RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 1 MAY 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:

	3/2007/1076/P
	To build a garage to the side of the dwelling
	12 Eightacre Avenue

Sabden

	3/2007/1151/P
	Smoking shelter to comply with current legislation (approx 4sqm) 
	Hazeldene Care Home

49 Ribchester Road

Clayton-le-Dale

	3/2008/0052/P
	Conversion of farm into farm style accommodation with full disabled facilities for school groups 
	Lower Gazegill Farm

Rimington

	3/2008/0068/P
	Proposed removal of existing rear flat roof and construction of a replacement pitched roof. Construction of a single storey garden room side extension and associated fenestration improvements
	The Old Vicarage

Hellifield Road

Gisburn

	3/2008/0103/P
	Change of house type to incorporate bay window and change of external cladding to all stone
	Southfields

Edisford Road

Waddington

	3/2008/0101/P
	Two storey side extension providing playroom, utility and cloaks and master bedroom with en-suite
	6 Bentlea Road

Gisburn

	3/2008/0106/P
	Replacement timber garage and re-roofing of conservatory with slates to match existing house
	Paddock House

Grindleton

	3/2008/0111/P
	Conversion of attached redundant barn to additional residential accommodation.  First floor extension internal and external alterations.  Erection of a detached double garage.  Extension of drive leading to garage 
	Dean Slack Head

Smalden Lane

Grindleton

	3/2008/0112/P
	Remove the existing conservatory and build a new garden room 
	Appledale, Back Lane

Grindleton

	3/2008/0118/P
	Replacing roof, windows and doors of the Parish Hall 
	St Mary’s Village Hall

Whalley Road

Sabden

	
	
	

	
	
	

	3/2008/0125/P
	Construction of three holiday cottages.  Change of use of outbuildings to holiday cottage and alterations to dwelling (resubmission)
	Smithy Garage

Tosside

	3/2008/0130/P

(AC)
	Individual blue and red plastic acrylic letters fixed to wall – front and rear, to have external black spot lighting
	The Coach House

28 Duck Street

Clitheroe

	3/2008/0131/P

(LBC)
	Illuminated signage at the front and rear for publicity purposes (Listed Building Consent)
	The Coach House

28 Duck Street

Clitheroe

	3/2008/0132/P
	Single storey garden room extension

	10 The Plantation, Tosside

Skipton

	3/2008/0136/P
	Full height extension to gable end

	1 Rock Terrace

Whalley Old Road, Billington

	3/2008/0137/P
	Proposed construction of a lightweight infill extension to cover existing roof bar storage. A3 change of use forming kitchen extension to café bar
	Maxwells Café Wine Bar

56 King Street

Clitheroe

	3/2008/0138/P
	Internal alterations and replacement of windows to north elevation (part) 
	The Spread Eagle Hotel

Sawley

	3/2008/0139/P

(LBC)
	Internal alterations and replacement of windows to north elevation (part) 
	The Spread Eagle Hotel

Sawley

	3/2008/0142/P
	Adaptation of Unit 3 garage to create a granny annex in part of it 
	Arbour Farm

Longridge Road

Thornley-with-Wheatley

	3/2008/0143/P
	Proposed first floor extension over existing flat roof

	Audley House

Whalley Road

Barrow, Clitheroe

	3/2008/0144/P
	Proposed demolition of existing double garage and outbuildings and construction of two-storey side extension and garage. Installation of new sewerage treatment plant and soakaway as replacement to existing septic tank 
	Windy Arbour

Fish House Lane

Longridge

	3/2008/0146/P
	Erection of a new silage clamp
	Moreton Hall Farm

Whalley

	3/2008/0149/P
	Construction of new extension to east elevation to form study. Demolition of existing garage and erection of new garage in stone to match existing house
	Blacksticks Cottage

Blacksticks Lane

Chipping

	3/2008/0151/P (LBC)
	Repair leaking roof, to rebuild one red brick chimney in matching local stone due to poor condition and to remove rotted rafter (pine/oak) and replace with treated like-for-like
	Higher Park Head Cottage

Accrington Road

Whalley

	3/2008/0155/P
	Two storey extension to rear of property, providing a dining room and a bedroom
	54 Billington Gardens

Billington

	
	
	

	3/2008/0153/P
	Proposed replacement of gated entrance to 38, 39, 40 Church Street and The Bungalow and Granary, Ribchester, and new wall to replace existing fence on land
	38, 39, 40 Church Street

The Bungalow and

The Granary

Sunnyside Avenue

Ribchester

	3/2008/0157/P
	Change of use to wood chipping and wood pellet business
	Smithfield Farm

Twiston Lane, Downham

	3/2008/0158/P
	One fascia sign, two double sided projecting signs and one car park sign. Signs A, B and C as illustrated on the plans will have static internal illumination. Sign F will not be illuminated. 
	Co-op Food Store

35-37 Berry Lane

Longridge

	3/2008/0159/P
	Conversion of attached redundant barn to additional residential accommodation.  First floor extension internal and external alterations.  Erection of a detached double garage.  Extension of drive leading to garage
	Dean Slack Head

Smalden Lane

Grindleton

	3/2008/0172/P
	Repair of existing boundary fencing and provision of new bollards.  Structural repairs to gable and reinstatement of windows to gable.  Replacement of trestle to porch 
	Cross Trees

6 Whalley Road

Hurst Green

	3/2008/0176/P
	Construction of outbuilding to house swimming pool and garages
	White Hill, Back Lane

Read

	3/2008/0178/P
	Installation of two velux windows
	11 King Henry Mews

Bolton-by-Bowland

	3/2008/0184/P
	Demolition of existing conservatory and construction of new garden room to south elevation of house (Re-submission) 
	Blacksticks Cottage

Blacksticks Lane

Chipping

	3/2008/0200/P
	To erect a control kiosk and permanent access required in association with a below ground detention tank to be constructed under permitted development rights
	Land off Thornfield Avenue

Longridge

	3/2008/0206/P
	Alteration to farm and barn and link extension 
	Lower Fold Farm

Longsight Road

Langho

	3/2008/0223/P
	3.1m high collinear antenna mounted to a 6.2m high support pole.  Support pole fixed to existing barn with antenna protruding above barn.  Ground based equipment cabin and development ancillary thereto, existing yagi antennas and equipment cabinet to be removed
	Hillside Farm

Whalley Road

Sabden


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2008/0099/P
	Outline application to build a farm workers dwelling at former site of 
	Crossbank Laithe

Catlow Road

Slaidburn
	Does not comply with PPS7, Policy 5 of the JLSP 2001-2016 or Policies G1, ENV1, H3 or H5 of the Districtwide Local Plan, due to its remote location and visual impact on the AONB.


	3/2008/0110/P
	First floor extension to provide extra bedroom and bathroom. Extend the existing conservatory
	43 Bradyll Court

Brockhall Village

Old Langho
	G1,H10 and SPG: Extensions and Alterations to Dwellings – Adverse impact upon neighbouring residential amenity.


	3/2008/0163/P
	First floor extension forming additional bedroom, en-suite and house bathroom.  The existing bathroom and WC to be removed to form new en-suite to bedroom at 
	Waddington Old Mill

Mill Lane

Waddington
	Policies G1, ENV1, H10, SPG –“Extensions and Alterations to Dwellings”, Policy 20 JLSP – Over large extensions to detriment of visual amenity.



	3/2008/0205/P
	Creation of new off-road parking area 
	the front of No’s 2 and 3 Greendale View at 2 and 3 Greendale View

Grindleton
	G1 – Detrimental to highway safety.  G1 and ENV16 – Detrimental to visual amenity of conservation area.


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2008/0160/P
	Agricultural storage building and associated hard-standing
	Land at New Lane

Mitton, Clitheroe


TOWN AND COUNTRY PLANNING (GENERAL PERMITTED DEVELOPMENT) ORDER 1995

PARTS 6 & 7 PRIOR NOTIFICATION OF AGRICULTURAL AND FORESTRY BUILDINGS AND ROADS PRIOR APPROVAL IS REFUSED

	Plan No:
	Proposal:
	Location:

	3/2008/0202/N
	General purpose building for storage and hay and machinery
	Land off Clerk Hill Road

Whalley


APPLICATIONS TO BE DETERMINED BY Lancashire County Council 

	Plan No:
	Proposal:
	Location:

	3/2008/0144/P
	To construct a pumping station kiosk and temporary access and landscaping at land adjacent to existing 
	Chatburn Waste Water Treatment Works off Ribble Lane, Chatburn


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 2 one bedroom apartments on domestic garden area

Land adjacent

16 Colthirst Drive

Clitheroe
	_
	
	APPEAL DISMISSED

11.3.08

	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
	_
	APPEAL ALLOWED 1.4.08



	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
	_
	Site visit 15.4.08

AWAITING DECISION

	
	
	
	
	
	

	3/2007/0616

D
	10.12.07
	Charles Ellis

Two storey extension providing a kitchen and additional bedrooms

99 Mellor Lane

Mellor


	WR
	_
	APPEAL DISMISSED

18.3.08

	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
	_
	AWAITING DECISION

	3/2007/0922

D
	25.1.08
	Mr Knowles

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

Woodstraw Barn

Forty Acre Lane

Thornley


	WR
	_
	AWAITING DECISION

	3/2007/1120

D
	19.3.08
	Primesight Advertising Ltd

Retention of 1no. single sided internally illuminated free standing display unit

Kwik Save Group Plc

Station Road

Clitheroe


	WR
	_
	AWAITING DECISION

	3/2007/0683 & 0685

D
	17.3.08
	Mr & Mrs Pallister

Proposed alterations to create an additional bedroom and a larger entrance hall.  Construction of a new detached garage and garden store off the existing drive including associated external works

Howgills Barn

Bolton-by-Bowland


	_
	Hearing – date to be arranged
	Notification letter sent 26.3.08

Questionnaire sent 27.3.08

Statement to be sent

Awaiting site visit

	3/2007/1032

D
	27.3.08
	Heidi Berry

Build chimney (brick/render) on side of house

2 Goose Lane Cottages

Goose Lane

Chipping
	WR
	_
	Notification letter sent 28.3.08

Questionnaire sent 7.4.08

Statement to be sent by 7.5.08

	3/2007/0736 & 0737

D
	11.4.08
	Mr & Mrs H Johnston

Proposed conservatory to side elevation (Resubmission)

Rodhill Lodge

Bolton-by-Bowland
	WR
	_
	Notification letter sent 15.4.08

Questionnaire sent 17.4.08

Statement to be sent by 22.5.08


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

B
APPLICATIONS WHICH THE DIRECTOR OF DEVELOPMENT SERVICES RECOMMENDS FOR APPROVAL


APPLICATION NO:
3/2007/0981/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. PLUS THE PROVISION OF A SAFE OFF-ROAD PARKING AREA IMMEDIATLEY ADJOINING THE ACCESS ENTRANCE GATE (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.



	
	
	

	
	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):
	The amended plan shows a satisfactory access arrangement, with the gates located 5m from the edge of carriageway and the approach surfaced in an appropriate material.  The off street parking indicated will remove the potential for indiscriminate and potentially hazardous parking on Jackson Bank Road.  On the basis of the drawing provided, I have no highway objections. 



	ADDITIONAL REPRESENTATIONS:
	Five 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. 



	
	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.), and the provision of a safe off-road parking area immediately adjoining the access entrance gate. 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. The parking area proposed will be constructed as two tracks of crush and run chippings, measuring 14m long, and will be approx. 3m wide. The length of the track enables a vehicle to turn around off road without interfering with passing traffic. The site as a whole will be for personal use only.

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 on an area of hardcore, and the provision of a safe off-road parking area immediately adjoining the access entrance gate, for personal use of the applicant only. The site is located within an area of woodland accessed from the south of the field off Jacksons Bank Road, Balderstone.
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 resulted in an 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 seeks permission for the cabin now re-sited within the adjacent wood, and a small area of off road parking, constructed in crush and run chippings, adjacent to Jacksons Bank Road.

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, any potential visual impact of the proposed parking area 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 in general is well screened at present by a dense hedge and tree treatment on the boundary of the site. Bearing this in mind, the location of the cabin now within the woodland, the size of the proposed parking area and the nature of the materials proposed, it is considered that the design and style of the building is appropriate for this type of area, and has been sited to cause minimum visual impact on the surrounding area, and the location of the parking area 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 with regards to highway safety, given that a small area of off road parking has been provided at the site, and as the site is to be conditioned for personal use/non commercial and for storage purposes only, the County Surveyor (LCC) does 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.
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.

5.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 14 March 2008.


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

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: 3/2008/0017/P
(GRID REF: SD 363135 437150)

PROPOSED DEMOLITION OF MODERN AGRICULTURAL BUILDINGS, CONVERSION OF EXISTING FARMHOUSE AND TWO BARNS WITH NEW BUILD TO FORM RESIDENTIAL SCHOOL FOR CHILDREN WITH SEVERE LEARNING DIFFICULTIES AT WARD HALL, WARD GREEN LANE, RIBCHESTER

	PARISH COUNCIL:
	Objects on the following grounds:



	
	1.
	The proposal represents an overlarge development with insufficient justification.



	
	2.
	The proposal is an inappropriate development in an isolated location to the detriment of visual amenity.  This is particularly so given the proposed introduction of some 54 vehicles (excluding delivery and service vehicles) at irregular times on a daily basis and the parking of those vehicles on newly created areas of hardstanding.



	
	3.
	The proposal is contrary to Policy G1 of the Districtwide Plan in that it would lead to conditions detrimental to highway safety.  The proposal is an entirely unsuitable development from a highway aspect as there is no satisfactory alternative mode of travel to the private motor vehicle.



	
	4.
	By its over use of render the proposal would set a precedent for the acceptance of other similar proposals which would cause visual harm to the landscape.

	
	In summary the application does not satisfy the aims and objectives of the Districtwide Local Plan in that it:



	
	1.
	Fails to safeguard open land from unnecessary development.



	
	2.
	Fails to safeguard the peace and tranquillity of the countryside.



	
	3.
	Fails to direct development in a way that minimises the use of private car transport.



	
	4.
	Fails to restrict land use that would generate a nuisance including noise nuisance to local residents.

	
	5.
	Fails to encourage and promote the use of public transport, cycling and walking.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objection to the proposal on highway safety grounds subject to the following:

	
	1.
	A more detailed car park layout showing the position of permanently marked spaces and access details that include road markings.



	
	2.
	The exit from Ward Green Lane onto the B6243 Lower Road is particularly difficult due to negligible visibility to the east.  Therefore all staff and services should be directed to the right when exiting the site.  I do not propose to introduce a formal Traffic Regulation Order prohibiting this movement, but would strongly recommend that the applicant makes suitable signing provision to discourage any vehicular movements to the north of Ward Green Lane.



	
	3.
	The creation of a dedicated footway to help access the bus service on B6245 Preston Road will provide clear benefits for increasing the accessibility of the site.  A detailed plan should be submitted which specifies the treatment of this feature and how pedestrians will move between the site and bus stops on Preston Road.



	
	4.
	I have no objection to the 57 car parking spaces proposed which is broadly consistent with the LCC parking standards.  I recognise that the shift patterns required to operate through the 24 hours make public transport inappropriate for some staff.



	
	5.
	There are many positive indications in the planning statement that considerable efforts are being made to encourage alternatives to the car.  This should be formalised in a formal travel plan in order to provide robust and achievable targets in pursuit of reducing single occupant car borne journeys to 50% and initiative supporting alternative travel modes.



	COUNTY PLANNING OFFICER:
	The Director of Strategic Planning and Transport considers that the proposed development is in conformity to strategic planning policy subject to the comments below.

Policy 1b of the JLSP directs that there should be ‘High accessibility for all by walking, cycling and public transport, with trip intensive uses focussed on town centres’.  The proposed development has a low accessibility score.  In the Planning Statement the applicant claims that there is a bus that runs between Longridge and Preston on Sundays.  There is in fact no service from the nearest bus stop to Longridge.  In order for the proposed development to be deemed acceptable the accessibility of the site would have to be improved.  

A School Travel Plan needs to be prepared which would consider the travel and transport needs of pupils, staff and visitors.



	
	Under Policy 5 of the JLSP in the countryside outside villages and other settlements, building conversions and redevelopment of existing groups of buildings from employment generating uses will be supported in principle.  Limited development of new buildings to meet identified local employment needs will be acceptable, in principle, outside green belt areas.  The proposed development will generate a substantial number of jobs and thus is in conformity with Policy 5. 

	
	Policy 7 of the JLSP requires that parking provision for new development will be expected to meet the standards set out in the adopted JLSP Parking Standards.  In the Planning Statement for the proposed development the applicant states that the parking standard to be applied to the proposed development is difficult to assess as it does not fall into any of the specified categories in the parking standards (table A) of the JLSP.  The proposed development, however, does fall into the category of C2 where there should be 1 space per 20 beds.  It is not clear from the information supplied how many beds are contained within the proposed development.  The proposed development would provide 57 car parking spaces.  You should be satisfied that the level of parking would not create any parking problems.



	
	Ecology

Ecological concerns of this development include possible impacts on bats, great crested newts and nesting birds.  I recommend that the developer be required to submit further ecological assessment to determine any potential impacts and to provide a basis for mitigation/compensation if damaging impacts are likely.  If adequate mitigation/compensation cannot be guaranteed then Ribble Valley Borough Council should consider a refusal.  

Planning Obligations

On 2 November 2006 Lancashire County Council adopted the policy paper “Planning Obligations in Lancashire”.  This is a material planning consideration.  Planning Obligation requirements will be applicable to this site.  Neil Whittingham, the Council’s Planning Contributions Officer, may write to you separately regarding any Planning Obligations arising from the proposed development.  

	
	
	

	COUNTY ARCHAEOLOGY:
	No objection subject to imposition of conditions.

	
	
	

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



	
	1.
	A change of use away from a working farm housing four people until 12 months ago.



	
	2.
	The footprint of the buildings cover every part of farm buildings and open places.



	
	3.
	Access is via a bad bend.



	
	4.
	Questions over who the owners of the site area as they cannot be traced through Company’s House and who will actually run the business.



	
	5.
	If this is a secure unit, it will need to be well lit at all hours.



	
	6.
	The carers cannot be sourced from the local area as our establishments already have trouble in finding staff.



	
	7.
	Sewage and drainage creates quite a problem in this area, with the majority being through septic tanks.  I hope this has been taken into consideration.



	
	8.
	Ward Green Lane is unsuitable for the amount of traffic proposed.  It is single track with no passing places and is used regularly by farm vehicles.



	
	9.
	The estimated traffic numbers per day have not taken into account service deliveries as well as movement of school vehicles and visitors.



	
	10.
	Why is a second new entrance necessary?



	
	11.
	Why, with all the land available, is the education block so close to Ward Green Lane?



	
	12.
	Questions over the commercial motives of the applicants.



	
	13.
	How will local medical facilities cope?



	
	14.
	The use of stone and render is not in keeping with properties in the surrounding area.



	
	15.
	Over development of the site.



	
	16.
	The present buildings may not be pretty but are what you would expect to see in the countryside – not a new mini estate.



	
	17.
	What would happen if they wanted to extend in the future?



	
	18.
	Concerns over residents safety.



	
	19.
	Provision of parking for 50 vehicles means a loss of natural drainage for water.



	
	20.
	How do they propose to integrate the children into the wider community when there are no actual provisions or amenities within a feasible distance?



	
	21.
	Effect on property prices.



	
	22.
	The Council must be fully satisfied about the competence of the applicant to cater appropriately and safely for children with severe learning difficulties.  It would put the authority is a very exposed position if they were to allow the development to proceed without fully satisfying themselves about this.  The present application fails to give the necessary information.



	
	23.
	Longridge Town Council should be given opportunity to comment.


Proposal

Consent is sought for the demolition of a range of modern agricultural buildings, the conversion of an existing farmhouse and two barns with elements of new build to form a residential school for children with severe learning difficulties.   The applicant is a company that wishes to develop a site to cater for national and local need to provide a safe, homely environment, tailored to the needs of children between the ages of 9-19.  The component parts of the scheme are as follows:

Farmhouse (Residential Block 3)

This is an existing two-storey stone farmhouse with rear porch and single storey extension to the northwestern gable.  It would be converted into a residential block, comprising 8 bedrooms on first floor with sensory, dining, kitchen, hall, staff sleepover, lounge and playroom facilities on ground floor.  In terms of physical alterations to the building, the scheme denotes extending above the single storey gable extension in stone to match the existing building.

Car Parking and Access

The existing access to the farmhouse and farmyard from Ward Green Lane is to be retained.  At present there is a single width stoned track that passes diagonally across the frontage of the farmhouse and this is to be widened with parking provided to either side of this – 51 car spaces, cycle parking and motorbike parking.  To the south of the site a secondary existing access point to the lower part of the development will be utilised to provide access to 6 parking spaces for the staff who will be resident on site.

Demolition

The site has 5 modern portal frame buildings in situ of varying sizes and these will all be demolished.

Barn 2 (Residential Block 2)

This is a stone built barn set to the southwest of the farmhouse with this scheme seeking to remodel it into a residential block comprising 6 bedrooms, bathroom, kitchen/dining/lounge, WC, office, play and sensory room on ground floor, 6 bedrooms, bathroom, kitchen/dining/lounge, play and sensory room on first floor with a bedroom, kitchen/lounge and bathroom on second floor within the roof void.  Whilst the plans denote conversion of this building, it should be noted that the works are more akin to an entirely demolished and rebuilt structure on the same site albeit set back further from the farmhouse with the roof slope re-profiled to be a traditional pitch as opposed to catslide which is evident on site today.  The scheme also involves an extension to the southwestern gable and thus it is not a true conversion of an existing building but a rebuild modelled on the form of existing barn.  The resultant building would be of stone and slate construction with full height areas of timber boarding to give the feel of wagon door openings.

Residential Block 1

This is an ‘L’ shaped new build structure set to the northwest of barn 2 to form an enclosed courtyard with the farmhouse on its eastern boundary.  It would have 2 single storey wings, each housing 6 bedrooms, bathroom, lounge and kitchen/dining with approximate dimensions of 9.5m x 21m x 5.5m in height.  These would be connected by a two storey element with approximate dimensions of 10.5m x 7.5m x 7m to the apex of its pitch housing a laundry, sensory room, surgery, sickbay and shower room at ground floor with 2 bedrooms, lounge, kitchen/dining and bath above.  This block would be joined to barn 2 by a slate roofed canopy.

Barn 1 (Education and Entrance Block)

An existing stone barn would be converted to dining, kitchen, meeting, WC’s and staffroom at ground floor with studio, meeting and offices above.  The scheme utilizes existing openings with main alterations to the barn being the use of glazed ridge tiles over the first floor studio.  Attached to this, in place of modern agricultural buildings, would be an ‘L’ shaped two storey structure to accommodate the main learning environments, library and therapy rooms.  Construction materials would be stone to elevations prominent from the roadside and render facing into the courtyards under a slate roof.

Staff Accommodation

To the southeast of the site a terrace of 3 staff houses and a flat are proposed.  Overall approximate dimensions of this are 20.8m x 9.8m x 8m in height being constructed of render and stone.  Parking is provided off the secondary site access detailed above.

Landscaping

The plans denote additional planting throughout the site with provision of landscaped courtyards.  A new footpath link is shown from the site to bus stop on the B6245 across land in the applicant’s ownership.

Ancillary Works/Structures

The scheme provides for the provision of a new septic tank in the field to the north of the farmhouse, enclosures for refuse and a smoking shelter adjacent to the car park.  A small workshop is shown to the southwest of the staff houses.

All the proposed development will take place within the curtilage of the existing farm and farmyard.  The overall development has been designed around two interlocking courtyards.  At the centre of this is the kitchen/dining and reception facilities which will act as the interface between the educational (daytime) functions and the residential evening (evening and weekend) functions of the site.  The residential units are centred in the three blocks outlined above and consists of 6 groups of 5 children and carers with 1 night time sleep in staff member.  The children will live on site more or less permanently and require an almost constant one to one staff presence.  Certain staff will need to live on site and others sleep in at night to ensure the children are safe and secure.  The applicant has stated it is essential to create a home-like environment in the residential areas which are separate from the learning facilities and this way the children will experience a clear distinction between school and home life.  That is why a site of this size is necessary in order to create the distinct uses to work together.

The staffing levels for this type of school is high because of the need for 24 hour care with the breakdown of numbers as follows:

· 90 care staff;

· 4 night watch staff;

· 5 teachers;

· 1 registered manager;

· 1 nurse;

· 2 cooks;

· 1 secretary;

· 4 cleaners;

· 1 groundsman/maintenance man

Other specialists such as speech therapists and physiotherapists will visit the site as and when needed.

The traffic generation estimate given in the application is 38 vehicles over a 24 hour period.

Site Location

The site is set to the west of Ward Green Lane, approximately 100m from its junction with the B6245 within land designated open countryside.  As described previously the site presently has a farmhouse, 2 stone barns and a number of more modern agricultural buildings in situ.  To the north-western corner of the site is an expanse of hardstanding with a horse exercise area to its west at higher level outside the application site but within the applicants ownership.  There are residences set approximately 60m and 80m distant on the site’s southern, eastern and northern boundaries with a restaurant at the junction of the two aforementioned roads.

Relevant History

3/06/1035/P – Change of use of barn to hybrid dwelling and business use.  Demolition of agricultural buildings to create parking area.  Approved with conditions 3 April 2007.

3/00/0409/P – Alterations and extensions to existing dwelling.  Alterations to two access points to highway.  Approved with conditions 4 September 2000.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP9 - Conversions for Employment Uses.

Interim SPG – Housing

Policy 1  General Policy JLSP

Policy 5 – Development outside urban areas JLSP

Policy 12 – Housing Provision JLSP

Policy 7 – Parking Provision JLSP

Policy 21 – Lancashire’s Natural and Manmade Heritage JLSP

Environmental, AONB, Human Rights and Other Issues

Key matters for consideration in the determination of this application are whether the principle of development accords with plan policy and its potential impact on highway safety, visual and residential amenity and whether it would have a significantly adverse impact on nature conservation interests.  

In terms of the principle of development the site is within open countryside outside any defined settlement limit.  It occupies the original farmhouse, quite substantial areas of hard standing to that building’s north/north east and a number of both modern and traditional agricultural buildings set around the farm yard.  Policy 5 of the JLSP concerns itself with development outside of urban areas and states that ‘in the countryside outside villages and other settlements, building conversions and redevelopment of existing groups of buildings for employment generating uses will be supported in principle.  Limited development of new buildings to meet identified local employment needs will be accepted in principle outside greenbelt areas’.  The plan seeks to support the economy of the County by encouraging regeneration and new enterprises.  A positive approach to the reuse of existing buildings and development of limited new buildings, that support and create local employment opportunities will be taken.  As explained above, this scheme seeks to utilise two existing buildings (farmhouse and barn one) remodel another barn and demolish a range of modern agricultural buildings with other structures put back in their place to provide residential and learning facilities.  All of the built form of this development takes place on areas of the site which have had hard standings/buildings on previously or be considered to be within the residential curtilage to the farmhouse.  The scheme can therefore be considered to represent the redevelopment of an existing group of buildings.  Associated with this is the significant number of job opportunities which this scheme will bring.  The mix of jobs is outlined elsewhere in this report but provides for a range of employment opportunities from qualified/specialist to unqualified staff including certified training for all positions.  The applicants have stated that they intend to recruit within the locality with all positions continually supported through comprehensive programmes of induction, training, supervision and performance management (should Members require more information on the range of opportunities and staff training, the applicants have submitted more comprehensive information which is on file).  The County Planning Officer’s response has recognised that the scheme would generate a substantial number of jobs and thus in terms of Policy 5 of the JLSP considers the nature of development to be in conformity with the provisions of the plan.  The site does have a low accessibility score given its rural location and the County Planning Officer has made reference to this stating that its accessibility needs to be improved.  However, draft PPS4 (December 2007) which concerns itself with employment developments states that “a site maybe an acceptable location for development even though it is not readily accessible by public transport”.  The County Surveyor has not objected on either highway safety or sustainability grounds.  In fact he comments that the applicant’s planning statement contains many positive indications that considerable efforts are being made to encourage alternatives to the car.  Having regard to both these sets of observations, I am satisfied that in principle the use put forward does accord with the most up to date planning policy and it is therefore necessary to explore the more detailed design issues of the scheme.

As stated the County Surveyor is satisfied with the scheme in highway safety terms.  I note that objectors have raised the issue of the bend at the junction of Ward Hall Lane and the B6245 and the single width nature of the lane but there is no justifiable highway objection to this development in the opinion of the County Surveyor.  

With regard to the design of the various extensions and new buildings proposed, I am of the opinion that notwithstanding the comments of objectors regarding the use of render, the mix of stone, render and timber is appropriate to this area.  The key elevational treatment ie extension to farmhouse and roadside elevation of the learning facility are proposed in stonework.  The main render detailing is into the courtyard areas.  Having said this there is a clear mix of building materials in the locality and I am of the opinion that the scheme seeks a good balance between respecting the traditional agricultural design of the area yet adding a modern feel with the use of timber and render panelling.  I do not believe that any of the works put forward would prove significantly detrimental to the visual amenities of the area.  The scheme is proposing large areas of new building but this is in place of large modern agricultural buildings.  Objectors have commented that the footprint of buildings would cover every part of the farmyard whereas it is the exact opposite.  The scheme is designed in blocks around courtyards to give an open feeling to the development and help differentiate between the living/learning environments and thus if anything, this scheme opens up the site.  Again, for this reason I cannot concur that in visual terms, this is an over development of the site as one objector has commented.  It has also been questioned why the education block is so close to Ward Green Lane but it is only 1m closer than the existing modern agricultural building.  The access to the staff houses is also a cause for concern but this is an existing secondary access to the overall site and further demonstrates how the architects have attempted to keep within the existing parameters of the site.  Therefore, after viewing the site from distant views as well as examining the detail of each building, I am satisfied that there would not be a significantly adverse effect on the visual amenities of the area were this scheme to proceed.  

Next, it is important to consider whether any of the buildings would lead to a significantly different impact on neighbouring residential amenity and the element of the proposal to consider here is the three staff houses.  There is a dwelling set approximately 70m to the south of these dwellings but the land form is such that the intervening field is at a higher level than the floor level of the staff houses, meaning that ground floor windows would not impact on privacy.  In respect of the first floor windows I consider there to be sufficient distance between the respective buildings to respect existing privacy levels.  

The final material planning consideration therefore is potential impact of the development on nature conservation interests in light of the observations from LCC.  The applicants have submitted a bat survey with the application that shows no evidence of bat roosts could be found but findings of that report recommends that bat access places be incorporated into any development which the applicant is willing to do.  LCC have also made observations regarding Great Crested Newts and suggests that the developer be required to submit further ecological assessment.  Given that the County do not have any records of Great Crested Newts, I consider this somewhat onerous on the applicant and have thus spoken to the Council’s Countryside Officer who in turn liaised with the Principal Ecologist and Director of Bowland Ecology Ltd.  He has undertaken a site visit and considers there to be negligible risk to Great Crested Newts from the scheme given that the development proposals are predominately within the existing developed footprint and due to the nature of the habitat within the proposed development site.  For this reason I consider that the addition of a suitably worded note on any permission granted drawing the need to pay attention to this and seek further advice if necessary is sufficient in this particular instance.

With regard to the points raised by objectors there have been a number of representations made on the basis of who the owners are, what are their commercial motives, effect on property prices and a concern over exactly who would live there/would residents be safe and questions over whether the applicants are suitably qualified to run such an establishment.  The planning system concerns itself with the principle of a given development in land use terms and all other material planning considerations, eg highway safety, effect on visual and residential amenity as outlined above.  The concerns raised over the exact nature and running of the business is not for this Committee to consider.  Members are used to considering schemes which are subject to various different sets of control eg caravan sites and licensed premises, whereby they consider principle and development control criteria but other aspects are governed by other legislation.  This is no different.  Should planning permission be forthcoming, there will then be a further set of compliance requirements for such an establishment to meet before it could actually open.  In this respect the applicants have provided a list of various legislator and governing bodies whose standards they would have to meet and it is those bodies who would oversee the actual operational aspects of this development – Members are referred to the file for this information but the list includes Children’s’ Homes Standard, Department for Children, Schools and Families, OFSTED, Health and Safety Executive, 162A Framework for Inspecting Independent Residential Schools, safer recruitment, Lancashire Safeguarding Board and Criminal Records Bureau.  Therefore, whilst acknowledging the concerns of residents over the operational aspects of this development, this is not a material planning consideration and should not influence Members decision over the appropriateness of this development in this location.  

I note the comments of County Planning regarding a planning objection but no further information has been received regarding this matter.  Any further comments will be reported verbally.

Therefore, having assessed all the above factors I am of the opinion that in land use terms the scheme accords with plan policy and that its implementation would not significantly affect highway safety, residential and visual amenity or nature conservation interests.  

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 11 April 2008 which provides details of parking spaces, smoking shelter, workshop and dining studio and staff room elevational treatment to the education and entrance block.


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

2.
Prior to commencement of development a detailed car park layout plan showing the position of permanently marked spaces and access details that include road markings shall be submitted to and approved, in writing, by the Local Planning Authority in conjunction with the Highway Authority.  The car park and access shall thereafter be constructed in accordance with the details so approved and be available for use before the premises are first brought into use.


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

3.
No traffic leaving the development site shall use Ward Hall Lane north of the development site in order to access Lower Road B6243 by Dilworth Cottage.  A scheme of appropriate signage shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.  The signage scheme so approved shall be installed prior to commencement of use of the premises.


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

4.
Prior to commencement of development a detailed plan, showing the precise route and method of construction (including surface materials and any lighting) of the footway between the site and B6245 Preston Road, shall be submitted to and approved in writing by the Local Planning Authority in conjunction with the Highway Authority.  The footway shall be constructed in accordance with the details so approved prior to occupation of the development site.  


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan to ensure that the Local Planning Authority are satisfied with the details.

5.
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 interest of highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
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.

7.
Prior to commencement of the development the 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.

8.
No works shall take place on site until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological work. This must be carried out in accordance with a written scheme of investigation which has been submitted by the applicant and approved in writing by the Planning Authority.


REASON:  The site is of archaeological importance and archaeological recording will be necessary during any ground disturbance associated with the development to ensure that anything of archaeological importance may be adequately recorded as required by Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.

9.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 14 January 2008 with further details of the bat access places to be incorporated with the scheme submitted to and approved in writing by the Local Pl Authority prior to commencement of development.


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.

10.
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.

11.
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.

12.
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 staff dwellings including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


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

13.
The occupation of the staff houses hereby approved shall be limited to persons solely or mainly employed by the residential school on the remainder of the site.  


REASON:  In order to comply with Policies G1, G5 and ENV3 of the Ribble Valley Districtwide Local Plan and the Interim SPG “Housing”.  The buildings are located in an area where the Local Planning Authority would not normally be minded to grant unrestricted residential use.  

14.
No development approved by this permission shall be commenced until:

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


The sampling and analytical strategy shall be approved in writing 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 Local Planning Authority that all works were completed in accordance with the agreed remediation statement.

NOTE(S):

1.
In respect of the archaeological work this will comprise of archaeological building recording and analysis prior to conversion works commencing, and a watching brief during any construction works associated with the development.

2.
Under the terms of the Water Resources Act 1991, the prior written consent of the Environment Agency may be required for any discharge of sewage or trade effluent into water including groundwater via soakaways may be required for any discharge of surface water liable to contamination of such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant or into waters which are not controlled waters.  Such consents must comply with the requirements of the Groundwater Regulations 1998 including prior investigation, technical precautions and requisite surveillance and may be withheld.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).


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


It is suggested that the soakaway is sited not less than 10m from the nearest watercourse, 10m from any other foul soakaway area and 50m from the nearest source of potable water supply.  

3.
The proposed means of foul drainage should be in accord with the DETR Circular 03/99 Planning Requirements in respect of the use of non-mains sewerage incorporating septic tanks in new development.

4.
The applicant should be advised that whilst development of this site has negligible risk to great crested newts should their presence, or indeed that of any other protected species, be found or suspected during construction activities, works should cease immediately until further advice is sought from Natural England.  

5.
The applicant is advised that in light of the refurbishment of the Angels Restaurant and the location of the kitchens extraction fans it would be appropriate for the applicant to conduct an environmental noise survey which may influence the design details of the staff residential accommodation.

APPLICATION NO:
3/2008/0056/P (LBC) & 3/2008 0055/P (PA) 

(GRID REF: SD 374512 441979)

PROPOSED DEMOLITION OF EXISTING EXTENSIONS.  INTERNAL ALTERATIONS AND NEW EXTENSION.  CONVERSION TO OFFICES, CATERING FACILITIES AND CARETAKER’S ACCOMMODATION FOR THE GRAND PERFORMING ARTS CENTRE, 14-16 YORK STREET, CLITHEROE 

	PARISH COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Consulted, no comments received.

	
	
	

	RVBC ENVIRONMENTAL HEALTH:
	No objections.  Recommend compliance with all food safety and health and safety legislation and registration as a food premises with Environmental Health.  If cooking, will be needed for extraction in kitchen – must be filtered to avoid odours affecting other premises, details of filtration and extraction system should be submitted for approval by Environmental Health.  Recommend installation of a grease trap to the drainage system to avoid blockages.  To prevent noise nuisance all fixed plant and machinery installed should be acoustically insulated and mounted to meet the requirements of BS4142.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received.  The resident of 5 Albion Street objects to the planning application for the following reasons:



	
	1.
	Mr Steven Lancaster does not reside at 18 York Street as stated on the applicant’s details.



	
	2.
	Resident and business access affected; there will not be five car parking spaces as stated; traffic flow from observing what is already happening, will be higher than stated.



	
	3.
	This is a residential area; No 16 York Street has been a residential property for over 20 years; it is stated that No 14 York was “until the end of 2007, used as a hairdressers salon” – this is incorrect as the property has been vacant for over 6 months.



	
	4.
	Internal alterations have already begun on the listed buildings; purchased with knowledge of the interiors – work with the building as it stands; this is a Conservation Area.



	
	5.
	The building can be adjusted to accommodate disabled access; parked cars will prevent disabled access at basement level; many shops in Clitheroe have removable ramps, why is this application any different.



	
	6.
	Health and safety issues.



	
	7.
	Previous buiding work contractors – block the street, working practices without prior health and safety risk assessments, residents not considered, planning conditions ignored, size of Back York Street will result in logistical nightmare.  

The residents of 12 York Street have discussed the proposals with the agent and are generally satisfied with the responses.  However, they have been unable to satisfy the approaches over giving up the rights that No 12 has to the use of the ginnel between Nos 12 and 14 and presume the agent is re-working the proposals in this regard.  As No 12 is a family home between two significant redevelopments, it is asked that consideration be given to restricting works to 8-5 Monday to Friday.  Also, ensure that there will not be any interruption to vehicular access to the rear of No 12 nor closed off car parking spaces on York Street – how are materials and construction equipment to be loaded/unloaded and stored?


Proposal

Listed building consent and planning permission is sought for the demolition of modern rear extensions, internal alterations and new rear extension as part of the conversion and re-development of the site to provide offices, catering facilities and caretaker’s accommodation in association with the recently opened and adjoining The Grand Performing Arts Centre.  

The application does not discuss the impact of proposed works which include demolition existing extension demolition on the character and historic fabric of the listed building.  However, from historic maps and site history it would appear that most of the extensions are modern.  

It is proposed to erect a new two storey replacement extension across the rear of Nos 14 and 16 to be 1.75m deeper than existing, 5.73m in height and 9.5m in width.  The extension is shown to be flat roofed and to be topped with stainless steel handrails and uprights to enclose a proposed roof garden (No 14) and terrace (No 16).  The extension is shown to be rendered to match existing.  Windows are shown to have modern top opening lights and the rear door is shown to imitate a Georgian six panelled door.  A two storey galvanised steel staircase adjoins the extension to No 14 which obscures part of the distinct two and a half storey historic stair window to No 14.  

The originally submitted scheme has been revised because of land ownership/access issue related to the shared ginnel adjacent to No 12 York Street and to retain as much historic fabric as possible.  The main impact on historic fabric is now party wall break throughs at all levels to link the properties, the widening of historic rear elevation openings and new internal wall openings at the second floor of No 16.  The design and access statement submitted suggests that the head height of the front door to the ginnel between Nos 14 and 12 York Street is to be raised but this is not shown on the elevation drawings.  

The proposed conversion and extension is shown to be used in conjunction with No 18 York Street and the Grand Performing Arts Centre and to provide kitchen and shop store facilities at the basement, a waiting area/toilets (No 16), shop (No 14) and conference room (new extension) at ground floor, offices (No 16) and caretaker’s flat (No 14) at first floor and changing facilities (No 16) and caretaker’s flat bedrooms (No 14) at second floor.

In the existing rear yard it is proposed to demolish a stone wall of traditional build between Nos 14 and 16 and to construct a new wall to enclose the unified yard at the property boundary parallel to Back York Street.

The application states that the proposed works will result in one additional car parking space (five in total).  Traffic flows will be affected in that there will be two employee vehicles visiting the site each day (non existing).  It also states that the difference in levels between the terrace properties and the relatively small internal spaces makes it difficult to allow disabled access to all areas.  However, level access will be provided at basement level.  Disabled access from the front pavement (one step up) could be provided with a removable ramp.  

The application form states that it is proposed to employ four full time and four part time workers as a result of the proposals (no existing employees).  Working is proposed from 0900 to 1730 Monday to Friday inclusive.  

Site Location

Nos 12 – 16 (even) York Street are grade II listed terraced houses of the 18th century or early 19th century prominently sited within Clitheroe Conservation Area.  The list description refers to both Nos 14 and 16 having modern shop fronts.  Site inspection indicates that No 14 York Street retains much of its internal historic fabric including a stick baluster staircase with mahogany handrail and historic doors/surrounds/panelling at first and second floors.  No 16 has been significantly altered but retains some historic features of interest particularly at basement (fireplaces) and second floor (doors and surrounds).  The list description also states that all of the Grade II listed houses in the terrace (Nos 2 – 18 York Street) form a group.  The rear elevation of this group suffers from modern alteration and extension to the detriment of the setting of the listed buildings.  The adjoining former Grand Cinema is also Grade II listed.  

Both No 14 and 16 York Street have three storey modern extensions to the rear (two storey flat roof section with conservatory and bathroom extensions above).  

The site is within Clitheroe’s main shopping centre (Policy S1 of the Local Plan) but is adjoined/faced by a variety of uses including residential at No 12 York Street and properties on Back York Street.

The application states that No 16 York Street is currently residential and No 14, although currently vacant, has use as a hairdressers salon with residential accommodation at first and second floors.  

Relevant History

2006/0999/P & 2006/0998/P – Conversion of 16 York Street to form caretakers maisonette, offices and storage (for use in conjunction with the Grand Performing Arts Centre).  PP and LBC granted 3 April 2007.

3/2005/0034/P – 18 York Street – removal of existing ground floor window to York Street.  Replace with new window/stone surround to match original window in adjacent property.  Provision of internal fire resisting doors and partitions to suit new layout.  Required for change of use to office accommodation.  LBC granted 12 July 2005.

3/2005/0009/P – 18 York Street – Change of use from domestic to offices.  Internal alterations to create offices on lower ground floor, ground floor and first floor only – second to remain out of use.  Alteration of existing ground floor window to York Street.  PP granted 12 July 2005.

3/2002/0314/P – The Grand – demolition of rear outbuilding, form extension and double garage.  New single storey extensions to sides of existing main entrance.  New two storey rear extension.  Interior alterations.  LBC granted 20 November 2002.

3/2002/0320/P – The Grand – proposed alterations and extensions to the Grand to create a new performing arts centre and cyber café.  PP granted 6 March 2003.

2/1994/0788/P – Removal of shop window frontage, blocking up and insertion of new window at 14 York Street.  LBC granted 4 January 1995.

3/1994/0787/P – Change of use from shop to residential.  Removal of shop window frontage, blocking up and insertion of new window at 14 York Street.  PP granted 4 January 1995.

3/1979/1133/P – Erection of domestic garage at 16 York Street.  PP granted 13 December 1979.

6/2/1949 – Extension to rear of premises forming garage with kitchen above in accordance with the amended elevation dated 3 August 1972 at 16 York Street.  PP granted 6 September 1972.

6/2/2133 – Porch on roof of extension approved under 6/2/1947 at 14 York Street.  PP granted 6 December 1973.

6/2/1947 – Extensions at rear of shop premises 14 York Street.  PP granted 6 September 1972.

6/2/2132 – Extension at rear of 16 York Street to form bathroom and toilet.  PP granted 6 December 1973.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

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

Policy ENV16 - Development Within Conservation Areas. 

Joint Lancashire Structure Plan Policy 21.

Policy S1 - Shopping Policies - Clitheroe Centre.

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The main issues to be considered in the determination of the listed building consent application are the impact of works on the special architectural and historic interest and fabric of Nos 14 and 16 York Street, the setting of these properties and adjoining/nearby listed buildings and the character and appearance of Clitheroe Conservation Area.  Additional considerations in the determination of the planning application are the impact of proposals upon adjoining and nearby uses and residents, the appropriateness of proposed land use change and highway safety.

I am mindful that no comments have been received from the historic amenities societies and consider the proposals, subject to minor amendment, to have an acceptable impact upon the character and setting of listed buildings and the character and appearance of Clitheroe Conservation Area.  However, if Members are minded to approve the applications I would suggest that the proposed works to the ginnel front door and new internal wall openings at the second floor of No 16 be conditional upon the submission and acceptance of a justification for and further detail of these work elemen6ts.  Also, the widening of the rear first floor window at No 14 would appear to be unnecessary and disruptive to the proportions and symmetry of the rear elevation.  I would also suggest that window design be amended to a more sympathetic style (vertical sliding sash without glazing bars?) and rear door design be amended to simpler form (existing historic rear doors are ledged and braced plank doors).  It is regrettable that the proposed external staircase obscures the most distinct historic feature of the whole terrace (stair window) but I am mindful that this is a potentially reversible intervention and of the overall improvement to visual amenity and the setting of the terrace from the proposals.

The proposal will result in increased overlooking of adjoining and nearby (including residential) properties.  However, mindful of the extent of overlooking of affected properties from the existing first floor conservatory and balcony, I do not consider this to be significant.  I note that the proposed roof terrace is only to be used during office hours. 

Mindful that the site is in Clitheroe’s main shopping area, that Environmental Health have o objection; the absence of comments from the County Highways Officer and of the limited additional impact upon adjoining and nearby residents, I believe the proposed change of use to be acceptable.  It is noted that the self contained caretaker’s flat approved as part of application 3/2006/0998 at 16 York Street is to be relocated to No 14 as part of the current proposals.

Whilst I am mindful of the concerns of nearby residents in respect to highway, parking and access issues I note the absence of comment from the County Highways Officer and therefore find the development acceptable in this regard.  The impact of construction works upon residential amenity is not a matter to be considered in the determination of these applications.

SUMMARY OF REASONS FOR APPROVAL

The proposal has an acceptable impact upon the character and setting of the listed buildings, the setting of adjoining and nearby listed buildings and the character and appearance of Clitheroe Conservation Area.  The proposed change of use has an acceptable impact upon residential amenity.

RECOMMENDATION: That planning permission and listed building consent be granted subject to the following conditions:

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 18 of the Planning (Listed Building and Conservation Areas) Act 1990.

2.
This permission shall be implemented in accordance with the proposal as amended by e-mailed letter and letter and plan received on the 16 April 2008.

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

3.
Precise specifications and samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

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

4.
Notwithstanding the proposed raising of ginnel door height and proposed new internal openings at the second floor of No. 16 York Street this work shall only be implemented following the submission to and approval by the Local Planning Authority of further details and a justification of the works.

Reason:  The works will result in the alteration /loss of important historic fabric.

5.
Notwithstanding that shown on the approved plans this consent does not include the proposed widening of the first floor rear window at No. 14 York Street.

Reason:  This element of the works would result in the unnecessary loss of historic fabric and would be detrimental to the proportion and symmetry of the listed building.

6.
Notwithstanding that shown on the approved plans, and before the implementation of this element of the works, revised drawings showing a more sympathetic treatment of the fenestration and door of the rear elevation  shall have been submitted to and approved by the Local Planning Authority.

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

RECOMMENDATION 2: That planning permission and listed building consent be granted subject to the following conditions:

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 18 of the Planning (Listed Building and Conservation Areas) Act 1990.

2.
This permission shall be implemented in accordance with the proposal as amended by e-mailed letter and letter and plan received on the 16 April 2008.

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

3.
Precise specifications and samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

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

4.
Notwithstanding the proposed raising of ginnel door height and proposed new internal openings at the second floor of No. 16 York Street this work shall only be implemented following the submission to and approval by the Local Planning Authority of further details and a justification of the works.

Reason:  The works will result in the alteration /loss of important historic fabric.

5.
Notwithstanding that shown on the approved plans this consent does not include the proposed widening of the first floor rear window at No. 14 York Street.

Reason:  This element of the works would result in the unnecessary loss of historic fabric and would be detrimental to the proportion and symmetry of the listed building.

6.
Notwithstanding that shown on the approved plans, and before the implementation of this element of the works, revised drawings showing a more sympathetic treatment of the fenestration and door of the rear elevation  shall have been submitted to and approved by the Local Planning Authority.

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

7.
Details of any necessary kitchen filtration and extraction system shall have been submitted to and approved by the Local Planning Authority before its use in the proposed works and before the dev is brought into use.

Reason: In order to ensure the proposal has an acceptable environmental impact.
8.
All fixed plant and machinery installed should be acoustically insulated and mounted to meet the requirements of BS 4142.

Reason: In order to ensure the proposal has an acceptable  environmental impact and to prevent all noise nuisance.
APPLICATION NO: 3/2008/0141/P
(GRID REF: SD 376036 443303)

PROPOSED CONTINUATION OF TEMPORARY CONSENT UNTIL 31 OCTOBER 2010 FOR THE ERECTION OF THREE NO JACK LEG CABINS, TWO NO SHIPPING CONTAINERS, OPEN RACKING SYSTEM, CLOSE BOARDED FENCING AND SECURITY FENCING AT BELLMAN FARM, CLITHEROE ROAD, CHATBURN

	PARISH COUNCIL:
	No objections.


Proposal

Permission was first granted for these developments, which are in connection with the use of the site for the applicants scaffolding and safety netting business, in 2004 for a temporary period expiring on 31 December 2005 (3/2004/0302/P).  The permission was then renewed for a further temporary period which expired on 31 December 2007 (3/2005/1095/P).

The applicant is leasing the property on relatively short-term leases and is unable to apply for permanent permission for the development and use of the site.  This application therefore again seeks a renewal of the permission for a temporary period expiring on 31 October 2010.

Site Location

The application relates to the existing building (which is Listed) and yard on the north side of Clitheroe Road on the approach to Chatburn Village from the Clitheroe direction.  There are three residential properties attached to the building and a terrace of houses at Rydal Place on the opposite side of the road, some 80m closer to Chatburn.

Relevant History

3/1999/0072/P – Change of use of building and yard area for use as a base for an agricultural contracting business.  Approved with conditions.

3/2004/0301/P – Listed Building Consent application for the erection of three jack leg cabins, two shipping containers, open racking system, closed boarded fencing and security fencing.  Granted subject to conditions.

3/2004/0302/P – Erection of three jack leg cabins, two shipping containers, open racking system, closed boarded fencing and security fencing.  Planning permission granted for a temporary period of three years and other conditions.

3/2005/1095/P – Continuation of temporary permission until 31 December 2007 for the erection of three jack leg cabins, two shipping containers, open racking system, closed boarded fencing and security fencing.  Granted subject to conditions.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The issues in the consideration if this application relate to the effects of the continued use of this site upon the appearance of the locality and the amenities of nearby residents.  In respect of these considerations, the development was considered to be acceptable by the Planning and Development Committee on 15 July 2004 in its consideration and approval of applications 3/2004/0301/P (LBC) and 3/2004/0302/P.

The use has now been in operation for nearly four years and, throughout that time no objections have been received from nearby residents and none have been received in respect of this current renewal application.  I therefore consider the proposed further temporary renewal to be acceptable in respect of this particular consideration.

An objection has, however, been received, not from a nearby resident, but from a resident of Chatburn Village, who considers that the site is harmful to the appearance of this approach road into the village.  The use is similar to other commercial uses on this particular approach road into Chatburn, and I do not consider its effect on visual amenity to be sufficient to justify refusal of the application.  However, on the original application (and included in the description of the development on this current application), a closed boarded fence was proposed in a position inside the security fencing.  This has not, however, been erected.  I therefore consider it appropriate to impose a condition which requires the erection of this fence within two months of the date of this renewal permission.  This would screen the structures and activities from view from the road, and would further reduce the effects of this site on the appearance of the locality.  Subject to such a condition, and the re-imposition of the previously imposed hours of use condition, I consider this renewal application to be acceptable. 

SUMMARY OF REASONS FOR APPROVAL

The proposed temporary use of an existing commercial site and the proposed structures associated with the use will not have any seriously detrimental effects on the appearance of the locality, the setting of the Listed Building, nearby residential amenity or highway safety.

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

1.
The buildings, structures, fences and ancillary works hereby permitted shall be removed on or before 31 October 2010 and the site restored to its former condition to the full satisfaction of the Local Planning Authority unless a renewal of this planning permission has been granted by the Authority.


REASON: This temporary consent has been granted in consideration of specific circumstances, namely the applicant’s temporary lease of the premises, and retention of the development on a permanent basis would be contrary to the provisions of Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
The use of the premises in accordance with this permission shall be restricted to the hours between 0800 to 1800 on weekdays and 0800 to 1600 on Saturdays, and there shall be no operation on Sundays or Bank Holidays.


REASON:
 To comply with Policy G1 of the Ribble Valley Districtwide Local Plan, as 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.
Within two months of the date of this permission, a 2m high closed boarded fence shall be erected inside the existing security fence and running from the western elevation of the building to the western boundary of the site, in accordance with details which have first been submitted to and approve in writing by the Local Planning Authority.


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

APPLICATION NO: 3/2008/0150/P
(GRID REF: SD 370236 436948)

PROPOSED ERECTION OF NEW DOUBLE GARAGE AND ALTERATION OF EXISTING CURTILAGE BUILDINGS TO CREATE ANCILLARY RESIDENTIAL ACCOMMODATION AT THE OLD ZOO, BROCKHALL VILLAGE

	PARISH COUNCIL:
	Objects to this application as they feel that the suggested plan amounts to the creation of an extra dwelling, which they believe will take the number of dwellings over the current limit for the site.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

The application relates to an existing curtilage building at The Old Zoo.  It is ‘L’ shaped in form and is mainly single storey, but with a central two storey section.  The ground floor presently comprises three garages, a furniture store, a glass house, kitchen, changing room and mess room, with the smaller first floor accommodation comprising two offices, a store room and toilets.

Permission is sought for the conversion of the building to form a unit of residential accommodation ancillary to the use of the main house, The Old Zoo.

On the ground floor the garages and furniture store would become a lounge and two bedrooms; the glasshouse would become a kitchen/diner and utility room; and the mess room, changing room and kitchen area would become a formal dining room and lobby.  On the first floor, there would be two further bedrooms (one with en suite facilities) and a bathroom.

With the exception of the replacement of the existing garage doors with doors and windows, the proposal involves little alteration to the elevations of the existing building.

Planning permission is also sought, however, for single storey extensions in the form of a small link between the kitchen diner (former glasshouse) and the rest of the unit, and a flat roofed, brick built double garage attached to the east side of the kitchen diner.  Access to the garage would be from the cul-de-sac head of Tuscany Grove, utilising an existing vehicular access and driveway.

Site Location

The existing curtilage building occupies the eastern part of the curtilage of The Old Zoo and is adjoined to the south and east by houses in Provence Avenue and Tuscany Grove and to the north by the commercial property, Ashwood.

Relevant History

3/1998/0125/P – Family house with children’s wing.  Approved subject to conditions and a Section 106 Agreement.

3/1999/0767/P – Substitution of house type to show ancillary buildings, swimming pool and tennis court.  Approved subject to conditions.

3/1999/0768/P – Revised route for private access.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy H9 - Extended Family Accommodation.

Environmental, AONB, Human Rights and Other Issues

There are three issues in the consideration of this application.  They relate to the effects of the proposal upon the appearance of the locality; its effects upon the amenities of any nearby residents; and whether the proposal amounts to the formation of an additional dwelling (as considered by the Parish Council).

With regards to the first issue, as previously stated, the proposal involves little change to the external appearance of the existing building.  The proposed link is very small and would have no effects of the appearance of the locality.  The proposed brick built flat roofed garage would not, in my opinion, detract from the appearance of the building (which already contains flat roofed and mono-pitched sections) or from the appearance of the wider locality.  It would be visible from the cul-de-sac head of Tuscany Grove, but it would be perfectly in context with the existing building.

The building is very well screened from the adjoining residential properties, and the existing and proposed window positions are also such that there would be no seriously detrimental effects upon the privacy of adjoining residents.  The proposed garage is on considerably lower ground and the adjoining dwelling in Tuscany Grove and would adjoin the side elevation of that property.  As such, I do not consider that the garage would have any seriously detrimental effects on the amenities of the occupiers of that nearest residential property.

With regards to the final relevant issues, the original permission for The Old Zoo (3/1998/0125/P) was subject to a Section 106 Agreement in which the owner covenants with the Council ‘not to allow the dwelling, the subject of the development to be used or occupied other than as a single residential unit’.  The plan attached to the Agreement included the land to which this current application relates.  Although there have been several subsequent planning applications relating to the overall site/property of The Old Zoo, the restriction has remained in force.  This application does not seek to contravene the restriction as it proposes ‘ancillary residential accommodation’.

It cannot, of course, be argued that the proposal comprises a modest level of accommodation as required by Policy H9 of the Local Plan.  However, the building already exists, and there is case law, which establishes that the conversion of detached outbuildings at dwellings into ancillary residential accommodation (such as a granny unit or guest accommodation) in many cases does not constitute development for which planning permission is required.  In this case, planning permission is required because of the proposed extensions.

Within the context of this particular property, I consider the proposal to represent an appropriate and acceptable use of this existing building which would not have any harmful effects upon the locality or its residents.  It is not proposed as a separate dwelling and, through the continued operation of the existing Section 106 Agreement, and the imposition and enforcement of an appropriate condition on this permission, it will not become an additional separate dwelling.

Overall, subject to appropriate conditions, I consider this proposal to be acceptable, and I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The proposed development shall only be occupied as an extended family unit in conjunction with the property to which it is related, and it shall not be used as a separate unit.


REASON:  In order to comply with Policies G1 and H9 of the Ribble Valley Districtwide Local Plan.  The division of the dwelling into separately occupied units could be injurious to the amenities of the neighbouring occupiers and to the character of the area and would require further consideration by the Local Planning Authority.

2.
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.

NOTE(S):

1.
The applicant is reminded of the Section 106 Agreement dated 31 July 1998 which relates to the whole of the curtilage of The Old Zoo, including the land affected by this planning application, and in which the site owner covenants with the Council ‘not to allow the dwelling, the subject of the development to be used or occupied other than as a single residential unit’.  That Agreement remains in force.

APPLICATION NO:
3/2008/0185/P
(GRID REF: SD 377360 434561)

SINGLE STOREY EXTENSIONS TO SIDE AND REAR ELEVATIONS AT 17 SCOTT AVENUE, SIMONSTONE

	PARISH COUNCIL:
	Simonstone Parish Council – No Objections.



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

· Loss of light into neighbouring property

· Concerns that the foundations of the proposal will push the boundary wall over.


Proposal

Consent is sought to construct a single storey extension to the side of the property of approx. dimensions 7.1m x 4.1m x 5m in height with a pitched roof and extend the existing single storey rear extension by 2.1m in length. Both proposals will use materials to match those of the existing property.

Site Location

This is a detached property within the settlement limt of Simonstone.

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 proposals and the potential impact on neighbouring residential amenity.

In terms of visual impact the scale, size and design of the proposed extension to the existing single storey rear extension is appropriate and as it is to the rear it would not be clearly visible in the wider locality and is well screened by an existing boundary hedge.

With regards to the proposed single storey side extension the scale, size and design is appropriate and would not dominate the existing buiding. As the materials used will match those of the existing property it will have minimal impact upon the streetscene. 

With regards to any adverse impact on neighbouring amenity I note the remarks of the adjacent neighbour that due to the size of the proposal and the existing landform the proposed side extension would considerably contribute to loss of light into the property through the two windows on the side elevation. Due to the size of the extension some loss of light would inevitably occur to No. 15 and is compliant with the BRE interpretation. However, in my view, this would not be significant as to warrant refusal as these are secondary windows to both the lounge and dining room and the existing large window to the front and rear elevation would sufficiently facilitate light into these two rooms. 
Concern was also raised regarding the effect of the proposed side extension on the boundary wall. However this is not a legitimate planning consideration.

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 single storey side extension 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:
3/2008/0203/P
(GRID REF: SD 372968 442068)

2 NO. 400WATT LIGHTS ON 5M POLES, 3.5M WIDE TRACK TO ACCESS FIELDS AND RAISED LEVEL STORAGE ABOVE FLOOD LEVEL TO STACK BIG HAY BALES AT STABLES AND LAND OFF RIVERSIDE, LOW MOOR, CLITHEROE

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

	ENVIRONMENT AGENCY:
	No observations or comments at the time of the reports submission, however a previous application at this site prompted the following response;

The site is at the edge of Flood Zones 3 (High risk with an annual probability of flooding of 1.0% or greater from rivers and 0.5% or greater from the sea) on our Flood Maps, issued in March 2006. The application is supported by a flood risk assessment as required by paragraph 60 of the PPG 25 (Development and Flood Risk). In view of the findings of the assessment we have no objections in principle to the proposal but request that any approval is subject to the relevant conditions.

	COUNTY SURVEYOR (LCC):
	No objections.



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

1.
No objections to the access track or bale storage area as it will take the bales away from the end of the estate where they are an eyesore.



	
	2.
Objection to the lights on poles, which are sought retrospectively as they have been up for some time, as Riverside is lit up like Blackpool Illuminations at night.



	
	3.
It is considered that the lights are a necessity to help the applicant run a commercial enterprise rather than for the stabling of his own horses, as they illuminate the dressage area/ménage.

	
	4.
Whilst there is no objection to the proposal, a question needs to be raised regarding traffic safety considering the speed of some vehicles using the stables.

5.
The objectors also seek assurances that there would be no further planning applications for this site.




Proposal

The application seeks permission to erect 2 No. 400Watt lights on 5m poles on the southern edge of the exercise area approved under planning application no. 3/2006/0506/P, the creation of a 3.5m wide track to access the adjacent fields after the flood bund and the creation of a raised level storage area above flood level for the purpose of stacking large hay bales.

Site Location

The site is located to the north of the Riverside Housing Development, Low Moor, and the land on which the development is proposed is classed as agricultural and lies within open countryside as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2006/0506/P – Erection of stable block with tack room and store (Re-submission) – Granted Conditionally.

3/2006/0200/P – Erection of stable block with tack room and store – Withdrawn

3/1997/0785/P – Works involving earth building and walling for flood defence scheme – Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy G7 - Flood Protection Policy.

Policy ENV3 - Development in Open Countryside.

Policy SPG – “Agricultural Buildings and Roads”

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for the erection of two floodlights for the ménage area, the formation of a track over an area of standing water area and the formation of a raised area for the storage of large hay bales above the flood level of the River Ribble.

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.  It is considered that the development proposed is small scale and considered appropriate to this rural area, and as such complies with the above Policy.

Bearing in mind the above, the two main issues to consider with this proposal, the visual impact of both the lighting, track and storage area, and whether there is any impact on the residential amenity of the nearby neighbours caused by the installation of the lighting poles.

With regards to visual impact of the proposed development, we must consider the proposals separately. The lighting poles themselves will not be significantly visible unless close up. With regards to the impact on the area at night when they are actually turned on, having visited the site at night, the light cast covers no further than the bund itself and the as the applicant has suggested the lights will not be used between the hours of 9pm and 8am, it is considered that any impact will be minimal. With regards to the new track and raised storage area, the applicant has noted that the need for both relates to fact that the area beyond the flood bunding is liable to flooding and subsequently standing water. The new track, at approx. 3.5m wide x 50m long, will create safe access for the applicant in order for him to access the adjacent paddocks. Due to the bund, the crushed stone track itself will not be visible from the Riverside housing development, in fact the only partial viewpoint of the track is from Edisford Road, which is over 150m away. The raised storage area will be formed on the sloping side of the field and then seeded in order for it to blend in as land mass. Bearing this in mind, and due to the distance between the land in question and the neighbouring properties and the current screening on the edge of the site, I do not consider that the proposals will have a significant visual impact on the area.

With regards to any potential impact the proposal may have on the residential amenity of the occupiers of the adjacent properties, the main concern with the neighbours is the lighting poles. The lights themselves are on the southern side of the existing exercise area, with the lights shining away from the adjacent residential properties. The applicant has proposed to leave the lights switched off between the hours of 9pm and 8am, in order to minimise any potential impact on the adjacent neighbours. Having visited the site at night, the light cast covers no further than the bund itself, and any spillage towards the houses to the south, is sufficiently screened by the hedge and tree treatments on the boundary of the site. As such, given that the proposal is appropriate for a rural area, and that the use of the lights will be controlled by planning condition, the proposal is considered to 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, the LCC County Surveyor has no objections to the proposal, 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.
This permission shall inure to the benefit of Mr J Lynch only and not for the benefit of the land or any other person or persons whether or not having an interest in the land and shall be for private and domestic use only with no commercial business from the site.


Reason:  In order to prevent any commercial use of the development which would be unacceptable due to the access through a residential area and contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
The floodlights hereby approved shall not be used outside of the hours 0900 and 2100.


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

Note

1.
No building material or rubbish must find its way into the watercourse.

APPLICATION NO:
3/2008/0209/P
(GRID REF: SD 376768 434637)

ERECTION OF SINGLE STOREY SIDE EXTENSION WITH PITCHED ROOF AND TWO VELUX WINDOWS AT 2 NOWELL GROVE, READ, LANCASHIRE, BB12 7PG

	PARISH COUNCIL:
	No observations.



	ADDITIONAL REPRESENTATIONS:
	One letter has been received from the neighbour at no. 4 Nowell Grove who wishes to raise the following points of objection:

1.
The extension will severely restrict light to his property,
2.
The new extension will cause a loss of privacy due to the rooflights within the roof, and
3.
Should the proposal be approved, its construction must be carried out on the applicants own land and not using his land or garage roof.


Proposal

The application seeks permission for a single storey extension to the rear of the property and the creation of a pitched roof over the rear portion of the garage with two velux windows in the roof to add light to the new kitchen below.
Site Location

The property in question is a semi-detached bungalow within the residential settlement of Read, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for a single storey extension to the rear of the property and the creation of a pitched roof over the rear portion of the garage with two velux windows in the roof to add light to the new kitchen below. The main concerns with this proposal are the potential impact on the residential amenity of the neighbouring property and the potential visual impact on the street scene.

In terms of the impact on the street scene and visual amenity, there are a variety of properties on Nowell Grove itself, with varying types of extensions that have been granted. The single storey extension to the rear has no impact on the street scene, although the pitched roof over the garage will be visible from the front elevation. Given the variety of house types on Nowell grove, and that the pitched roof itself will be to the rear of the property, it is considered that the proposal complies with the relevant Policies and the SPG note ‘Extensions and Alterations to Dwellings’, and as such will have no significant, detrimental visual impact on the street scene.

With regards to any impact on the residential amenity of the nearby dwelling, the adjoining neighbour has objected on the grounds that the proposed extension will not only overshadow his property but that there will be a loss of privacy due to the velux windows within the roof. Having visited the site, and with regards to any potential loss of light, the only portion of the neighbours property that will be significantly affected is a utility room with a clear Perspex roof on the boundary with no. 2. The Council’s SPG: Extensions and Alterations to Dwellings, Paragraph 6.2.1, which notes that ‘Extensions can have an effect on neighbouring properties due to the shadow, which they cast. The larger the extension and the closer to the neighbours property, the greater the effect. Any proposal which reduces the level of daylight available to habitable rooms in neighbouring properties, or which seriously overshadows a neighbours garden is likely to be refused.’ This room is not classed as a habitable room, and due to the orientation of the proposed roof, any other windows on the rear elevation of the property will not lose any direct sunlight. With regards to loss of privacy, the windows within the roof of the extension are to provide light to the kitchen area below, and as such there are no issues with regards to direct overlooking.

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.

NOTE(S)

1.
If any part of the proposed development encroaches on to neighbouring property the approval of the adjoining owners must be obtained before the development is commenced.

APPLICATION NO:
3/2008/0230/P
(GRID REF: SD 374398  444320)

NEW GARAGE (ADJACENT AND MATCHING EXISTING GARAGE) AT 1 MEADOW CROFT, WEST BRADFORD.

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

	ENVIRONMENT DIRECTORATE 

(COUNTY SURVEYOR):
	No objections on highway safety grounds.



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

· Applicant intends to build over electricity cables, which serve the adjoining residential estate and will therefore have an adverse effect on the electricity network and is contrary to a legal agreement with the previous owner of the land.

· Is It possible to re-route the electricity cable before the new building is built or alternative steps taken so access maybe available in a future emergency.

· Detrimental visual impact of the proposal on the character of Meadow Croft.


Proposal

Consent is sought for the erection of a new garage adjacent to the existing garage of approx. dimensions of 6m x 5.3m x 4m in height with a pitched roof and using materials to match those of the existing garage.

Site Location

The proposal relates to a detached property with an existing detached garage within the settlement boundary of West Bradford.

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 proposal is acceptable and would not result in a cramped appearance. The existing leyllandii hedge would be replanted approx. 2.2m from its existing position to the side of the proposal and would therefore provide sufficient screening when viewed from the main road. As materials to be used in its construction will match those of the existing garage it will not prove visually intrusive.

The effect on residential amenity would be minimal as the proposal would be a sufficient distance from neighbouring properties and as there is an existing large hedgerow to the rear of the proposal it will provide sufficient screening from adjacent property Brook Cottage.

I note the concern made by a number of neighbours regarding the electricity cables that would run under the proposal and that any building work may result in the loss of electricity to the estate and street lamps. It is also noted that in the deeds of the properties on the estate it states no building is to be erected on the site of the electricity cable “which would in any way interfere with or restrict any of the rights and liberties hereinbefore granted”. Whilst I note the concerns of the neighbours regarding the possible loss of electricity on the estate this issue is not considered a legitimate planning consideration in writing this report. The responsibility of ensuring that the electricity network is not affected by the proposal lies with the applicant.

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 new Leylandii hedge must be planted in the first planting season following the use of the development and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.


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

APPLICATION NO:
3/2008/0233/P
(GRID REF: 6855, 3248 SD)

PROPOSED DORMER EXTENSION AND FRONT DRIVE AT 92 KNOWSLEY ROAD, WILPSHIRE, BLACKBURN

	PARISH COUNCIL:
	The Parish Council objected to the above application on highway grounds and also the adverse impact of the dormers on the street scene.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections in principle to the provision of a private driveway.  Although he comments on the following:

While there is evidence of similar entry points in this vicinity, the access design must maximise road safety considerations for pedestrians and other road users.  The application indicates that there is sufficient manoeuvring space within the site to achieve safe ingress and egress in a forward gear.  However, the adjacent boundary walls restrict the intervisibility of motorists and pedestrians. This is particularly relevant as the proposed driveway accesses directly onto the northwest side of Knowsley Road where there is no footway provision. 



	
	In order to assist safe pedestrian movements and make the access more conspicuous, the wall height and any planting will need to be reduced to below 1.0m, and maintained at this height, for the full length of the frontage of No.92 and that there is some return of the boundary walls at the access. This need requires a formal radius at the entry, but would provide a conspicuous physical indication of the new access. I would recommend the return extending for a minimum of 1.5m back from the carriageway edge.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No observations have been received at the time of writing the report.


Proposal

Permission is sought for an extension to the existing flat roof dormer on the western elevation of the property, nearest the Methodist Church.  The dormer would project approximately 3.8m from the existing roof slope, an increase of approximately 1m.  The existing dormer is approximately 3m wide and the extension would increase the width to approximately 6.9m.  The dormer would be clad in materials to match the existing dormers.  Permission is also sought for a front drive and access onto the classified road.  The entrance onto the road would be approximately 2m wide.

Site Location

The property is a detached dwelling within the settlement limit of Wilpshire.

Relevant History

3/1984/0189/P - Conversion of garage to study and utility room.  New detached garage.  Approved.

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 effects on street scene and highway safety.

With regard to the Parish Council’s concern on the adverse impact on the street scene, although the dormer is being extended in width I do not consider that the works will have a detrimental affect on the street scene as the extension of the dormer would not dominate the roof of the property and is set well down from the ridge, in accordance with the Supplementary Planning Guidance “Alterations and Extensions to Dwellings”.  

With regard to privacy levels, the smaller dormer already overlooks the Methodist Church; therefore I do not consider that these works would so significantly increase this overlooking to warrant an unfavourable recommendation, therefore this part of the application is considered to be acceptable.

With regard to the new access onto the classified road, the highway engineer has no objections with the proposal in principle subject to an appropriate condition. Overall, subject to appropriate conditions, I can see no objections to the application.  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 or be to the detriment of highway safety.

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

1.
Prior to commencement of the development further details of the access arrangements including the junction radii and the boundary wall shall be submitted to and agreed in writing by the Local Planning Authority and thereafter retained in perpetuity. The work shall be implemented before its use.


Reason: in the interest of highway safety and to comply with Policy G1 of the District wide Local Plan.

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

APPLICATION NO: 3/2008/0129/P
(GRID REF: SD 370560 441070)

PROPOSED REPLACEMENT DRY FEED STORE AT WITHGILL FARM, MITTON

	PARISH COUNCIL:
	Objects to the proposal on the grounds of visual impact, and on what the Parish Council considers to be a failure to establish the best solution to the need.  The Parish Council says that the building would be some 12m high, roughly twice the height of the adjoining covered midden, and that it would be situated in quite an elevated position and would be clearly visible from the surrounding countryside to the detriment of the AONB.  The Parish Council understands that the reason for the height is to allow large tipper lorries to unload in the dry within the building, but they urge that alternative solutions be investigated, such as a conveyor system allowing the dry feed to be moved without the need for internal tipping.  The Parish Council also notes that the planned gable wall would overshadow an existing farm workers dwelling.

	
	
	

	RURAL ESTATES MANAGER:
	No information at time of preparing report.


Proposal

The existing dry feed store building is located on the southwest side of the farm complex on the north side of the access track.  It has dimensions of 40m x 10.5m and is 5m high.  It is considered by the applicants to be inadequate for the current needs of the farm.

Permission is therefore sought for its demolition and replacement.  The new building would occupy the footprint of the existing, but it would be larger and higher.  It would measure 45m x 30.5m with a ridge height of 12m.  However, the building would have an asymmetric roof, with an eaves on the outer, western side of 7.7m and on the inner, eastern side of 10.5m.  The increased floor area is achieved by extending 20m further to the west, to line up with the west elevation of the existing covered midden to the north, which it will abut, and by extending 5m closer to the access track.

The elevations will comprise spaced timber boarding above concrete block walls to a height of 2m, with green profiled metal sheeting on the roof.  These materials in all respects are the same as those of the existing adjoining covered midden.

Site Location

Withgill Farm is situated in the open countryside, with a complex of buildings located some 150m to the east of the highway, Whalley Road, which serves the site.  The existing building to which this application relates is situated close to the western edge of the farm complex adjacent to the access track.  The residential development of Withgill Fold is located to the southeast of the farm complex.

Relevant History

3/1993/0796/P – New herdsman’s cottage.  Approved.

3/1999/0166/P – Four new agricultural buildings, new dairy facilities, machinery store, new farm road and associated landscaping and external works.  Approved with conditions.

3/2005/0465/P – Covered midden.  Approved.

3/2005/1011/P – Farm workers dwelling.  Approved.

3/2006/0213/P – Expansion of existing dairy cow accommodation, replacement slurry storage and associated landscaping.  Approved.

3/2007/0266/P – Farm workers dwelling (substitution of house type).  Approved.

3/2007/0362/P – Retention of five agricultural workers caravans and screen fencing.  Approved for a temporary period of three years and other conditions.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

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

Environmental, AONB, Human Rights and Other Issues

Withgill Farm now comprises a modern farmhouse and substantial ranges of portal framed agricultural buildings and a second approved farm workers dwelling is presently under construction.  Phase 2 of an expansion of agricultural buildings has now been completed.  This expansion also necessitated the construction of a substantial slurry lagoon, which is located on the west side of the complex and is screened by substantial earth banking.

In the Design and Access Statement submitted with this application, the applicant’s agent says that the existing feed store has two disadvantages.  The first is that, in comparison with the food requirements of this size of herd, and bearing in mind that the animals are housed indoors and therefore fed on purchased feed all year round, it has a comparatively small volume which, in turn, necessitates the frequent purchase of relatively small amounts of dry feed, whereas considerable economies of scale could be achieved if the feed were to be purchased in larger quantities.

The second disadvantage, the agent says, is that deliveries of feed have to be off-loaded outside the building and transferred inside, which for the quantities involved is very labour intensive.

The agent says that both disadvantages are addressed by the increased floor area and height, and therefore the internal volume, of the replacement building.  The increase in volume, he says, means that the business can benefit from the economies of scale that the purchase of larger quantities at any one time will facilitate, and that the increase in height will enable the delivery vehicles to tip up and deposit their loads inside the building directly into the storage bins which in turn will cut out the need for double handling.

As a means of addressing the operational deficiencies of the existing building, I consider there to be a number of positive points to this proposal.  Firstly, the replacement of the existing building, rather than the erection of another building elsewhere, would prevent the further spread of agricultural buildings at this farm.  The location of the replacement building is also close to the existing access track (thereby avoiding the need for any new tracks) and will be screened in views from the west by the earth mound and landscape planting which has been implemented around the slurry lagoon.

The size, height and position of the proposed replacement building are defined by the operational needs of this well-established agricultural enterprise, and, as stated above, its impact on the surrounding countryside will be minimised by existing landscaping works.  Whilst noting the concerns of the Parish Council, I therefore consider the proposal to be acceptable with regards to its effects on the appearance of the locality.  However, I consider that given the size it would be beneficial to obtain the views of the Rural Estate Manager as to whether or not the size of the building could be justified.  Its location on the western edge of the existing group of farm buildings is also such that it will not have any impact on the amenities of the residents of Withgill Fold.

Overall, I can therefore see no objections to this application.

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 the application be Deferred and Delegated to the Director of Development Services subject to no adverse comments from the Rural Estates Manager and the following condition:

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.

INFORMATION / DECISION
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