approved subject to conditions and a Section 106 Agreement.  

3/2007/0768/P – Detached house with work unit on plot 26.  Approved subject to conditions and a Section 106 Agreement.

3/2007/0770/P – Detached house with work unit on plot 25.  Approved subject to conditions and a Section 106 Agreement.

3/2007/1071/P – Seven detached dwellings each with associated work unit together with associated infrastructure.  Refused. 

Relevant Policies

Policy A2 - Brockhall Area Policy.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy 12 Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

This proposed development is acceptable in principle as planning permission for live/work units on all three plots has previously been granted, firstly as part of permission 3/2006/0830/P and then by the three individual permissions referred to above.  Those individual permissions were each the subject of a Section 106 Agreement which requires the owners to observe the following obligations and restrictions:

1.
Not to occupy any dwelling unless the related work unit is constructed.  

2.
Not, without the consent of the Council, to use any work unit or any use other than B1 of the schedule to the Town and Country Planning (Use Classes) Order 1987.

3.
Not to permit the occupation of any work unit to be other than ancillary to the occupation of the related dwelling.

4.
To make a declaration in respect of each work unit to the Council in January of each year of the planning use to which the related work unit was put during the previous calendar year. 

The combined size of the three work units is exactly the same as that which would result from the implementation of the three individual permissions, all of which are still extant.  There is therefore, in my opinion, no sustainable reason for refusal of this current application which relates to the size of the respective work units.   As the houses are all of an appropriate size and design for this location, and would not have any detrimental effects upon the amenities of any nearby dwellings, I can see no other objections to the proposal (which, effectively, represents an amendment to three extant planning permissions).  

The Parish Council suggests that this application should be refused for the same reasons that application 3/2007/1071/P was recently refused.  The crucial difference between the two applications, however, is that 3/2007/1071/P would have resulted in a net reduction in the size of the work units from what had previously been approved, whereas this current application leaves the overall size of the work units exactly the same as that comprised in the three extant planning permissions.  

Therefore, for the reasons stated above, I can see no sustainable reasons for refusal of this application.  I therefore recommend accordingly that planning permission be granted subject to a condition relating to external materials and another condition which requires the applicant to enter into a new Section 106 Agreement which contains the same requirements as the previous individual Agreements, but which relates specifically to this current application and to all three plots.  

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.
No works shall be commenced on the development hereby permitted until after the satisfactory completion of a Section 106 Agreement relating to the provision, retention and use of the work units on all three plots.  Thereafter, this permission shall be read in conjunction with and shall only be operative by virtue of that Section 106 Agreement.


REASON: For the avoidance of doubt and to ensure the satisfactory provision and retention of the work units so that the development does not contravene Policy 12 ‘Housing Provision’ of the Joint Lancashire Structure Plan.

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


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

APPLICATION NO:
3/2008/0014/P
(GRID REF: SD 360627 436484)

ERECTION OF AMERICAN BARN STYLE STABLES AND ASSOCIATED YARD, COMPOSTING AREAS INCLUDING ADJUSTMENT TO FIELD GATE AT LAND ON CHAPEL BROW, LONGRIDGE, LANCASHIRE.

	PARISH COUNCIL:
	Providing that matching materials are used in construction and that neighbours are consulted, the Parish Council has no objection to the proposal. The Council would like to see a condition of personal use only applied to any subsequent approval.

	ENVIRONMENTAL HEALTH:
	The Environmental Health Officer has no objections, and notes that the application has addressed Environmental Health's concerns regarding manure storage and treatment.



	COUNTY SURVEYOR (LCC):
	No objections to this scheme in principle, but would wish to have the following comments noted: -

1.
The stables are to be provided for exclusively private use and there is to be no commercial activity associated with this development.

2.
The access is to be widened to provide a minimum width of 5.5m for a distance of 10m back from the edge of carriageway on Chapel Brow.

3.
In addition, the access width must be maintained at a minimum of 4.5m for the 20m back towards the stable yard. This is to provide sufficient width to accommodate vehicles with trailers and other servicing and delivery vehicles that could reasonably be anticipated to require access to this site.


	ADDITIONAL REPRESENTATIONS:
	Five letters of objection have been received from nearby neighbours, and the following points of objection have been raised;

1. Although the layout appears to be good and hidden, and the access track acceptable, there is no parking area proposed which could lead to further parking issues on Chapel Brow.

2. Chapel Brow from Chapel Hill is limited in width and heavy traffic too and from the site is likely to cause havoc to other parked vehicles, and more concerning, to the surface of the tarmac road, would the owner of No. 1 Chapel Brow be prepared to repair the road?

3. Concerns regarding the potential impact of additional traffic on Chapel Brow and how it will affect the bridleway that runs down it? I suggest that such usage is inappropriate given that the land is within a bridle network.

4. The request suggests that No. 1 will run the site, but for the last 2 years, there have been 4 different tenants living there which seems to suggest that No. 1 residents will have no dealings with the same at this moment in time.

5. The application states that ‘No. 1 Chapel Brow owns 10 acres of land’, however it would appear that the residents of No. 1 Chapel Brow would have little to do with the proposed stables.



	
	6. The statement of intent says that a minimum of 4 horses will use the stables but there is no mention of maximum. What will the maximum no. be?

7. Concerns that the scheme will eventually become a commercial operation.


Proposal

The application seeks permission to erect an American Barn style stable block with an associated yard and composting area, which will contain four stables, a tack room and a feed bay. The stables are to be sited approx. 250m down Chapel Brow, on the east side of the road, and will replace an existing small set of dilapidated buildings. The proposed building will be almost entirely screened from view by existing densely grown hedge and trees along the boundaries of the site, and by further planting shown on the plans to the south of the new building. The building will measure 12.81m x 11.19m x 4.58m to the ridge height. The building will be constructed in rendered concrete blockwork up to 1.25m off the ground then finished with treated timber cladding and will have an onduline, corrugated sheet roof.

Site Location

The site is located on the east side of Chapel Brow, Longridge, off Chapel Hill, and the building would be approximately 33m from the adjacent road and bridleway. The site lies just outside the settlement boundary of Longridge within land designated as open countryside within the Ribble Valley Districtwide Local Plan.

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to erect an American Barn style stable block with an associated yard and composting area, which will contain four stables, a tack room and a feed bay. The stables are to be sited approx. 250m down Chapel Brow, on the east side of the road, and will replace an existing small set of dilapidated buildings. The proposed building will be almost entirely screened from view by existing densely grown hedge and trees along the boundaries of the site, and by further planting shown on the plans to the south of the new building. The building will measure 12.81m x 11.19m x 4.58m to the ridge height. The building will be constructed in rendered concrete blockwork up to 1.25m off the ground then finished with treated timber cladding and will have an onduline, corrugated sheet roof. With regards to the principle of the development, Policy G5 of the Districtwide Local Plan (adopted June 1998), states that ‘Outside the main settlement boundaries and the village boundaries, planning consent will only be granted for small scale developments which are needed for the purposes of agriculture or other small scale developments appropriate to a rural area which conform to the policies of this plan.’ Bearing this in mind, it is considered that the development proposed is requisite for an agricultural use and given its small scale, is considered appropriate to this rural area, and as such complies with the above Policy.

Three other issues with this application are the visual impact of a building at that location, any potential impact on the residential amenity of the occupiers of the nearby residential properties on Chapel Brow and any potential impact on highway safety.

With regards to the visual impact on the area, the site itself is well screened at present by a dense hedge and tree treatment on the boundary of the site, and as such it is considered that the introduction of the proposed building at this site will have a minimal visual impact on the streetscene. It is considered that the design and style of the building is appropriate for this type of area, and whilst it is slightly higher than most typical heights used for stable buildings, the building has been sited to cause minimum visual impact on the surrounding area, and it provides the most appropriate location given that it will be adequately screened from the nearby highway.
With regards to any potential impact the proposal may have on the residential amenity of the occupiers of the adjacent properties, the proposed stable block is separated by existing boundary screening and an open field from the nearest property, no. 5 Chapel Brow, and is approx. 60m away. The site itself is well screened at present by hedge and tree treatments on the highway boundary of the site, and is a significant distance away from other nearby properties. As such, given that the proposal is appropriate for a rural area, it is considered that due to the siting and location of the building on site, and that the proposed stables will only be available for use by the owners of No. 1 Chapel Brow, the proposal will have no significant, detrimental impact on the residential amenity of the occupiers of the adjacent dwellings, and as such is considered to comply with the relevant Policies.

With regards to any potential impact the proposal may have on highway safety along Church Brow, the LCC County Surveyor has no objections, providing various amendments are made to the access to the site, and the site is conditioned to be for personal use/non commercial only. As such, it is considered that the proposal will have no significant impact on highway safety, and as such is considered to comply with the relevant Policies.

Therefore, bearing in mind the above comments and whilst I am mindful of the comments from the nearby neighbours, given its well screened location and design, I consider the scheme to now comply with the relevant policies, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The proposed stable building and yard area shall be for private and domestic purposes only and no business whatsoever shall be carried out from the site.  


Reason:  In order to safeguard nearby residential amenities as provided for within Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
The proposed development shall inure for the benefit of the owners of No. 1 Chapel Brow and accompanied friends/family only and not for the benefit of the land nor any other person or persons, whether or not having an interest in the land, and it shall not be used as a separate unit.


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

3.
No external lighting, including security lighting shall be installed or used at the site other than in accordance with a scheme that shall previously have been submitted to and approved in writing by the local planning authority. Development shall only be carried out in accordance with the approved details.


Reason:  In order that the Local Planning Authority may ensure that there is minimal visual impact in accordance with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan given the location of the site within open countryside.

4.
Precise specifications or samples of the materials to be used for the walls and roof of the approved stable, including their colour and texture, shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.


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

5.
The proposed access from Chapel Brow to the site shall be constructed to a minimum width of 5.5m, and this width shall be maintained for a minimum distance of 10m measured back from the nearside edge of the carriageway.  The rest of the access track shall then be completed for a minimum distance of a further 20m, at a minimum width of 4.5m.


Reason:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to enable vehicles to enter and leave the premises in a safe manner without causing a hazard to other road users, and to provide sufficient width to accommodate vehicles with trailers and other servicing and delivery vehicles that could reasonably be anticipated to require access to this site.
6.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.


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

7.
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.

8.
Notwithstanding the approved plans, the proposed screen planting shown on the plan named “Proposed Plans & Elevations”, shall be maintained and retained in perpetuity. 


Reason: In order to provide permanent and effective boundary screening for the site, in accordance in with Policy G1 of the Ribble Valley Districtwide Local Plan.

9.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice. 


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


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


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


REASON:  In order to ensure that any trees affected by development and included in a Tree Preservation Order/ Conservation area/considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development.

NOTE(S)

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


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

2.
The stables should be designed and constructed so that there is no discharge of effluent to any surface water or seepage to underground strata.


Any manure must be stored and handled so as not to pollute surface or underground waters.

3.
The applicant should ensure that the land proposed for the soakaway has adequate permeability in accordance with BS6297:1983.

4.
Only clean surface water from roofs and paved areas should be discharged to any soakaway.

5.
The proposed development must comply fully with the terms of the Control of Pollution (Silage, Slurry and Agricultural Fuel Oils) Regulations 1991, (as amended 1997).

APPLICATION NO:
3/2008/0044/P
(GRID REF: SD 6062 3718)

PROPOSED EXTERNAL REAR ACCESS STAIR AND DOORWAY WITH RESTRICTED HOURS OF USE AT THE WEAVERS ARMS, MARKET PLACE, LONGRIDGE

	PARISH COUNCIL:
	The Town Council object to this application on the following grounds:



	
	1.
	The proposal would be to the detriment of residential amenity by virtue of likely noise and disturbance caused by use of the external staircase.  



	
	2.
	Use of a staircase designed as a fire escape and therefore one way traffic could lead to accidents if used for two way traffic. 



	
	3.
	It appears that the proposal is to provide access across a roadway over which many adjacent properties have a right of way, to a building and garden, which appears to be included in the premises licence for a maximum of 60 people.  We are uncertain as to how a licence has been granted for such an unsuitable area and ask that it be referred to licensing to be checked.



	
	4.
	The building appears to have been partially demolished.  This Council has no knowledge of permission being granted to demolish a building within a Conservation Area.  When the building is reinstated access to the garden would be difficult and narrow.  The garden seems to be too small to accommodate the maximum of 60 persons stated on the licence.  We cannot support a proposal that appears to have the potential to greatly increase the risk of accidents.  



	
	5.
	We further object because the proposal suggests that it is to resolve a problem at the front of the premises.  We do not believe that creating a greater problem at the rear of the premises is an acceptable resolution.  



	
	6.
	The Town Council encloses the objections to the proposal which were made by residents of Fleming Square in a letter to the Town Council as follows:



	
	
	· Noise level to neighbouring properties, which is already a growing concern.

· Security issues.

· Damage to properties and parked vehicles.

· Invasion of privacy.

· Policing of the area.

· Too close to the houses.

· Totally unsuitable to the surrounding area.

· Conservation Area.

· Demolition of stone building.

	
	
	

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



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



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



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



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



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



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


Proposal

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

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

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

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

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

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

Subsequent application 3/2007/1051/P was for the same doorway and external staircase as previously approved except that the description of the development on the application forms was changed to ‘proposed external rear access stair and doorway’.  That application was reported to the Planning and Development Committee on 20 December 2007 with an approval recommendation.  The Committee, however, resolved that permission be refused for the following reason:

“The proposed development would lead to conditions to the detriment of residential amenity by virtue of likely noise and disturbance caused by the use of the external staircase and as such be contrary to Policy G1 of the Districtwide Local Plan”.

This current application again seeks planning permission for the same doorway and external staircase, but the words ‘with restricted hours of use’ are now included in the description of development.  On the application forms it is stated that the hours of opening of the public house are from 1100 to 0030 on Sundays to Thursdays, and 1100 to 0130 on Fridays and Saturdays, but that the use of the proposed doorway and staircase would be restricted to between the hours of 1100 to 2300 on all days.

Site Location

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

Relevant History

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

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

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

3/2007/1051/P – External rear access stair and doorway.  Refused. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

In making their representations in respect of the previous application, 3/2007/0804/P, local residents were aware of the desire by the landlord of the public house to form a smoking area/beer garden on the land within the ownership of the public house at the rear.  That knowledge resulted in their making objections to that proposal because of what they considered to be the consequences of the unrestricted use of the ‘fire escape’ proposed in the application.  The description of the development in that first application however, enabled the Local Planning Authority to legitimately impose conditions restricting its use, as referred to above.  

This next application (3/2007/1051/P) sought permission for the same physical development, but with a different description.  It was then intended to provide an unrestricted access to the rear of the public house.  The concerns of nearby residents about potential for noise nuisance etc to their properties was therefore more relevant to this second application.  

Having said that, however, in order to assist the Committee’s consideration of the second application, it was considered appropriate to refer to the planning and licensing history of this particular public house, and to the general planning ‘case law’ on the subject of beer gardens.  Some of the content of that previous report is repeated below:

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

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

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

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

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

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

Accordingly, it was recommended that planning permission be granted in respect of application 3/2007/1051/P subject only to a condition requiring the external staircase to be given a black external finish.  The Committee resolved, however, that permission be refused for the reason referred to previously in this report.  For the reasons stated in respect of the previous application, and repeated above, it is considered that a refusal for the proposed doorway and external staircase with unrestricted hours of use would be difficult to sustain.  It is therefore again accordingly recommended that planning permission be granted for the doorway/staircase with restricted hours of use as now proposed.  

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
The new doorway and external staircase shall only be used between the hours of 1100 and 2300 on any day.  


REASON: To comply with the terms of the application, in the interests of the amenities of nearby residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2008/0061
(GRID REF: SD 68940 33078)

PROPOSED FRONT AND REAR DORMER EXTENSIONS AT 37 DURHAM ROAD, WILPSHIRE.

	PARISH COUNCIL:
	No Objections.

	ADDITIONAL REPRESENTATIONS:
	Four letters of objection have been received which raises the following:

· The proposal would reduce the availability of small properties in the area.

· Upset the balance of this carefully designed estate.

· Set a precedent for future applications to enlarge the existing bungalows.

· Increase parking problems. 

· Issue of overlooking


Proposal

Consent is sought to construct front and rear dormer extensions both with approximate dimensions of 6.1m x 3.5m x 1.8m in height to the ridge to match the existing roof height constructed of materials to match those of the existing building.

Site Location

This is a semi-detached bungalow within the settlement limit of Wilpshire.

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

In terms of visual impact the scale, size and design of both the front and rear dormers is acceptable and would not dominate the existing building. The front dormer is appropriate in relation to the adjacent property as it follows the existing roof profile and will be constructed using materials to match the existing dormer. I note the remarks made by a neighbouring resident that the proposal would upset the balance of the estate.  However, the proposal would compliment the existing dormer at No. 39 and so will not be seen in isolation. I do not consider therefore that it would form such an incongruous feature in the street scene to represent a reason for refusal of the application.

I note the concerns of a neighbouring resident in that the approval of this proposal would set a precedent for future applications on the estate.  However, this application will be assessed on its own merits and the fact that the adjacent property has a similar extension would assure that this proposal is in-keeping with this set of bungalows, and any future applications would be individually assessed.

Concern was also raised regarding the reduction of the availability of suitable small properties in this locality.  However, this is not a legitimate planning consideration. The increase of parking problems was also raised, but I am satisfied that sufficient parking is available at the property.

One of the objectors has also made reference to the existing dormer on the other half of the pair, No. 39.  An application for Building Regulations was given in 1982 and work was completed in 1986, but as ten years have passed since the completion of the dormer, it is now exempt from any planning enforcement powers to secure its removal.

There will be minimal neighbouring impacts from the proposed dormer on the front elevation due to a distance of approx. 24 metres between the proposal and the property opposite and minimal neighbouring impacts from the rear as the proposal does not look directly into any properties.

A bat survey was carried out and it was concluded that bats are present at the property and that the impacts of the work are likely to result in the disturbance, injury or killing of bats, or the loss of an existing bat roost, depending on the timing of works as a result of the dormer roof conversion, thus this report is the subject of an appropriate condition with mitigation guidelines to prevent any disturbance or loss of bats.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1. Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 14th January 2008. Specifically, building operations should avoid the months June, July and August when roosting bats are most vulnerable to disturbance.

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:
3/2008/0084/P
(GRID REF: SD 6914, 3290)

PROPOSED SINGLE STOREY REAR EXTENSION AND FIRST FLOOR EXTENSION ABOVE THE EXISTING GARAGE AT 102 WHALLEY ROAD, WILPSHIRE, LANCASHIRE, BB1 9LJ

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

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No comments received at time of writing this report.


Proposal

The application seeks permission for the erection of a single storey extension to the rear of the property measuring approximately 4m x 9.1m x 4m and also for a two storey side extension measuring approximately 6.7m x 3m x 7.5m replacing the existing garage.  The additional accommodation will provide a family room, W.C and store to the ground floor with a bedroom to the first floor, providing approximately 74m² of additional floorspace.

Site Location

The property in question is the eastern half of a pair of large semi detached properties within the settlement boundary of Wilpshire opposite Dixon House, the headquarters for Child Action North West.  The property backs on to Wilpshire Golf Course.

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

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

In terms of the visual impact of the works it is considered the scale, design and size of the proposal is acceptable.  The Council’s SPG on “Extensions and Alterations to dwellings” advocates a set down and set back of any extension.  The double storey extension is set down from the ridge by approximately 0.3m and set back from the front build line at first floor level by approximately 0.9m and therefore conforms with the SPG.  The extension is also set in from the boundary, therefore any possible terracing will be minimised, particularly as the extensions of the neighbouring property, no. 104, have also been set in from the boundary.  With reference to the single storey addition at the rear of the property this will be concealed by the two storey addition.  

With regards to any adverse impact on neighbouring amenity the western elevation nearest to no. 104 will be blank and will be a satisfactory distance away from the property not to be of significant detriment.  The single storey extension is situated on the western side of the property furthest away to protect the privacy of the neighbours in the eastern half of the pair of properties.  Although there is a window facing no 100 the properties are separated by a palisade fence approximately 1.8m in height therefore the window will not be detrimental to the occupiers of this property.  I am also satisfied that the external materials to be used will be in keeping with the existing property.  

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

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

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:  That planning permission be GRANTED.

APPLICATION NO: 3/2008/0090/P
(GRID REF: SD 6411 3104)

PROPOSED CHANGE TO DESIGN AND LOCATION ON PLOT OF FOUR BEDROOMED HOUSE ON THE BOSBURN DRIVE PLOT (RESUBMISSION) AT BEECH HOUSE, BOSBURN DRIVE, MELLOR BROOK

	PARISH COUNCIL:
	Objects to the application on the grounds of over development and being intrusive to neighbours.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

Permission is sought for a two storey house on a plot which has an extant planning permission for a three storey house as part of a permission for three dwellings (3/2004/1133/P) the other two of which have been built.  The existing approved dwelling is three storeys high and is sited such that its gable elevation faces bungalows at the rear of the site in Woodfold Close, and with its garage and driveway/turning area close to the boundary with those properties.  

Under reference 3/2007/0814/P permission was sought for an amended house type in a different position/orientation on the plot.  In that application, the garages were sited at the front of the site adjoining a two storey house in Bosburn Drive with the dwelling itself in a more central position with its rear elevation facing (but angled away from) the bungalows in Woodfold Close.  Although recommended for approval, the Planning and Development Committee resolved on 8 November 2007 that application 3/2007/0814/P be refused for the reason that the proposed development, by virtue of its size and siting would result in conditions to the detriment of adjacent residential amenity by virtue of loss of light and overbearing impact and, as such, be contrary to Policy G1 of the Districtwide Local Plan.  

This current application has been submitted following discussions between the applicant/agents and the owners of the nearest adjoining property in Woodfold Close (No. 10).  The footprint of the house on the plot has been located in such a way as to respect the concerns expressed about the previous application by the owners of the nearest property in Woodfold Close, and also, thereby, addressing the reason for refusal of that application.  

The body of the house is set out from a line drawn north/south from the eastern corner of No. 10 Woodfold Close, and the bulk of the dwelling is to the east of that line.  The lounge, dining room and kitchen are arranged in a linear form within a single storey component at the northern end of the house which is less imposing on the adjacent properties than both the recently refused scheme and the extant approved scheme.  The attached garage is now at the southern end of the building such that any vehicle noise etc associated with its use will not impinge on the properties in Woodfold Close.


The external materials comprise a mixture of brickwork, natural stone and render to the walls with a natural slate roof to complement the materials used in the construction of the other houses in this small development.  

Site Location

The site comprises the last remaining vacant plot of a development which is accessed from Bosburn Drive and is adjoined at the rear by bungalows in Woodfold Close, and is within the settlement boundary of Mellor Brook.  

Relevant History

3/82/0374/P – Outline application for residential development.  Approved.

3/83/0505/P – Reserved Matters application for five houses.  Approved.

3/04/1133/P – Erection of three detached dwellings with detached garages and boundary treatment.  Approved.  

3/2007/0814/P – Change of detailed design and location of house on plot four.  Refused.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

As the principle of a dwelling on this plot has been established, the only considerations concern the effect of the amended house type, and its amended position on the plot, on visual amenity and upon the amenities of nearby residents.

With regards to visual amenity, the design of the dwelling, its external materials and its precise location on the plot are such that, in my opinion, it would complement the adjoining dwellings within the development and would not be detrimental to the street scene.

With regards to the second consideration, I do not consider that the dwelling now proposed would have any seriously detrimental effects upon the amenities of either the established dwellings in Bosburn Drive or those recently constructed as part of this development.

Adjoining residents in Woodfold Close at the rear of the site consider that the dwelling proposed in application 2/2007/0814/P would have had a greater detrimental effect upon their privacy and general residential amenity than the dwelling originally approved on this plot.  The Committee concurred with that viewpoint, and that previous application was therefore accordingly refused.  

As described above, the design, orientation and location on the plot of the dwelling now proposed has sought to address the objections to the previous application.  In my opinion, the application satisfies that objective.  By virtue of its precise position on the plot, the single storey element at its northern end and the siting of the garages at its southern end, the dwelling now proposed would not have any seriously detrimental effects on the adjoining properties in Woodfold Close by way of any of the material considerations of loss of privacy, loss of light, being overbearing or noise nuisance.  

I do not consider the dwelling now proposed to be excessively large in relation to the size of its plot.  I do not therefore concur with the objection of the Parish Council that the proposal represents over development of the site and is intrusive to neighbours.

I can therefore see no sustainable objections to this application, and I therefore recommend accordingly that conditional planning permission 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 subject to the following condition(s):

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


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

2.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice. 

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

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

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

REASON:  In order to ensure that any trees affected by development and included in a Tree Preservation Order considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development.

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

REASON:  In order to safeguard nearby residential amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan. 

4.
The proposed garages shall be for garaging purposes only on the ground floor and there shall be no alterations to the garage doors without the prior written permission of the Local Planning Authority.  


REASON:  In the interests of protecting residential amenity and to ensure that adequate parking provision exists within the site, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2008/0091/P
(GRID REF: SD 369646 450440)

TO CONVERT ONE DWELLING HOUSE INTO A DWELLING HOUSE AND A HOLIDAY LET COTTAGE (RE-SUBMISSION) AT DEERSTONES, NEWTON-IN-BOWLAND, CLITHEROE, LANCASHIRE.

	TOWN COUNCIL:
	No comments received at the time of the reports submission.



	COUNTY SURVEYOR (LCC):
	No objections. There is space, off street, for two vehicles at this location and this is unusual in this village and beneficial for the development. However, when letting the holiday cottage it should be made clear to visitors that limited parking is available for a private vehicle, but that access for trailers or larger vehicles could be problematic.



	ADDITIONAL REPRESENTATIONS:
	Two letters has been received from nearby neighbours at the time of the reports submission, with the following points of objection raised:

1. Deerstones is on the corner of a busy road junction and there is no parking. At present there are two cars there sometimes that cause obstruction, and when there are functions on at the Village Hall, cars park along the road as there is no car park for the Village Hall.

2. Concerns that holiday makers arriving at any time of the day or evening would wish to stop outside the door to unload and park close to the holiday cottage. This would be impossible without disruption to traffic on narrow roads.

3. Concerns that holidaymakers would park across my kitchen window in an attempt to park close to the rear door. This window is my only source of natural light to the kitchen, and further restriction of light I would find unacceptable.

4. Safe roadside parking for full time residents of Newton is already limited and unless additional or alternative parking spaces could be found for the holiday let cottage, I wish to object to the proposed conversion.


Proposal

This application seeks permission to re-separate the property, Deerstones, into two residential units, however the unit accessed through the barn door opening on the south facing elevation will be made available as a holiday let use.

Site Location

The site is located within the Forest of Bowland Area of Outstanding Natural Beauty, and within the village boundary and Conservation Area of Newton, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History
3/2007/1084 – To convert one dwelling house into a dwelling house and a holiday let cottage – Refused.

3/2001/0749 – Change of use of former agricultural storage area to create domestic extension – Granted Conditionally.

3/1999/0894 – Conversion of Barn to Dwelling (Amended Scheme) - Granted Conditionally.

3/1999/0010 – Alterations & Improvements to existing building for use as a dwelling – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 – Development within Conservation Areas.

Policy H10 - Residential Extensions.

Policy H17 – Building Conversions –Design Matters.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The site is located within the Forest of Bowland Area of Outstanding Natural Beauty, and within the village boundary and Conservation Area of Newton, as defined by the Ribble Valley Districtwide Local Plan. The property is a former single bed cottage/barn that was converted in 2001 to a larger dwelling, with the addition of three small windows in the north elevation and the re-opening of a previously blocked up opening.

This application is a re-submission of an application to re-separate the property into two residential units, with the smaller unit made available as a holiday let use. The previous application was refused on the basis of the further insertion of new openings into the north facing elevation of the building that were thought to be inappropriate and would have had an adverse visual impact on the character of the property, the setting of the Conservation Area and the Forest of Bowland Area of Outstanding Natural Beauty.

The application as submitted now shows that the separation of the existing unit can be achieved by using the existing entrances to the building, and retaining all of the feature windows and openings that currently add to the character of the barn and the setting of the Conservation Area. Indeed, when viewing the north facing elevation of the property, the building is clearly identifiable as a former barn due to its form, mass and elevational treatments, including previously blocked up openings (outlined on the plans and easily viewed on site). In fact, the recent Conservation Area Appraisal for Newton highlights this property, amongst others, as a ‘Building of Townscape Merit’ and within the report itself notes one of the weaknesses of the Conservation Area being ‘the over modernisation of many of the cottages and barns, almost all of which have received new windows and doors within the last two decades, most of them of uPVC or treated timber’.

As such, considering that the principle of converting the property into a separate dwelling and holiday let is accepted in accordance with the relevant Policies, and that from a highway safety point of view there are no objections, the proposal as now submitted will have no visual impact on the character of the property, or on the setting or appearance of the Conservation Area and AONB.

With regard to the points of objection raised by nearby neighbours, the County Surveyor at LCC has no objections to this proposal from a highway safety point of view, and all other points raised have been covered within the above report. Therefore, bearing in mind the above comments and whilst I am mindful of the points of objection from nearby neighbours, I consider the scheme to comply with the relevant policies, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and will not be significantly detrimental to the visual amenity of the area, to the character of the building or on the setting and character of the Conservation Area and the Forest of Bowland Area of Outstanding Natural Beauty.

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

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


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

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


REASON:  To comply with Policies G1 and H17 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 Policies G1 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.

4.
The new unit of accommodation accessed solely via the front elevation of the buildings shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.


REASON:  In order to comply with Policies G1, G5, ENV1 and the Policy SPG – “Housing”  of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.

APPLICATION NO:
3/2008/0108
(GRID REF: SD 73688  36915)

ERECTION OF SINGLE STOREY EXTENSION TO FRONT WITH BALCONY ABOVE AND EXTEND EXISTING BALCONY. ALTERATIONS TO WINDOWS (RE-SUBMISSION) AT TREE TOPS, WISWELL LANE, WHALLEY

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

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

· Noise Disturbance

· Invasion of privacy


Proposal

Permission is sought for the erection of a single storey extension to the front elevation incorporating a lounge at ground floor level and a balcony above. In the description it notes that alterations will be made to the windows, however this will not need permission. 

This proposal is a re-submission of a previous application for a similar scheme (3/2007/1064) that was refused on the basis that the proposed development by virtue of its size and location would lead to the loss of residential amenity by overlooking and as such be contrary to Policy G1 of the Districtwide Local Plan. The only amendment to the previous application is that the balcony on the left part of the front elevation has been reduced from 2 metres in width to 1 metre to match the size of the existing small balcony. 

Site Location

The property is detached within the settlement limit of Whalley.

Relevant History

3/2007/1064 – Erection of single storey extension to front with balcony above and extend existing balcony. Alterations to windows - Refused

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the proposal and the potential impact on neighbouring residential amenity.

Refusal of the previous application was solely on grounds of the proposal overlooking into the neighbouring property. This has been addressed in this re-submission by reducing the balcony on the left part of the front elevation of the property from 2 metres in width to 1 metre to match the size of the existing small balcony. 

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

I note the comment of the neighbouring resident that the provision of a large balcony will contribute to noise disturbance.  However, there is an existing balcony at the property and a sizeable patio area that could quite easily facilitate a large number of people if the applicant wished to do so.

There will be no increase in overlooking from the narrow length of the balcony closest to the neighbouring property as it exists at this end of the building at present. The additional depth of balcony over the living room would stand at its closest some 14 metres from the site boundary. The closest point of the projecting balcony to the site boundary is some 16 metres. However, the house itself stands back from the boundary with Springfield Close to the effect that the intervening separation distance would be in excess of the 21 metres separation distance normally advocated between facing habitable windows. 

There are further mitigating factors which would reduce any impact of overlooking. Firstly, any views towards No. 1 Maple Close would be filtered between a row of conifer trees and secondly given the orientation between the two properties, any views would be at an oblique angle. 

For all the above reasons, I believe that the proposal would not give rise to an increase in overlooking or loss of privacy and accordingly, it complies with the relevant provisions of Policy G1 of the Local Plan.

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.

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

APPLICATION NO:
3/2007/0997/P (PA) & 3/2007/0998/P (LBC) (GRID REF: SD 382489)

PROPOSED ERECTION OF 10 BED MEDIUM SECURE PSYCHIATRIC UNIT AT GISBURNE PARK HOSPITAL, PARK ROAD, GISBURN

	PARISH COUNCIL:
	Gisburn Parish Council object in respect of:



	
	1.
	The original Grade I listed house being swamped by new buildings and fences.



	
	2.
	Detrimental to visual amenity of the area.



	
	3.
	Inadequate access.



	
	4.
	Improvements required to junction with A59.

	
	
	

	
	Intend to hold a public meeting in this respect. 



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No highway comments.  Confirmed 20 February 2008 that a travel plan is not required in this case.  

	
	
	

	LANCASHIRE COUNTY COUNCIL (ARCHAEOLOGY):
	No archaeological comments to make.

	
	

	ENGLISH HERITAGE:
	Initially commented that Gisburne Park comprises a Grade I list house that survives in excellent condition within grounds that retain much of their historic elements; as such the house and surviving gardens represent a significant cultural asset worthy of careful preservation.  The care and maintenance of the historic fabric by the current custodians is not in question but of equal importance is the preservation of the setting and designated structure.  To that end, English Heritage are grateful for having had the opportunity to engage fully in pre-application discussion on the proposed scheme and appreciate the effort that has been made in accommodating concerns.



	
	In English Heritage’s opinion the current scheme, whilst representing a substantial addition to the historic landscape of Gisburne Park, has been designed to minimise the detrimental impact upon the Grade I listed building and associated gardens.  some additional planting may be necessary to screen the new development once completed and this should be conditioned and assessed in due course.  

	
	Consideration should be given to the possibility of a management agreement to ensure the preservation of the surviving grounds.  This should be informed by the historic landscape analysis and would serve to preserve and enhance known historic features (such as walls and planted boundaries), avoiding their erosion through uninformed garden maintenance.  Such a scheme could include an agreement for the upkeep of the gardener’s cottage.  Careful attention should be paid to the interface between the existing garden wall and the fencing of the proposed secure garden; indeed it may be possible for the new structure to stand entirely independently of the existing.  



	
	English Heritage understand the requirement of development at this site and would wish to support the viable running of the hospital and its continued guardianship of this important listed site.  The scheme in its current form is not one that English Heritage would seek to oppose.  

	
	On 19 February 2008 added that

Prior to submission of the current scheme discussions focussed on the location of the proposed unit at which time English Heritage communicated an objection to any development within the area of the former 18th century walled garden.  The acquisition by Gisburne Park Hospital of an additional area of land in which the unit can be sited adjacent to the walled garden has effectively allayed English Heritage’s concerns over this issue.



	
	The second matter for discussion is the architectural design of the proposed unit.  It may be argued, given the separation of the proposed building from the existing complex, that this development presents an opportunity for the introduction of high quality modern design that raises the bar above the uncomplicated pastiche of the existing extensions.  However, the new unit will be a functional building that must confirm to rigorous industry regulations; in English Heritage’s opinion, it is potentially less damaging to the setting of the listed house to adhere to an unremarkable style of architecture that neither draws attention to itself nor competes with the historic building.  Whilst not representing a style of design that English Heritage would normally encourage, English Heritage will not, on this occasion, be advising a departure from the established architectural language; this is the basis upon which pre-application discussions have taken place with the applicant.

	
	
	

	RVBC COUNTRYSIDE OFFICER:
	The tree indicated for removal is a Lawson Cypress.  Whilst not protected, it is a nice tree of some localised visual amenity value.  It is not yet mature but has the potential for making a specimen tree.  

	ADDITIONAL REPRESENTATIONS:
	Letters of objection have been received from the residents of Blacksmiths House, 1 Park Mews and Cranberry Cottage, Gisburn which make the following points:



	
	1.
	Increase in traffic on Park Road; an increased amount of traffic on to/off the A59 at an extremely busy and hazardous junction with the A682 – ‘an accident waiting to happen’.



	
	2.
	Concern for the security of houses in the village; unit to be built close to village community.



	
	3.
	Over development of the site.



	
	4.
	Insufficient information submitted in respect of the definition of medium secure psychiatric unit, the nature of patients to be accommodated, staffing levels and security levels – appropriate to address at a public meeting.



	
	5.
	Grade I listed building – building improvements restricted by English Heritage; one proposal already deemed unsuitable which indicates any new complimentary building is proving to be a problem.



	
	6.
	Unnecessary to build a new unit with more beds when existing ones remain empty.  If the male unit was filled with patients from other local units, this would free places for female patients in these other units.



	
	7.
	Extra parking required – already overcrowded.


Proposal

Planning permission and listed building consent is sought for the erection of a 10 bed medium secure psychiatric unit (female) immediately beyond the hospital’s western site boundary.  This land was last used as a swimming pool and tennis court.

The two storey building has a width (elevation facing the historic house) of 34m, a maximum depth of 23m, an eaves height of 6.8m and a maximum ridge height of 10.2m.  Materials are shown as roughcast render with artificial stone detailing, natural slate and painted timber windows and doors. Roof sited solar photovoltaic arrays are to be assessed in the provision of renewable energy.  

A contiguous secure garden is shown to the north of the proposed building on the site of the old swimming pool.  Enclosure is provided by a 5.2m high anti-climb green mesh panelled fence as at the existing male unit.  

The application states that 18 additional car parking spaces, including two disabled spaces, are to be created.  A Lawson Cypress tree and a section of Yew hedge is to be removed.  All existing garden walls will be retained, unaffected by the proposal.  

A design and access statement refers to the proposed unit not affecting how existing or new patrons/visitors arrive at the site.  

The application states that the Environment Agency flood map has been consulted and returned results of 0.1% or less chance of flooding from rivers or the sea.  The natural topography of the site and assessment of the run-off characteristics of the land also registered a low category of risk – the agent concludes that a flood risk assessment is not required.  

The agent has clarified (25 January 2008) that the proposals will result in the employment of an additional 14 staff on top of the 23 already employed.

The agent states that the construction of the Covenant Churchill Gisburne Clinic on the site in 2004/05 was to provide a two wing male and female mixed facility.  However, changing legislation in delivery of healthcare management and registration procedures (Healthcare Commission) resulted in the building achieving registration as a single sex (male) facility.  The provision of a female unit would complete the delivery of psychiatric care and fully compliment the initial treatment work carried out at Gisburne Park in rehabilitation therapy with the three units all adding to the viability of the Gisburne Park site.  

The applicants state that secure hospital services aim to deliver high quality clinical assessments, healthcare and treatment appropriate to the needs of the presenting clientele. Public safety is emphasised and specialist services are provided at all levels of security.  The forensic faculty of the Royal College of Psychiatrists indicate that medium secure hospitals and units must focus on the following objectives.

1.
Definition of the common core to medium secure services ie dedicated male or female ward/unit.

2.
Criteria for inclusion as a medium security service user in the planning process ie service users, families and advocates have indicated the need for such facilities in the area.

3.
Description of a variety of models of service delivery ie contribution by the clinician and the relevant multi-disciplinary professionals.

4.
Factors which contribute to vary the nature and/or quality of service provision ie based on the directive of the regulatory body, the Healthcare Commission, and best practice advocated by the Royal College of Psychiatry.

5.
Standards and service delivery of quality assurance.

6.
Care pathways for people passing through medium secure services as patients and their aftercare being supported within their communities. 

The applicants state that all of these have been used effectively in the provision of the 16 male medium secure unit on the site.  The applicants are confident that similar criteria will apply to the proposed 10 female bed medium secure unit.  

Consultation is currently taking place with NICE, Healthcare Commission, National Patient Safety Agency, Mental Health Act Commission, Mental Health Review Tribunal, Department of Health, Home Office, and other relevant faculties of the Royal College of Psychiatry and the local communities to ensure that the standard of care and quality assurance is in line with the guidance of these agencies to the benefit of the safety, security, dignity and care to the patients and other service users.   

The applicants state that the decision to provide a 10 bed female medium secure unit is based on research and investigation of the need of such a service in the region.  This suggests a limited dedicated provision of such facilities.   In the north west there are three service providers within the NHS providing 37 beds.  There are 28 independent providers of secure hospitals in the region, none of which are dedicated medium secure units/beds for females.  The applicants conclude that there is an approximately 200 medium secure bed shortfall for female patients in the north west.  Local forensic psychiatrists, forensic case managers and primary healthcare trusts are sending female patients to hospitals all over the UK.  Secure hospitals are needed to accommodate mental health disorder offenders following new government mental health legislation and the transfer of forensic type patients outside the prison system – their needs principally are for psychiatric rather than punitive care.  

Site Location

Gisburne Park is a Grade I listed country house of 1727 – 1736 set within an extensive designed historic landscape which includes a walled garden with gardener’s cottage. Pevsner (the Buildings of England: Yorkshire West Riding, 2001) states that the house is ‘very plain’ from the outside, but inside has plenty of very fine Rococo plasterwork (by Artari, Quadri and Vassalli).  The house was converted to a private hospital in the mid 1980s and has subsequently expanded through extensions and new buildings within the curtilage.  The hospital site shown on the submitted plans is drawn tightly around the country house and part of its walled garden.

The site is on an escarpment above the River Ribble, has good tree cover to the north and east and is adjoined to the west (beyond an approximately 5m high wall) by a horse training and stabling business.  The site is immediately adjacent to the Forest of Bowland Area of Outstanding Natural Beauty.  

Following the withdrawal of the previous applications for a female medium secure unit on the site, the applicants commissioned Oxford Archaeology North to undertake an archaeological assessment of the walled garden at Gisburne Park.  This is available for inspection in my offices.  In respect to walled garden survival, the assessment states that the garden has been subject to considerable landscape changes since the estate was broken up and sold off in 1944. In particular, the western part of the garden has been severely altered to accommodate the needs of a stable yard, and the construction of a swimming pool and tennis court have further impacted the central section of the garden.  The original garden walls, as depicted on the 1909 Ordnance Survey Plan, were 432m in extent; of these 201m of walling are still standing and a further 24m of the line of the wall survives as an earthwork. This would indicate that 46% of the garden walls still survive.  Of the 14 buildings/structures associated with the garden that were shown on the 1909 plan, only 4 still survive today and comprise the cottage, two small outbuildings against the southern garden wall, and the ‘turret’ surround for the northern garden entrance.   None of the soft landscaping elements, such as the footpaths or beds, still survive, and only 3 of the original trees have survived, in the south eastern corner of the garden.  

Relevant History

06/1004/P & 1005 – 10 bed medium secure psychiatric unit – LBC and PP applications withdrawn.

04/0756/P – Change of use of part of garden to car park to accommodate 25 cars – PP granted 9 September 2004. 

04/0595/P – Erection of a security fence and minor amendments to the approved plans 3/03/1034/P – PP granted 10 August 2004.

03/1034/P – Amendment to approved scheme for new hospital facilities (revised siting of building) 3/02/0785 – PP granted 10 February 2004.

02/0785/P – Construction of new psychiatric rehabilitation unit – PP granted 11 February 2003.

99/0801/P – Construction of a disabled access ramp to rear entrance/exit of hospital – LBC and PP granted 14 February 2000.

99/0075/P – Change of use from resident medical officers accommodation (gardeners cottage) to form accommodation for long term rehabilitation patients – PP granted 25 March 1999.

97/0738/P – New internal lobby and minor internal alterations – LBC granted 22 January 1998.

85/-0029/P – Installation of three liquid petroleum gas tanks – LBC granted 28 February 1985.

84/0635/P – Re-roofing of squash court and cottage end of existing building, and removal of existing parapet walls and concealed gutters, and two redundant chimney stacks – LBC granted 15 February 1985.

84/0046/P – Internal alterations to existing hall – LBC granted 16 October 1984.

83/0400 & 0399 – Extension to private hospital and rehabilitation unit – PP and LBC granted 31 January 1984.

82/0391/P – Change of use to golf club – withdrawn.

82/0392/P – Change of use of Gisburne Park for institutional purposes falling within Use Classes XIV of the Town and Country Planning (Use Classes) Order 1972 – PP granted 3 January 1983.

82/0390/P – Use of Gisburne Park as country club – withdrawn.

82/0381/P – Use of Gisburne Park as hotel –withdrawn.

82/0067/P – Change of use of Gisburne Park to golf club and erection of new building on nearby site – withdrawn.

B0400 – Erect 4 lock up garages – PP granted 22 December 1955.

BO402 – Proposed squash court and wash house – PP granted 26 January 1956.

BO788 – Erect two lock up garages, petrol storage tank and petrol pump in the rear yard – PP granted 1 March 1962.

BO642 – Erect a swimming bath – PP granted 24 February 1960.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.

Policy ENV13 - Landscape Protection.

Policy G1 - Development Control.

Joint Lancashire Structure Plan Policy 21.

Environmental, AONB, Human Rights and Other Issues

The main considerations in the determination of the listed building consent application are the impacts upon the listed building’s character and fabric, its setting and any features of special architectural or historic interest which it possesses.  In determination of the planning application there are additional considerations concerning the acceptability of the proposed use, highway safety and the impact upon the landscape and character of the area immediately adjacent to the Forest of Bowland Area of Outstanding Natural Beauty.  

In respect to the highway safety, access and parking concerns of the Parish Council and local residents, I note the comments of Lancashire County Council (highways) and consider this aspect of the development to be acceptable.

In regard to the provision of a female medium secure psychiatric unit in this location, I am mindful of local resident concerns as well as the non-planning legislation and standards which govern provision of such a facility and also that the site immediately adjoins an existing hospital within which there is a medium secure psychiatric unit.  In my opinion the change of use is acceptable. 

Mindful of the height of walling to the west of the site and of the tree screening to the north, I consider the development to have an acceptable impact upon the Forest of Bowland Area of Outstanding Natural Beauty and adjoining land uses. 

In my opinion the proposed building would be harmful to the character and setting of the listed building.  The proposal is shown to be sited in the middle of the historic walled garden built between 1771 and 1812 (the western wall still survives). The adjoining wall is an early 20th century wall constructed as a land boundary demarcater (see walled garden assessment 4.1.3 to 4.1.5).  I am also concerned that further pastiche new build, particularly in an area of the site which has already suffered  significant loss of character and fabric, will diminish the integrity and interest of the historic building and its designed landscape setting.  However, I am mindful of the comments of English Heritage and would be concerned that refusal of the applications in this regard may not be upheld at appeal.  I also note that the proposals involve no loss of historic fabric.  I would concur with English Heritage’s recommendation that a grant of planning permission include a condition regarding screening of the new development.  If Members are minded to grant listed building consent, it will first be necessary to refer the application to the Secretary of State (Government Office North West). 

SUMMARY OF REASONS FOR APPROVAL

The proposal has an acceptable impact upon the character and setting of the listed building, highway safety and the Forest of Bowland Area of Outstanding Natural Beauty. 

RECOMMENDATION 1: That a decision to grant planning permission with the following conditions be Deferred and Delegated to the Director of Development Services following referral of the associated listed building consent application to the Secretary of State:

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


Reason:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.

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


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

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


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


Reason:  In order to screen the new development and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
Precise specifications of the interface between the existing garden wall and the fencing of the proposed secure garden shall have been submitted to and approved by the Local Planning Authority before erection of the fencing.


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

5.
Prior to commencement of any site works a tree protection monitoring procedure including a timescale for site visits and all tree protection measures shall be agreed in writing with the Local Planning Authority in accordance with the following:


Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified on plan number 06-40-12A dated October 2007 shall be protected in accordance with the BS5837 (Trees in Relation to Construction).


A protection zone covering the entire branch spread of the trees, [the area of the root soil environment from the trunk to the edge of the branch spread] shall be physically protected and remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.  Vertical barriers shall be constructed in accordance with BS5837 before any demolition, development or stripping of soil commences and must remain in place throughout the duration of the entire site development works.


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


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


REASON:  In order to ensure that any trees affected by development and included in a Tree Preservation Order/ Conservation area/considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development.  In order to comply with planning policies G1 and ENV13 of the Districtwide Local Plan.

RECOMMENDATION 2: That a decision to grant listed building consent with the following conditions be Deferred and Delegated to the Director of Development Services following referral to the Secretary of State:

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


Reason:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.

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


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

3.
Precise specifications of the interface between the existing garden wall and the fencing of the proposed secure garden shall have been submitted to and approved by the Local Planning Authority before erection of the fencing.


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

INFORMATION / DECISION
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