RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
TUESDAY 8 APRIL 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:

	3/2007/0962/P
	Proposed extension to existing garage  
	The Conkers

Dewhurst Road, Langho

	3/2007/1098/P
	First floor extension to provide an additional bedroom 
	4 Newlands Avenue

Clitheroe

	3/2007/1113/P
	Living room extension between existing house and garage (Resubmission) 
	Paddock House

Osbaldeston Lane

Osbaldeston

	3/2007/1138/P
	Timber framed lean-to with pitched slate roof to replace existing timber and polycarbonate structure 
	Royal Oak Inn

Waterloo Road, Clitheroe

	3/2007/1152/P
	Demolition of ground floor single storey extension and construction of two storey extension 
	Wilcock Brook House

Woods Brow, Balderstone

	3/2007/1155/P
	Demolition of existing bungalow and construction of a two storey house  
	6 Hammond Drive, Read

	3/2008/0001/P
	Proposed new garden room, entrance hall, installation of new kitchen in shippon barn
	The Old Barn House

Horton-in-Craven, Skipton

	3/2008/0003/P
	New first floor extension to the rear and new front entrance porch  
	23 Bosburn Drive, Mellor

	3/2008/0004/P (PA)  and

3/2008/0005/P

(LBC)
	Refurbishment and rearrangement of the self catering units in the former Holme Farm Buildings.  Extend the self catering units into former storage areas.  Refurbishment of staff accommodation in Rose Cottage.  Adjust access track to allow better disabled access including demolition of a storage shed.  Landscape front of the building including the erection of terraces  
	Waddow Hall

Waddington Road, Clitheroe

	3/2008/0012/P

continued…\

continuation…\
	Refurbishment and rearrangement of the self catering units in the former Holme Farm Buildings.  Extend the self catering units into former storage areas.  Refurbishment of staff accommodation in Rose Cottage.  Adjust access track to allow better disabled access including demolition of a storage shed.  Landscape front of the building including the erection of terraces 
	Waddow Hall

Waddington Road, Clitheroe

	3/2008/0016/P
	Two storey side extension 
	39 Littlemoor Road, Clitheroe

	3/2008/0018/P
	New middon and livestock building
	Hareden Farm 

Dunsop Bridge 

	3/2008/0019/P
	One free-standing internally illuminated sign.  Re-submission  
	James Alpe Ltd

Lincoln Way

Salthill Industrial Estate

Clitheroe

	3/2008/0022/P
	Replacement agricultural livestock building to house new milking parlour and collecting/handling facilities 
	Thornley Hall

Thornley, Preston

	3/2008/0027/P
	Proposed alterations to create new front door screen and kitchen/dining extension with internal alterations, and construction of replacement garage in stone 
	Staple Oak, Trough Road

Dunsop Bridge

	3/2008/0028/P
	Existing garage to be demolished. Proposed side extension with Velux window to front elevation and Velux window to rear elevation 
	68 Glendale Drive, Mellor

	3/2008/0030/P
	Erection of timber shed for storage
	Black Horse Inn

Pimlico Road, Clitheroe

	3/2008/0034/P
	Construction of single storey building forming three holiday let chalets
	Keepers Cottage

Northcote Road, Old Langho 

	3/2008/0035/P
	Proposed single storey rear extension 
	16 Thorn Street, Sabden

	3/2008/0036/P
	Conversion of a stone barn to form a single holiday cottage  
	Crag House, Fish Lane

Chipping

	3/2008/0037/P
	Sports wall
	Whalley CE Primary School, Church Lane, Whalley

	3/2008/0038/P
	Proposed new double garage and link canopy between garage and house
	21 Chaigley Road

Longridge

	3/2008/0039/P
	Conservatory
	17 Beech Close

Clayton-le-Dale

	3/2008/0042/P
	Proposed playroom and study extension  
	Acorn Barn, Oakmount

 Ribchester Road

Clayton-le-Dale

	3/2008/0046/P
	Proposed playroom and study extension  
	Acorn Barn, Oakmount

Ribchester Road

Clayton-le-Dale

	3/2008/0046/P
	Single storey kitchen extension to rear of property
	Hadlea, 26 Whinney Lane

Langho

	3/2008/0047/P
	Convert existing single storey detached garage into a single storey domestic bungalow with link to existing Pinfold Barn


	Pinfold Barn, Pinfold Lane

Longridge

	3/2008/0048/P

(LBC)
	Internal alterations to create a utility room including formation of window at rear of the property.  Internal alterations to part of the garage to create a family hobby room 
	The Close, Read Hall

Read

	3/2008/0051/P
	Demolish existing garage/office/utility and build new garage/lounge/toilet/utility room and proposed conservatory to rear  
	18 Buckingham Drive, Read

	3/2008/0054/P
	Proposed extension to agricultural building
	Laneside Farm, Mearley

	3/2008/0057/P
	Proposed bedroom wing and sunroom extensions 
	Nook House Farm, Longsight Road, Clayton-le-Dale

	3/2008/0058/P
	Demolish existing single garage and build tandem garage 
	21 Barnacre Road

Longridge

	3/2008/0059/P
	Conversion of barn/shed into cutting room
	Lower Gazegill Farm

Rimington 

	3/2008/0060/P
	Proposed side and rear extensions to existing bungalow 
	The Beeches, Eastham House Farm, Great Mitton

Whalley

	3/2008/0062/P
	New first floor and ground floor extension and associated alterations
	40 Painterwood

Billington

	3/2008/0063/P
	Extension to form new staffroom, secure entrance and internal alterations at 
	Chipping St Mary's RC Primary, School Club Lane, Chipping

	3/2008/0064/P
	Construction of rear utility room and porch extension.  Construction of 4 dormer roof windows and external sitting room canopy on the front façade and fenestration changes associated with various other internal improvements 
	Closes Hall

Stump Cross Lane

Bolton-by-Bowland

	3/2008/0066/P
	Conservatory at rear 
	86 Mellor Brow

Mellor

	3/2008/0067/P
	Extension to existing stable building
	Nook House Farm, Longsight Road, Clayton-le-Dale

	3/2008/0069/P
	Single storey extension in rear garden to replace existing stores
	24 Mitton Road

Whalley

	3/2008/0070/P
	Kitchen extension to rear of property
	14 Stone Bridge Terrace

Longridge

	3/2008/0071/P
	Demolition of single storey kitchen and construction of replacement two storey kitchen utility room extension with bedroom over.  Alterations to existing garage to create home office and lobby space with storage.  Associated external works including link between garage and house 
	Moornook House

Slaidburn Road

Waddington

	3/2008/0072/P
	Relocation of river level monitoring station 
	Adj River Ribble, Low Moor

	3/2008/0074/P

continued…\

continuation…\
	Demolition of a HORSA Unit and replacement with a single storey music facility, comprising of music room, media/recording room, two practice rooms recording control room. Disabled W.C., stores and plant room and a verandah
	Bowland High School

Riversmead, Grindleton

	3/2008/0083/P
	Replacement of an existing concrete panel garage with a new masonry constructed garage and associated works 
	White Cottage, Whins Lane

Simonstone

	3/2008/0085/P
	Single storey kitchen extension between existing sun lounge and kitchen and proposed first floor extension above sun lounge
	4 Vicarage Lane

Wilpshire

	3/2008/0086/P
	Replacement of an existing concrete panel garage with a new masonry constructed garage and associated works  
	White Cottage, Whins Lane

Simonstone

	3/2008/0092/P
	Extension to from garden room
	Bolton Close, Gisburn Road

Bolton-by-Bowland

	3/2008/0094/P
	Single storey garage
	2 Burnhouse Cottage

Back Lane, Newton

	3/2008/0095/P
	Extensions to sports pavilion
	Chatburn Playing Field

Sawley Road, Chatburn

	3/2008/0096/P
	First floor extension to existing bungalow with additional two storey extensions and associated works including new attached garage 
	Oakwood Lodge

Ribchester Road

Clayton-le-Dale

	3/2008/0098/P
	Demolish existing garage and outbuildings and erect a two storey extension to provide two extra bedrooms, double garage, utility and shower room and a conservatory
	Sandrock

Avenue Road 

Hurst Green

	3/2008/0100/P
	Conservatory to rear of property
	45 Durham Road, Wilpshire

	3/2008/0115/P
	Replacement garage and workshop
	Ivy Cottage, Lower Road

Longridge

	3/2008/0117/P
	Proposed ground floor side extension with smaller first floor extension above
	43 Knowsley Road West

Wilpshire

	3/2008/0119/P
	Remodelling roofscape to front elevation, demolition of conservatory, proposed rear sun lounge extension, extension into existing garage 
	11 Broad Meadow

Chipping

	3/2008/0122/P
	Change of use of ground floor from Conservative Party meeting room (use class D2) to a Gallery/ Studio (use class D1) 
	64 Church Street

Ribchester

	3/2008/0124/P
	Proposed extension to existing kitchen 
	8 Knowsley Road, Wilpshire

	3/2008/0126/P
	Extension of café and relocation of oil tank
	Hanson’s Garden Centre

Whalley Road, Barrow 

	3/2008/0128/P
	Conservatory to rear of property
	2 Clayton Court, Longridge


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/20087/1066/P
	Conversion of proposed extension to form a one bedroom apartment 
	38 Salthill Road

Clitheroe
	G1 – Over intensive development to detriment of residential amenity

	3/2007/1080/P
	Creation of a stable block and access track 
	Briar Cottage

Knowle Green
	Policies G1, G5, ENV1 and RT19 – harmful and adverse impact on the visual amenity of the A.O.N.B. and impact on two public rights of way.

	3/2007/1158/P
	Proposed two-bedroom house to be built to the rear of 4 Chapel Hill on land adjacent 
	4 Chapel Hill

Longridge
	Policy 12 of the JLSP, G5 and Interim SPG Housing - oversupply of housing.

G1 – visual impact issues, residential amenity and highway safety

	3/2008/0008/P
	Demolition of two storey rear extension and erection of three storey rear extension and internal alterations (Resubmission) 
	57 Mellor Lane

Mellor
	Demolition of two storey rear extension and erection of three storey rear extension and internal alterations 

	3/2008/0013/P
	Extension to existing terraced patio including two new 4m2 jumbrellas and balustrade  
	Station Hotel

King Street

Clitheroe
	G1 – Detrimental to highway safety.



	3/2008/0021/P
	Construction of a double garage
	6 Stoneygate Lane

Knowle Green

Ribchester 
	The proposal is contrary to Policy G1 of the Districtwide Local Plan and would lead to conditions to the detriment of highway safety.  

	3/2008/0023/P
	Addition of canopy to west elevation of stables 
	Hodgson Barn

Waddington
	G1, ENV1, Policy 20 JLSP – detrimental to visual amenity.

	3/2008/0088/P and 3/2008/0089/P
	Construction of new boundary wall. Resubmission 
	Bolton Hall

Park Gates

Copster Green
	The wall would be harmful & alien to the setting of the listed building/materials 

& construction.

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2008/0107/P
	Proposed single storey side and rear extension, new roof and rear dormer extension 
	1 Arley Rise

Mellor
	Contrary to Policies G1 and H10 – visual impact


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2008/0009/N
	New track 1748m long and 3m wide
	Croasdale Farm

Catlow Road, Slaidburn

	3/2008/0113/N
	Steel framed machinery/straw store
	Cross Gills Farm, Whalley Road, Hurst Green


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT HAS  BEEN REFUSED

	Plan No:
	Proposal:
	Location:

	3/2008/0180/N
	New agricultural store approx 18m x 9m
	Old Barn, Pendleton Road Wiswell


CERTIFICATE OF LAWFULNESS FOR AN EXISTING USE OR ACTIVITY IN BREACH OF PLANNING CONDITION 

	Plan No:
	Proposal:
	Location:

	3/2007/0776/P
	Certificate of Lawfulness for the existing use of the former barn adjacent to the dwellinghouse (identified in blue on the red line plan) for ancillary residential purposes and the use of that part of the property shaded green on the plan referred to as the curtilage for residential curtilage 
	Hall Barn, 53 Chapel Hill

Longridge

	3/2007/1168/P
	Certificate of Lawfulness for the continued use of the land for domestic purposes and the stationing of a caravan for occupation as a permanent independent dwelling  
	The Caravan

Parsonage Cottage

Riverside, Ribchester


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2008/0043/P
	Erection of steel portal framed building to house livestock
	Carr Hall Farm, Whalley Road, Wilpshire

	3/2008/0073/P
	Removal of condition 5 of 3/1990/0662 which restricts occupation of the farmhouse to persons employed or previously employed in agriculture
	Well House Farmhouse

Tosside


APPLICATIONS TO BE DETERMINED BY Lancashire County Council 

	Plan No:
	Proposal:
	Location:

	3/2008/0145/P
	To construct a kiosk and temporary contractor’s compound for a period of 12 months 
	Chipping WWTW, Longridge Road, Chipping for United Utilities.


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:
3/2007/1097/P
(GRID REF: SD 69008 33108)

A WOODEN SHED IN THE GARDEN AND A CARPORT OVER THE DRIVE AT 24 DURHAM ROAD WILPSHIRE.

	PARISH COUNCIL:
	Objection on the grounds of over development of the site as it would represent almost 1000 square ft of outbuildings in the garden area.



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

· The shed has never been completed to an acceptable finish.

· The building goes way beyond the building line almost to the end of the garden boundary.

· The building is overbearing and an exceptionally unpleasant looking feature.

· The proposal is totally out of keeping with the surrounding properties and gardens.


Proposal

Consent is sought to construct a wooden shed at the rear of the property of approx. dimensions 4.8m x 1.8m x 2.3m in height with a flat roof constructed of plywood to the sides and bottom finished in a log effect to the exterior walls. Consent is also sought for a carport at the front elevation of approx. dimensions 8.5m x 3.9m x 2.3m in height with a plastic roof and supported by tanalised timber posts. This is a retrospective application as the wooden shed has already been constructed.

Site Location

This is a 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 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 wooden shed is acceptable and would not dominate the existing building. I note the remarks made by a neighbouring resident in that the shed has already been erected and has not been fully completed. The applicant has now submitted an application for the shed which has not been finished in that the side elevation which borders No. 26 has been left to show blue tarpaulin and plywood. Apart from the fact that the shed has not been satisfactorily finished I do not have any further issues with the proposal and as a condition of this report I shall ask that the shed is fully completed and the side elevation of the shed facing the neighbouring property is finished in the same materials as what is existing.

I note the remarks of the Parish Council in that the proposal would be an over development of the site as it would represent almost 29m2 of outbuildings in the garden area. A number of proposals have been approved at the site however it is of my opinion this most recent proposal will still provide sufficient amenity space in the rear garden area.

The potential impact of the wooden shed on neighbouring properties is minimal as the proposal is to the rear and so cannot be seen in the wider locality. No windows have been inserted in the side elevation facing the neighbouring properties and so there are no issues of overlooking. The impact upon the residents directly adjacent to the proposal is minimal as it is not reducing any light into the property. 

With regards to the proposed car port I am satisfied that the scale, size and design is acceptable and there would be minimal detrimental effect on the character and appearance of the street scene as the neighbouring property has a similar extension. I note the remarks made by a neighbouring resident that they would ask that the car port does not protrude the joint boundary wall or beyond their house building line. Having checked the dimensions of the car port it is clear that both instances are unlikely to occur.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1. 
The side elevation of the wooden shed facing the boundary of No. 26 shall be finished in materials to match those of the existing shed within two months of the date of this permission and remain so in perpetuity to the satisfaction of the Local Planning Authority.

REASON: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings” ensuring a satisfactory standard of external appearance.
APPLICATION NO: 3/2008/0026/P
(GRID REF: SD 7413 4177)

PROPOSED CHANGE OF USE FROM CLASS A1 (RETAIL) TO CLASS 3 (RESTAURANT) OR A4 (PUBLIC HOUSE) AT KWIK SAVE, STATION ROAD, CLITHEROE

	TOWN COUNCIL:
	Object on the grounds that either an A3 or A4 use would be detrimental to adjacent residential properties. 

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection in principle.

	
	
	

	SENIOR ENVIRONMENTAL HEALTH OFFICER:
	After visiting the site is satisfied that the existing building could be adapted to provide suitable sound attenuation and thus raises no objection in principle.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Ten letters of objection have been received.  Members are referred to the file for full details which can be summarised as follows:



	
	1.
	The car park is not of sufficient size for both staff and patrons.  



	
	2.
	Potential for noise disturbance from both the usage of the premises and comings and goings of people.  



	
	3.
	The need for such uses.



	
	4.
	The plans are very minimal and show very little detail of any works that are proposed.



	
	5.
	The form states that one delivery vehicle per day which appears a very conservative estimate.



	
	6.
	It will lead to an increase in anti-social behaviour.



	
	7.
	The building should be put to a more environmentally friendly purpose.



	
	8.
	Devaluation of property.



	
	9.
	Clitheroe needs major retail locations such as this to be retained.  


Proposal

This application details the proposed change of use of the former Kwik Save to either an A3 (restaurant) or A4 (public house) use.  No building works are proposed as part of this scheme.

Site Location

Kwik Save is located within the town centre of Clitheroe with Booths Supermarket to its northwest, The Castle pub to its northeast and residential properties to its rear, ie southeast.  Its main access is off Station Road with a small car park and rear access off Parson Lane.

Relevant History

Numerous applications for signage.

Relevant Policies

Policy G1 - Development Control.

Policy S1 - Shopping Policies - Clitheroe Centre.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration in the determination of this application are the principle of use, highway safety and potential impact on adjacent amenity.  This is a town centre location with the proposed uses maintaining job opportunities at the site.  It is not on the designated principal shopping frontage and thus, in principle, either an A3 or A4 use would be appropriate.  I am mindful of objectors questioning the need for premises of this nature but as Members will be aware this is not a material planning consideration.

Turning to highway safety, the County Surveyor has not raised any objection.  He has acknowledged that the ten parking spaces to the rear of the property represent an under supply but considers there to be a good supply of off-street parking within convenient walking distance and thus he does not, irrespective of objector’s concerns, object on that ground.  Therefore, in terms of this aspect I must be guided by his advice.  

The remaining consideration is thus potential impact on surrounding residential amenity.  A number of objectors have mentioned noise, both from the actual premises and from the comings and goings of people.  In terms of noise emanating from the premises, one of the Council’s Senior Environmental Health Officers has visited the site and, following an internal inspection, is satisfied that appropriate sound attenuation measures can be incorporated into any internal refurbishment of the building.  This application is establishing the use of the building and were any external works proposed, they would have been shown on the plans.  Therefore, whilst objectors have made reference to the minimal level of detail submitted, there is sufficient submitted to enable a decision to be made in this instance.  The applicants have submitted suggested hours of opening of:

Monday to Wednesday 
-
0900 to 2330 hours;  inclusive of drinking up time

Thursday to Saturday

-
0900 to 0030 hours;  inclusive of drinking up time

Sunday


-
1000 to 2300 hours;  inclusive of drinking up time

and have been made aware for the need of sound attenuation measures to be devised once an end user has been found.  These would be submitted to the Council for final approval to ensure existing amenities were protected and subject to these safeguards the Senior Environmental Health Officer is satisfied.  

In respect of comings and goings to the premises, this is a location that is within the town centre and on the main road into the town from the west.  There will already be a degree of disturbance experienced by residents in the immediately vicinity from existing vehicular and pedestrian movement in to and out of the town centre along these thoroughfares.  The question is would the addition of one more commercial premises so significantly affect this as to warrant an unfavourable recommendation on this ground alone.  The suggested hours for the application site are not as late into the evening as the nearest public house, ie The Castle.  Thus, I am of the opinion that it would be difficult to substantiate a refusal on the basis of noise disturbance from the comings and goings of customers given that existing commercial premises open later with the resultant pedestrian movement along Station Road and Parson Lane.

Therefore, having very carefully considered all the above factors, I am of the opinion that the scheme accords with policy and would not lead to a significantly detrimental impact on residential amenity.

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 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 14 January 2008 which clearly denotes that works to No. 44 Parson Lane do not form part of the submitted application.  

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

2.
The use of the premises in accordance with this permission shall be restricted to the hours between 0900 – 2330 hours Monday to Wednesday; 0900 – 0030 hours Thursday to Saturday; 1000 – 2300 hours Sundays.

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

3.
Prior to commencement of any works to implement this permission, a scheme detailing appropriate sound attenuation measures shall be submitted to and approved in writing by the Local Planning Authority.  The building shall thereafter be insulated in accordance with the scheme so approved prior to the premises being occupied.  

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

4.
The precise details of the type and method of air filtration and extraction systems shall be approved, in writing, by the local planning authority and this shall be installed and be operative prior to the business being in use.

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

5.
Before any works to implement this permission are commenced, details of any external alterations to the building, including any flue to dispose of fumes from the cooking process shall be submitted to and approved by the local planning authority.

REASON:  In order that the Local Planning Authority can be satisfied that the details are not injurious to the visual amenity and in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and to safeguard, where appropriate, neighbouring residential amenity.

APPLICATION NO:  3/2008/0045/P 
(GRID REF: SD 6745 3370)

PROPOSED TWO STOREY LIVING ROOM/BEDROOM EXTENSION AND PROPOSED SINGLE STOREY EXTENSION INCORPORATING A FLAGGED TERRACE (RESUBMISSION) AT PRIMROSE COTTAGE, LOVELY HALL LANE, COPSTER GREEN

	PARISH COUNCIL:
	No representations have been received.



	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a solicitor on behalf of the owner of the attached property, Beech Cottage.  They say that their clients objected to a previous application for the following reasons:



	
	1.
	Primrose Cottage is already a substantial three-bedroom property and looks much bigger than the adjoining cottage and others along Lovely  Hall Lane.



	
	2.
	The property has been extended previously and the new proposal would substantially increase this even further.



	
	3.
	The previous extensions reduced the amount of natural light to Beech Cottage, and the increase in height of the proposed extensions at the front and rear would overwhelm Beech Cottage (which is on the north side) and reduce the amount of natural light further.  



	
	4.
	The proposed development is totally out of keeping with the character and style of the adjoining semi detached dwelling and would be detrimental to the surrounding area.  The stone facing and different style of windows would look at odds with the rendered elevations and style of construction at Beech Cottage.

They acknowledge that some alterations have been made to the previous proposals, such as rendered finishes in some areas which were originally planned to be stone, and the alteration of the front roofline and dormers.  However, they say that their client considers that these alterations do not alter the substantial impact that the extensions, to the front, side and rear would have on the adjoining property and their surroundings.



	
	They say that an existing sloping roofed single storey extension with a small conservatory/porch addition at their client’s property is depicted incorrectly on the submitted plans as a flat roofed conservatory, and that this gives a false impression of the loss of light that their client’s property would experience if the proposed extensions were approved and built.


Proposal

Previous planning application 3/2007/1008/P sought permission for a scheme of extensions and alterations to this property comprising the following:

· An extension above and to the side of an existing single storey extension at the front of the property incorporating three gable fronted dormers.  The whole of the front elevation as extended was to be given a natural stone finish.  

· A first floor extension over an existing single storey extension at the rear.

· A single storey side extension incorporating a patio area at first floor level.

That previous application was refused for reasons concerning detrimental effects on the appearance of the semi detached pair of properties and upon the amenities of the occupiers of the attached property.  

This current application seeks permission for the same side and rear extensions as previously proposed.  At the front, the scheme has been amended by the replacement of the previously proposed three dormers with two dormers.  The vertical side face of the dormer which is closest to the neighbouring property would now be approximately 1.4m away from the boundary between the two properties, whereas, on the previous scheme, the nearest dormer was only 0.1m away from that boundary.  The front elevation is now to be given a rendered finish to match the adjoining property, with stone surrounds to the door and windows only.

Site Location

The application relates to a semi detached house with white painted rendered walls and a blue slate roof.  The other half of this semi-detached pair, Beech Cottage, has the same external materials.  The properties are set back approximately 45m from the south side of Lovely Hall Lane.  To the west, the application property is adjoined by Beech Cottage and to the east by a row of houses which are sited closer to the road edge.  

Relevant History

84/0316/P – Single storey front extension.  Approved.

89/0359/P – Substantial extensions and alterations.  Refused.

89/0785/P – Rear and side extensions.  Approved.

93/0040/P – Ground and first floor extensions and conservatory.  Refused.

95/0768/P – Side extension.  Approved.

07/10008/P – Front, side and rear extensions.  Refused.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

This property has been previously extended, but, as it presently exists, I do not consider that it seriously detracts from either the appearance of the semi-detached pair of which it is one half, or the privacy and general residential amenities of the occupiers of the attached property.  

A recent previous application (3/2007/1008/P) for a scheme of extensions and alterations was refused for reasons relating to detrimental effects on the appearance of the semi detached pair of properties and upon the amenities of the occupiers of the attached property.  This current application seeks to address the reasons for refusal of that previous application.  Of the previously proposed three extensions, it was the front extension which had the most seriously detrimental effects.  The proposal to give a stone finish to the whole of the front elevation was considered to be incongruous and inappropriate when viewed in relation to the rendered finish of the rest of the application property and the other half of the pair.  It was also considered that the proposed three dormers were inappropriate in visual terms and also because the one nearest to the attached property would lead to loss of light to a ground floor window in that neighbouring property.  In this current application, the extension is to have a rendered finish, and the dormers would be set away from the boundary with the attached property.  I consider that this reduces the effects of the proposed front extension on the neighbour and is also a considerable improvement with regards to its effects on the appearance of the pair of properties.  I now consider the front extension to be acceptable.


The single storey side extension with a first floor level terrace has been carefully designed with a pitched roof over the front part of it, to cut out any overlooking of the properties to the east of the site.  This particular part of the proposal does not have any effects on the amenities of Beech Cottage, and was considered to be acceptable in the previous application, I still consider this part of the proposed development to be acceptable.

The first floor extension at the rear projects only approximately 2.8m and is set in approximately 1.3m from the boundary between the two properties.  This would have some increased effects on light to the attached property and its increased massing would, of course, be visible from that property.   The attached property is to the west of the application site, not to the north as stated on the letter submitted on behalf of the owner of the neighbouring property.  Given this orientation, and in the absence of any other objections to the overall scheme, I do not consider the effects of the relatively small first floor extension at the rear, to represent a sustainable refusal of the application.  

Overall, I consider that this amended scheme of extensions and alterations is acceptable and in compliance with Policies G1 and H10 of the Local Plan and the SPG relating to extensions and alterations to dwellings.  

SUMMARY OF REASONS FOR APPROVAL

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

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

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

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

APPLICATION NO:
3/2008/0081
(GRID REF: SD 61964 43130)

SINGLE STOREY EXTENSION INCLUDING EXTENSION INTO ROOF SPACE AND AMENDED VEHICULAR ACCESS POINT AS WELL AS A REMODELLED FRONT ELEVATION AT PENTARGON. GARSTANG ROAD, CHIPPING.

	PARISH COUNCIL:
	No observations received.



	ENVIRONMENT DIRECTORATE 

(COUNTY SURVEYOR):
	No objections on highway safety grounds but comments that visibility for pedestrians and motorists on Broad Meadow will be improved by limiting the height of the planting adjacent to the off street parking to 1.0m.



	ADDITIONAL REPRESENTATIONS:
	No observations have been received.


Proposal

Consent is sought to construct a single storey extension to the north east elevation of the property of approx. dimensions 4.2m x 2.8m x 4.8m in height constructed of random rubble and stone quoins and to extend into the existing roof space. Permission is also sought to re-site the vehicular access closer to the property to include two car parking spaces in order that vehicles can exit safely onto Broad Meadow. The front elevation is also proposed to be re-modelled with a chimney stack feature on the ridge, constructed of random rubble with stone quoins.

Site Location

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

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

In terms of the visual impact of the works and its effect on the Area of Outstanding Natural Beauty it is considered that the scale, design and size of the proposals is acceptable and would be in keeping with the quality and appearance of the main house.  The proposed first floor extension and the remodelling of the front elevation is to be carried out using stone quoins, random rubble walling with stone heads and cills which are appropriate external materials and their design and size are such that, in my opinion it would not have any detrimental effects on the appearance of the dwelling itself or the locality.

The initial proposal incorporated a stone chimney stack feature that ran down the full length of the front elevation, however amended plans were received (25/02/2008) which removed this feature to the front elevation and was replaced with a smaller chimney stack feature to the ridge of the front elevation. 

The amended vehicular access will not prove detrimental to visual or residential amenity as the access will only move approx. 5.5 metres down from where it already exists and the proposed off-road parking is positioned to improve visibility around the bend in Broad Meadow when manoeuvring cars. The alterations will improve the access into and from the property so long as the planting adjacent to the off street parking is limited to 1 metre in height as commented by the County Surveyor. 

Proposed impact on neighbouring amenity would be minimal as the proposals are not directly adjacent to the neighbouring property and would therefore have minimal impact. Existing boundary treatments would safeguard the amenity of neighbouring residential properties.

A bat survey was carried out at the property and it was concluded that the proposed building alterations including modifications to the roof do not pose any significant 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.   
This permission shall be implemented in accordance with the proposal as amended by 
plans  received on the 25 February 2008.


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

2. 
The existing hedgerow on the highway frontage of the site to Broad Meadow shall be 
permanently maintained henceforth at a height not greater than 1m above the crown 
level and remain so in perpetuity to the satisfaction of the Local Planning Authority.


REASON: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to 
ensure adequate visibility for the drivers of vehicles entering and leaving the site.

APPLICATION NO:
3/2008/0082/P
(GRID REF: SD 7049 3410)

PROPOSED SIDE AND REAR EXTENSION PROVIDING SUN LOUNGE, BEDROOMS AND BATHROOMS AT 4 TUDOR CLOSE, LANGHO

	PARISH COUNCIL:
	No objection.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a neighbour expressing the following concerns:



	
	1.
	The extensions would make this property architecturally incongruous to its semi detached neighbours and to others of its type on the estate.



	
	2.
	The plans show an additional parking space added.  The sole purpose for the additional parking space is to give storage for a caravan currently parked 
elsewhere, and will not relieve the parking problems caused by two existing vehicles.



	
	3.
	The main sewer for Tudor Close and for some properties on St Mary’s Drive run through the back gardens.  In view of problems experienced 11 years ago is it wise to build over these sewers again?



	
	4.
	Current access to the rear of this property for building equipment is limited and we do not agree for the party fence to be dismantled.


Proposal

Planning permission is sought for an L shaped side and rear single storey extension extending 3.9m to the rear of the property and 5.1m to the side.  The rear element will be set in from the boundary with its neighbour by 3m.  The side element will be set back from the front of the house by 6.5m.

Site Location

The property is the eastern half of the only pair of semi-detached bungalows within a small cul-de-sac within the village boundary of Langho, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy G4 – Settlement Strategy

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues with regard to this application are the impact it may have on the adjacent neighbours, and whether the proposal is in keeping with the existing dwelling.  The design of the proposed works is subordinate to the main dwelling-house and as such conforms to advice contained within the Council’s Supplementary Planning Guidance (SPG): Extensions and Alterations to Dwellings.  

Considering this is a corner property in this small cul-de-sac, in my opinion, the side and rear extension will not adversely affect the street scene.  With reference to the impact on neighbours amenity the rear portion of the extensions will not materially affect the neighbours of no. 5 Tudor Close as the extension has been set in from the boundary fence by approximately 3m.  Regarding the neighbours at no.3 Tudor Close, considering the side extension will be set back from the front of the house by approximately 6.5m and will face a primarily blank wall, with the exception of a small bedroom window at first floor level, in my opinion, the extension will not be detrimental to the residential amenity of those neighbours either.

I note concerns expressed regarding car parking but I consider adequate car parking is available.  Although they may wish to park a caravan by their property this is perfectly acceptable in planning terms.  I note the comments regarding the main sewer for Tudor Close and for some properties on St Mary’s Drive runs through the back gardens of the properties, but this is not relevant to planning legislation.  Similarly, the objection relating to access to the rear of this property and the removal of the party fence is also not dealt with under planning legislation and is a civil matter between the two parties.

Therefore considering the above points, it is considered that the proposal will be in keeping with the design of the main property and will not cause significant detriment to the residential amenity of the neighbouring dwellings.  As such it is recommended that this application be granted.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:  That planning permission be GRANTED.

APPLICATION NO: 3/2008/0097/P
(GRID REF: SD 8286 4882)

PROPOSED CHANGE OF USE FROM RETAIL SHOP TO OFFICE AND INTERNAL REFURBISHMENT AT THE PREMISES AT BANK HOUSE, MAIN STREET, GISBURN 

	PARISH COUNCIL:
	Object on the grounds it would represent the loss of another retail premise in the village.  Following the closure of the village shop it is felt that the village cannot afford the loss of another potential retail outlet.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Four letters of objection and a petition with 20 signatures has been received which raise the following points:



	
	1.
	Turning any retail premises in Gisburn into anything but retail is a great loss.



	
	2.
	The application premises would be an ideal location for the post office which is looking to relocate.



	
	3.
	Knowledge of an individual who is willing to take on the application property for retail use.



	
	4.
	The proposed business would be of no benefit or asset to Gisburn.


Proposal

Retrospective consent is sought to change the use of a retail shop to office accommodation with an internal refurbishment of the premises.  The application forms denote that two office staff would be employed.  

Site Location

This is a mid terrace unit within the village and conservation area of Gisburn.  

Relevant History

3/07/1104/P – Change of use from retail shop to office and refurbishment.  Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The key matter for consideration is whether the principle of development accords with plan policy.  The premises, at the moment, have an established retail use with Policy S6 of the Districtwide Local Plan concerning itself with the loss of such properties but only to residential accommodation.  In that instance the premises need to be marketed and it to be proven that there is no identified need for the retention of a commercial premise within the village.  However, this proposal is distinctly different in that an office use would still provide local employment opportunities and it is this which is the key issue.  Whilst I acknowledge the views of local residents about the loss of a shop and that they have knowledge of someone wishing to take on the premises for retail use, this cannot be taken into consideration in the determination of this application.  The proposal put forward would be retain an existing employment opportunity within the village and it is not for the planning system to interfere with specific market issues, ie retail/office where the Post Office should be when the principle of a development is appropriate in land use terms.  Therefore, not withstanding the concerns raised by the Parish Council and villagers I am of the opinion that the principle of the scheme does accord with planning policy and would not cause any significant effect on neighbouring amenities.

I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO: 3/2008/0109/P
(GRID REF: SD 6547 3092)

PROPOSED CONSERVATORY TO REAR OF PROPERTY AT 6 ARLEY RISE, MELLOR 

	PARISH COUNCIL:
	Raise no objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters of objection have been received which can be summarised as follows:



	
	1.
	The extension is too large for the size of plot and out of keeping with the neighbourhood.



	
	2.
	The extension would encroach too closely to two adjoining properties spoiling the outlook and devaluing properties.



	
	3.
	The plans do not show the existing boundary fences and the owner has already changed some other fencing without consent.



	
	4.
	The plans do not show provision for surface water drainage and gutters would encroach onto neighbouring land.



	
	5.
	The extension cannot be maintained without access to 4 Arley Rise.


Proposal

Consent is sought for a rear extension to a detached bungalow, having approximate dimensions of 5.7m x 3.3m x 3.2m in height.  It would have a solid brickwork eastern gable with an essentially fully glazed front elevation and roof.  The western side abuts directly up to an existing rear kitchen projection.

Site Location

The application property is a detached bungalow in Mellor.  The rear garden area is roughly triangular in shape with a dwelling to its north east that is actually sited on Hob Green overlooking the garden area.  That property is set at a higher level than the dwelling proposed to be extended under this application.  There are properties to either side of it on Arley Rise.  

Relevant History

3/2007/0494/P – Conservatory to rear.  Refused 12 July 2007.  Appeal allowed.

3/2004/0320/P – Single storey rear extension.  Refused 25 May 2004.

3/2004/0051/P – Single storey extension.  Refused 2 March 2004.

3/80/0080/P – Additional bedroom and garage.  Approved with conditions 17 June 1980.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

In assessing the appropriateness of this scheme it is important to have regard to the planning history of the site and, in particular, the recent Planning Inspector’s decision which permitted the erection of a conservatory extending into the garden area by some 4m from the existing rear kitchen projection.  In deciding that matter he concluded that whilst the conservatory would significantly increase the potential for overlooking with No. 6 Hob Green, an obscure glazing condition would reduce this impact to an acceptable level.  This scheme seeks to move the extension further away from that property to a position whereby I am of the opinion that the resultant relationship would be more satisfactory than that which the Inspector allowed.  The works would infill a flagged area to the rear of this ‘L’ shaped dwelling and, coupled with previous extensions (garage, bedrooms and kitchen), mean the original dwelling size would increase by approximately 80% should this scheme be approved.  Members are reminded that the SPG guards against extensions which would result in over a 75% increase in size within settlements but there must be a clearly identifiable harm to warrant a refusal on grounds of size.  For the reasons stated previously I do not consider that there would be any significant harm to No. 6 Hob Green nor do I consider 4 Arley Rise to be significantly affected as there is an existing 2m high timber close boarded fence in situ.  The works are to the rear of the property and thus their visual impact is very localised.  

Therefore, having given this matter careful consideration, I recommend favourably.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO: 3/2008/0127/P
(GRID REF: SD 3607 4365)

PROPOSED MODIFICATION OF CONDITIONS 3 AND 4 OF PLANNING CONSENT 3/2002/0553 TO ADD PERMANENT USAGE FOR RIDING TUITION ON A ONE-TO-ONE BASIS AT  WALTON FOLD FARM, WALTON FOLD, LONGRIDGE

	TOWN COUNCIL:
	No objection.

	
	
	

	HIGHWAY AUTHORITY:
	No objection to previous consent but no representations have been received at the time of preparing this report.



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



	
	1.
	The visual impact caused by the development. 



	
	2.
	Consider that the arena was a temporary measure until Mr Halsall completed work in relation to the stables and indoor arena and that the outdoor arena should be turned back to meadow once this has been completed.



	
	3.
	Highway safety is a concern as there are small children who live in the vicinity.



	
	4.
	The proposal would lead to a commercial business in the location.  Consider that no-one would spend such a vast amount of money to build an arena/stable for a               project based on a one-to-one tuition.




Proposal

This application seeks to utilise the existing ménage area for permanent usage as a riding tuition facility on a one-to-one basis.  

Site Location

The ménage is located adjacent to the existing complex of properties known as Weldon Fold Farm and The Orchard and is served via an unmade track adjacent to St Lawrence Church and Chapel Hill Farm and which is access from Lower Lane.  The land is outside the main settlement boundary of Longridge and referred to as open countryside.

Relevant History

3/2002/0553/P – Erection of ménage area for private use.  Approved with conditions.

3/2004/0498/P – Construction of stables and indoor riding arena.  Allowed on appeal.

3/2006/0084/P – Modification of conditions 3 and 4 to allow temporary use of outdoor ménage area for tuition purposes.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in the determination of this proposal relate to the impact on highway safety and also any loss of residential amenity caused by disturbance from the activity.  

I note some of the other comments made by a nearby resident which includes the visual impact caused by the development but I consider that as planning permission has been initially granted for use of the arena for private/domestic purposes and then subsequently on a temporary basis for tuition on a one-to-one basis I do not consider that the visual impact is in particular relevant in this instance.  I reiterate that the main issues relate to highway safety and any impact appertaining to residential amenity such as noise disturbance.  

The County Surveyor initially raised no objection to the temporary use of the ménage on the proviso that it was to be for one-to-one tuition and no competitive events.  Whilst operating on this basis there has been no objections by the Highway Authority relating to the activity.  I do not consider that the use of this ménage area for such purposes would adversely alter the highway safety even if the indoor arena was completed.  This being so, and because it  would still be restricted to one-to-one tuition, I do not envisage a significant increase in trip generation arising from this site.  

To conclude, I consider that, subject to safeguards which would include a personal consent and a restriction relating it to one-to-one tuition, the scheme is acceptable.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall inure for the benefit of Mr C Halsall or as otherwise agreed by the Local Planning Authority and should be restricted to “one-to-one” tuition of visiting riders and their horses and not be used for competitive events and not for the benefit of land, nor any other person or persons whether or not having an interest in the land.  


REASON:  Permission would not normally be given for the proposed development but for the personal circumstances applying in this case as the development otherwise would be contrary to Policy G1 of the Ribble Valley Districtwide Local Plan and may lead to conditions to the detriment of highway safety.

2.
The use of the premises for one to one tuition shall be restricted to the hours between 0800 and 2000 on weekdays and 0800 to 1800 on Saturdays and there shall be no commercial  operation on Sundays or bank holidays.

REASON:  To comply with Policies G1 and S10 (delete as appropriate) of the Ribble Valley Districtwide Local Plan.  The use of the premises outside these hours could prove injurious to the character of the area and in order to safeguard residential amenities.

APPLICATION NO:
3/2008/0152/P
(GRID REF: SD 373205 440932)

PROPOSED ENLARGEMENT OF DORMERS BY REMOVING ROOF AREA BETWEEN THEM (RE-SUBMISSION OF APPLICATION 3/2007/0509/P) AT THE COTTAGE, HENTHORN ROAD, CLITHEROE, LANCASHIRE, BB7 2QF.

	TOWN COUNCIL:
	No objections.



	ADDITIONAL REPRESENTATIONS:
	There have been no additional representations to this application.


Proposal

The application seeks planning permission for alterations to two dormer windows to the roof elevation to the rear of The Cottage, which was granted consent in September 2007.

Site Location

The property fronts onto Henthorn Road on the very edge of the Clitheroe settlement boundary and is situated between two other dwellings, Henthorn Farm (which is a Grade II Listed Building) and the barn at Henthorn Farm. There is open countryside at the rear and dwellings on the opposite site of Henthorn Road.

Relevant History

3/2007/0509/P – Proposed dormers to reduce Velux rooflights to rear elevation. (Previously approved application 3/2005/0776P) – Granted Conditionally.

3/2005/0776/P – Two Storey Rear Extension – Granted Conditionally.

3/1998/0755/P – Extensions and alterations to farmhouse and cottage including the removal of dairy adjoining cottage (listed building consent) – Granted Conditionally.

3/1998/0754/P – Extensions and alterations to farmhouse and cottage including the removal of dairy adjoining cottage – Granted Conditionally.

3/1986/0157/P – Formation of two bedrooms and utility room (listed building consent) – Granted.

3/1986/0026/P – Change of Use of Farm building from Storage to Residential – Granted Conditionally.

3/1977/0260/P – Proposed extension of existing cottage into part of the adjoining attached barn to form lounge on the ground floor and bedroom at first floor level – Granted.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issue with this application relate to any possible affect the proposed extension may have on the character of the property.

The property is part cottage/part converted barn, and is attached to the southwest side of Henthorn Farmhouse. The application in 2005 gave permission for a two storey, cat slide roof extension to the rear of the property, plus various external works to the front elevation. The main alteration to the front elevation included the re-introduction of a barn door type opening that would be glazed from floor to eaves height. Prior to this, the front elevation gave no indication of the history of the property being once a barn and as such, I consider that at the original conversion stage the historical character of the barn was lost. Permission was then granted last year for two dormer windows on the rear elevation of this approved extension on the basis that due to the location close to the existing two-storey bathroom/utility extension on the rear, the reasonably minor nature of the windows and that they will not be significantly visible from the highway, the dormer windows were considered to have no significant visual impact on the remaining character of the existing building.

Due to the area between the two dormers considered to be unworkable, the applicant seeks permission to remove this area and replace it with a built up vertical slated wall, and a flat valley gutter above. Given that visually there will be little difference, as the slates will be the same as the roof and the dormers should blend in, and that the rear elevation of the property is not viewed from any public viewpoint, the proposal is considered to be minor and will have no significant visual impact on the remaining character of the existing building. 

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

SUMMARY OF REASONS FOR APPROVAL

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

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

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

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

APPLICATION NO: 3/2008/0167/P
(GRID REF: SD 7437 4146)

PROPOSED VARIATION OF CONDITION NO. 19 OF PLANNING APPEAL FOR HOMEBASE RELATING TO THE SERVICE AREA BEING KEPT CLEAR AT PROPOSED HOMEBASE STORE, QUEENSWAY, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

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

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations have been received at time of preparing this report.




Proposal

This proposal seeks to modify condition 19 which relates to the Homebase Store, Queensway, Clitheroe.  Condition 19 specified that the service area which has vehicular access from Wilkins Bridge at Highfield Road is to be kept clear of any obstructions above road level and be available solely for loading and unloading of vehicles.  The application incorporates some storage areas within this area which is to be utilised for products in relation to the garden centre and other ancillary products located in secure cages.  It would also enable refuse and recycling skips to be located in the area.  The proposal would still permit for lorries to enter and leave the site in a safe manner. 

Site Location

The site is located to the rear of the proposed Homebase Store, close to the junction of Queensway and Wilkin Bridge.  

Relevant History

3/2005/0857/P – Construction of DIY store and associated garden centre, car parking and landscaping.  Allowed on Appeal.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The main issues appertaining to this development relate to highway safety and residential amenity.   In terms of highway safety it is clear that the proposals still afford adequate vehicular movement and that, subject to the storage area being limited to that shown on the proposal, it would not adversely affect highway safety.  In terms of residential amenity the outside storage may lead to some additional noise and therefore a slight impact on residential amenity.  However, I am satisfied that given the distance away from adjacent residential properties, and that the site is in a mixed commercial area, any increase in noise caused by limited outside storage in this area would not sufficiently affect residential amenity to warrant refusal.  

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Prior to use site details of the storage cages and outside storage area shall be submitted to and approved in writing by the Local Planning Authority and thereafter retained in that manner in perpetuity.  

REASON:  To ensure there is adequate servicing area for vehicles and in the interest of highway safety and to comply with Policy G1 of the Districtwide Local Plan.  

2.
At all times the service area identified in red on Drawing No. SK070730-1 shall be kept clear of any obstructions whatsoever above road level and be kept available solely for the loading/unloading of vehicles. 

REASON:  To ensure there is adequate servicing area for vehicles and in the interest of highway safety and to comply with Policy G1 of the Districtwide Local Plan.  

APPLICATION NO:
3/2008/0193/P
(GRID REF: SD 70488 33803)

SINGLE STOREY BEDROOM AND ENSUITE TO RIGHT OF PREMISES AT 62 HILLCREST ROAD LANGHO.

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

	ADDITIONAL REPRESENTATIONS:
	No observations received at the time of preparing this report.




Proposal

Consent is sought to construct a single storey extension to the side of the property of irregular shape with maximum dimensions of 9m x 5.2m x 2.9m in height with a flat roof and constructed of materials to match those of the existing property.

Site Location

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

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

In terms of visual impact, the scale, size and design of the proposed single storey extension is acceptable given that it is predominantly at the rear and subservient to the main house. The proposed extension is large, however it is appropriate to the plot size and will not result in a cramped appearance. 

The impact upon the residents directly adjacent to the proposal is minimal as there are no windows in the side elevation and there is an existing large boundary fence.

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.

C
APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL

APPLICATION NO:
3/2008/0053/P
(GRID REF: SD 360883 435593)

PROPOSED 4M WIDE COVERED CONNECTING CORRIDOR BETWEEN THE EXISTING HOUSE AND THE EXISTING POOL AND GARAGE BUILDING AT BAINES BARN, PINFOLD LANE, LONGRIDGE, LANCASHIRE, PR3 3BH.

	TOWN COUNCIL:
	No objections, providing that matching materials are used in construction and that neighbours are consulted.



	ADDITIONAL REPRESENTATIONS:
	No additional representations have been received.


Proposal

This application seeks permission for a 4m wide link building between the existing house and the recently completed pool and garage building.

Site Location

The site is located outside the settlement boundary of Longridge within the open countryside, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2003/0775 – Restoration of derelict outbuilding into double garage and pool (Re-submission) – Granted Conditionally.

3/2003/0446 – Re-build and extension of outbuilding to make garage, pool and gym  – Refused.

3/1999/0653 – Substitution of House Type - Granted Conditionally.

3/1999/0518 – Alterations to site boundary and erection of post and rail fence (Amendment to application 3/98/0753) – Granted Conditionally.

3/1998/0753 – Conversion of Barn to Residential Dwelling – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

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 outside the settlement boundary of Longridge within the open countryside, as defined by the Ribble Valley Districtwide Local Plan. The property is a former barn that was granted planning permission in 1998 for conversion to a dwelling.

This application seeks permission for a link building between the existing house and the recently completed pool and garage building. The link extension measures 5.6m wide (from the front elevation), 5m deep and is approx. 4.1m high to the ridge of the roof, and will provide a covered corridor between the main dwelling and the garage and pool building. The construction materials will be stone and slate. In assessing the appropriateness of the works, it is important to have regard to Policies concerning barn conversions and subsequent extensions. The guidance offered in H17 guards against extensions and additions, which would detract from the functional simplicity of such buildings and those that would contribute to complexity and loss of character. The proposed link building would fill the void between the dwelling and garage/pool building and I consider this to be an important visual break affording each element to their own setting. Similarly the detailed design, i.e. large glazed windows, modern pitched roof style over the doorway, does not respect the style and character of the parent property which is the result of a barn conversion.

As such, it is considered that the proposed works would detract from the original form of the building and associated outbuildings, and its approval would cause the loss of an important break between such buildings, and that therefore approval of such works would be to the detriment of the visual amenities of the area. In addition, the design in terms of the large glazed windows and modern pitched roof style over the doorway, do not respect the style and character of the main property which is the result of a barn conversion, that will be an inappropriate and dominant feature to the detriment of the visual amenities of the area and the character of the previously converted building.

For these reasons I recommend unfavourably.

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

1. The proposed extensions are considered contrary to Policies G1, ENV3 and H17 of the Districtwide Local Plan. The proposed link extension is considered to be an unsympathetic extension which would have a detrimental impact on the original character of this traditional building by virtue of its design and style, and that it would fill the void between the dwelling and garage/pool building which is considered to be an important visual break affording each element to their own setting. The scheme is therefore considered detrimental to the visual amenities of the area.

2. If allowed the development would set a dangerous precedent for the acceptance of similar unsympathetic proposals destroying the character and appearance of other barn conversions which would be both contrary to policy and to the detriment of the visual amenities of the open countryside.

INFORMATION / DECISION
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