RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
TUESDAY, 17 JUNE 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:

	3/2008/0168/P
	Bedroom and lounge extension to holiday cottage in grounds
	Mount Pleasant

Ribchester Road

Hothersall

	3/2008/0169/P
	Conversion of existing double garage to kitchen and dining room with bedroom and bathroom over.  New attached single garage
	2 Hammond Drive

Read

	3/2008/0225/P
	New stable block to replace existing
	Lyndale, Loud Bridge Road

Chipping

	3/2008/0237/P
	Conversion of loft area into office/bedroom area. Three Velux windows, 1 on front and 3 on rear elevations. Additional Velux to provide more light to kitchen. New internal staircase to provide access to loft. Rebuild existing stone wall and raise height to 1.4m
	8 King Henry Mews

Bolton-by-Bowland

	3/2008/0238/P (LBC)
	Demolition of 1970’s rear glazed porch and construction of a larger replacement green oak porch to rear 
	Crowhill Cottage

Worston

	3/2008/0239/P
	Demolition of 1970’s rear glazed porch and construction of a larger replacement green oak porch to rear
	Crowhill Cottage

Worston

	3/2008/0240/P
	Proposed replacement Brookside Cottage and new larder 
	Dobsons Farm at Brookside Cottage, Grunsagill, Tosside

	3/2008/0243/P
	Change of use of part of lorry part to coach depot, siting of portakabin and erection of containers to store vehicle washing equipment
	New Garage, Mitton Road

Whalley

	3/2008/0244/P
	Glaze both sides of an existing link corridor between the kitchen and offices, the glazing to be full height and formed using a single panel in each case
	The Old Zoo

Brockhall Village

Langho

	3/2008/0248/P
	Demolish existing garage and build two storey extension (dormer window) and add two dormer windows to existing roof 
	1 Moor Edge

Whalley

	
	
	

	3/2008/0250/P
	First floor extension to side and single storey extension to rear of existing detached property 
	3 The Grove

Clitheroe

	3/2008/0255/P
	Erection of a single storey extension to rear of property
	142 Ribchester Road

Clayton-le-Dale

	3/2008/0259/P
	Erection of stable clock with associated storage
	Little Todber

Burnley Road, Gisburn

	3/2008/0264/P
	Internal alterations, reinstatement of partially demolished roof to form kitchen diner extension and new fenestration and rear extension
	24 Church Street

Ribchester

	3/2008/0267/P
	Demolition of sun lounge and construction of new room built in traditional materials 

	27 Brennand Street

Clitheroe

	3/2008/0268/P
	Rebuilding of existing outbuildings to form an extension to existing dwelling
	Higher College Farm

Lower Lane, Longridge

	3/2008/0273/P
	Roof lift and addition of front and rear dormers and single storey extension to front elevation at 
	Beth Shalom, Whins Lane

Simonstone

	3/2008/0277/P
	Change of use from restaurant to veterinary centre at the former 
	Little Chef Restaurant

Longsight Road

Osbaldeston

	3/2008/0278/P
	Smoking shelter to rear of premises
	Read and Simonstone Constitutional Club

43-45 Whalley Road, Read

	3/2008/0279/P
	Retrospective planning application for a conservatory at the rear of the dwelling 

	11 The Woodlands

Brockhall Village

Old Langho

	3/2008/0281/P
	Replacement of existing exterior signage which is aged and fading
	Swan Hotel

62 King Street, Whalley

	3/2008/0286/P
	Proposed conservatory to rear
	17 Pasture Grove

Whalley

	3/2008/0287/P
	Convert part of the car port to form a toilet and utility room
	Westways, Straits Lane

Read

	3/2008/0290/P
	Proposed conservatory to rear of dwelling

	Wychavon, 6 Brett Close

Clitheroe

	3/2008/0292/P
	Proposed construction of a single detached garage and associated works
	15 Brungerley Avenue

Clitheroe 

	3/2008/0296/P
	Erection of a canopy between the sales area and the café 
	Shackletons Garden Centre

Chatburn

	3/2008/0297/P
	Proposed conservatory to side elevation 
	Oakhaven, Showley Road

Clayton-le-Dale

	3/2008/0298/P
	Two storey extension to rear and side of dwelling
	21 Limefield Avenue

Whalley

	3/2008/0299/P
	Existing garage and porch to be demolished and construction of new detached garage
	11 Nateby Close

Longridge

	3/2008/0302/P
	Engineering operations to form agricultural earth banked slurry lagoon
	Bolton Fold Farm

Further Lane, Mellor

	3/2008/0303/P
	Replacement agricultural storage building (hay/straw)
	Bolton Fold Farm

Further Lane, Mellor

	3/2008/0304/P
	Construction of double garage (Resubmission)
	6 Stoneygate Lane

Knowle Green

	3/2008/0308/P
	Proposed replacement dwelling 

(re-submission of 3/2007/0907P)
	Nook Farm

Huntingdon Hall Lane

Dutton

	3/2008/0310/P
	Proposed ground floor dining and kitchen alterations, extension and new site access
	Ivy Cottage, Commons Lane

Balderstone

	3/2008/0317/P
	The demolition or possible refurbishment of existing side larder/store plus a further extension to create a granny flat.  Amendments to previously approved plans 3/2007/0364
	41 Ribble Lane

Chatburn

	3/2008/0327/P
	Proposed installation of compressor units externally mounted for internal refrigeration units 
	53 Higher Road

Longridge

	3/2008/0334/P
	Proposed demolition of existing lean-to shed. Construction of a replacement two storey side extension to provide improved living and bedroom space, and single storey rear garden room 
	38 Riverlea Gardens

Clitheroe

	3/2008/0337/P
	New 12m-timber footbridge to be erected within the area bordered red on plan 9864/PA/1 
	Lancashire County Council

Springwood, Whalley

	3/2008/0344/P
	Addition of canopy to west elevation of domestic stables (resubmission)
	Hodgson Barn

Browsholme Road

Waddington


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for 

Refusal

	3/2008/0204/P
	Roof alterations and construction of four dormers (2 front and rear) to provide bedroom and en-suite, with the addition of a staircase for access 
	Mellor Lodge

Preston New Road

Mellor
	

	3/2008/0210/P

Cont……

Cont/
	Demolition of existing garage. Two storey addition and alterations to internal layout of existing dwelling house
	Ribblesdene

Greenside

Ribchester
	Contrary to G1, ENV16, H10 and the adopted SPG "Extensions and Alterations to Dwellings". Overbearing impact, loss of light and will neither preserve or enhance the character or appearance of the building within the Conservation Area.

	3/2008/0262/P
	Proposed two-storey rear extension
	13 Monk Street

Clitheroe
	G1, H10 & Policy SPG – “Extensions and Alterations to Dwellings” – Detrimental to residential amenity.

	3/2008/0264/P
	Extension over garage 
	Garland House

14 Back Lane

Rimington
	G1, H10, and SPG “Extensions and Alterations to Dwellings” – Adverse visual impact on street scene.

	3/2008/0271/P
	Proposed porch to side and proposed conservatory to rear of the dwelling 
	5 Kiln Close

Clitheroe
	G1, H10 and SPG “Extensions and Alterations to Dwellings” – Prominent and incongruous features to the detriment of the appearance of the property itself and the street scene in general.

	3/2008/0272/P

(LBC)
	Roof alterations and construction of four dormers (2 front and rear) to provide bedroom and en-suite, with the addition of a staircase for access 
	Mellor Lodge

Preston New Road

Mellor
	

	3/2008/0280/P
	Demolition of existing conservatory and erection of single storey rear extension and first floor extension above existing garage
	18 Clayton Court

Longridge
	G1, H10, and SPG “Extensions and Alterations to Dwellings” – Detrimental to the character and appearance of the property itself and the street scene in general.



	
	
	
	

	3/2008/0285/P
	Rear first floor extension 
	4 Woodlands Drive

Whalley
	G1, H10 and SPG “Extensions and Alterations to Dwellings” – The proposal by virtue of its scale design and massing would result in an over dominant and unsightly feature.

	3/2008/0300/P
	Provision of dormers to front and rear elevations
	51 Castle View

Clitheroe
	G1, H10, and SPG “Extensions and Alterations to Dwellings” – Adverse visual impact on street scene.

	3/2008/0301/P
	Proposed first floor extension and small ground floor extension 
	Smithy Cottage

Settle Road

Bolton-By-Bowland
	G1, ENV1, H10 and SPG “Extensions and Alterations to Dwellings” – The proposal by virtue of its scale and massing, is considered unsympathetic to the cottage, and the Forest of Bowland Area of Outstanding Natural Beauty in which it is set.

	3/2008/0307/P
	To form a dormer extension over the garage to accommodate an en-suite bathroom and to form a small extension to the rear of the property
	The Hawthorns

39 Peel Park Avenue

Clitheroe
	G1, H10 and SPG on “Extensions and Alterations to Dwellings” – adverse visual impact.

	3/2008/0312/P
	Proposed replacement of agricultural building for storage and repair of vehicles and farming machinery (2 tractors, forklift, mower and 2 trailers) (retrospective)
	Thurstons Farm

Myerscough Road

Balderstone
	Policy G1 – excessive size and height of the building to the detriment of visual amenity.  


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2008/0339/N
	Extension to exiting agricultural general purpose/storage building
	Sunderland Hall Farm

Nightfield Lane

Balderstone


CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2008/0266/P
	Certificate of Lawfulness for the continuing use of the existing single storey building to the west of the farmhouse for ancillary residential and storage purposes
	Trough House Farm

Lambing Clough Lane

Hurst Green

	3/2008/0316/P
	Application for a Certificate of Lawfulness for the continuing use of the property as a single dwelling-house
	7 Hawthorne Place

Clitheroe


APPLICATIONS TO BE DETERMINED BY Lancashire County Council 

	Plan No:
	Proposal:
	Location:

	3/2008/0306/P
	Erection of concrete bench matching plant storage space and ancillary facilities
	Bankfield Quarry

Pimlico Link Road, Clitheroe


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2008/0247/P
	Two storey extension to rear and first floor extension above existing single storey porch area
	Riverbank Cottage

7 Greenside

Ribchester

	3/2008/0309/P
	Demolition of agricultural building and construction of two holiday cottages
	Halsteads Farm

Rimington

	3/2008/0363/P
	Internal alterations to amend layout of stairs and new kitchen/diner extension 
	24 Church Street

Ribchester


APPEALS UPDATE

	Application No:
	Date Received:
	Applicant/Proposal/Site:
	Type of Appeal:
	Date of Inquiry/Hearing:
	Progress:

	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
	_
	APPEAL DISMISSED 30.5.08



	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 offered – 20.8.08 (to be confirmed)
	

	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
	_
	Site visit 18.6.08

AWAITING DECISION

	3/2007/0736 & 0737

D
	11.4.08
	Mr & Mrs H Johnston

Proposed conservatory to side elevation (Resubmission)

Rodhill Lodge

Bolton-by-Bowland
	WR
	_
	Awaiting site visit

	3/2007/0751 & 0753

D
	22.4.08
	Bank Machine Ltd

Installation of an automated teller machine and illuminated sign

Martins

27-29 Castle Street

Clitheroe
	WR
	_
	Awaiting site visit

	3/2007/1146

D
	21.4.08
	Mark Bowie

Rear entrance porch

Riddings Farm

Birdy Brow

Chaigley
	WR
	​_
	Awaiting site visit

	3/2007/0739

D
	23.4.08
	Mr C Holden

Extension and alteration to outbuilding to create granny annex

Cuttock Clough House

Mill Lane

Waddington
	WR
	_
	Awaiting site visit

	3/2007/1071

C
	2.6.08
	Langtree Homes Ltd

7no. detached dwellings each with associated work unit together with associated infrastructure (resubmission)

Land at Cherry Drive, Brockhall Village, Old Langho
	_
	Hearing – date to be arranged
	Notification letter and questionnaire to be sent by 13.6.08


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:
3/2007/0964/P
(GRID REF: SD 373986 438070)

REVISED RESERVED MATTERS APPLICATION FOR LAYOUT, SCALE, EXTERNAL APPEARANCE AND ACCESS FOR PROPOSED B1 OFFICE DEVELOPMENT AT BARROW BROOK BUSINESS PARK, BARROW

	PARISH COUNCIL:
	It is regrettable but probably inevitable that the design of the buildings would be at the variance with residential properties in the Whiteacre Lane area.  There is some concern at the height of the proposed building which will be plain to see from the housing developments and may cause some overlooking problems.  The Parish Council would like an assurance that you are satisfied that arrangements for disposal of service water is adequate without causing problems lower down the Brook.  Also that the existing sewer can cope adequately with additional discharge for the proposed new development. 

	
	

	COUNTY HIGHWAYS:
	No objection based on amended plan.

	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY PLANNING):
	The principle of the development has been established.  I therefore consider that the proposed development is in conformity with the joint Lancashire Structure Plan subject to the following comments.



	
	Policy 7 of the joint Lancashire Structure Plan requires that the parking provision for new development will meet the standards set out in the adopted parking standards.  The proposed development has a low accessibility score.  The standard for B1 office is one car parking space per 35m2.  Applications of this standard result in a total of 250 parking spaces.  The application form states that 331 parking spaces will be provided which would be 81 car parking spaces more than the provision required by the parking standards.  This would be contrary to the JLSP parking standards.   As no justification for this over provision is provided, the amount of car parking proposed should be reduced according to the parking standards.   The proposed development will require both the transport assessment and a travel plan in line with a JLSP parking standard.  



	
	Landscaping

The proposal would result in localised loss of landscape character and the existing open fields and hedgerows would be replaced by office development.  In a wider context a topography scale of development, its location within Barrow Brook Business village, close proximity to residential areas and the existing boundary trees would likely lead to landscape character impact of minor significance.  

In order to mitigate localised loss of landscape, the proposal should retain existing planting and include a considerable amount of new native trees, shrubs and hedge planting to remain a sense of being within a wooded landscape which is one of the key characteristics of the lowland farmland landscape.



	
	The SPG requires no loss of hedgerow through development.  It is not clear from the submitted drawing there would be a net loss.  

	
	

	
	I am concerned that any existing trees and shrubs in the vicinity of the southern boundary may be adversely affected by the construction of the proposed roads and car parking. Retention of the existing planting is essential.  An appropriate separation of distance between the proposed development and the watercourse is required.  As proposed the buildings would be less than 5m from the edge of the watercourse.  Given the potential importance of the watercourse for wildlife, the presence of protected species such as water voles, I recommend that landscape proposals along this boundary be developed with the assistance of an ecologist.

The site is close to environmental features which may support protected species such as bats and voles.  Consequently I consider it is essential that county council ecologists are consulted on this scheme.  



	ENVIRONMENT AGENCY:
	Withdraw their objection based on revised plan, which shows units at least 8m away from adjacent watercourse.



	COUNTY ECOLOGIST:
	Considers that the application lacks information in relation to ecological aspects and biodiversity.  



	PLANNING OBLIGATIONS:
	Neil Whittingham, the County Council Planning Obligations Officer will write separately.  



	
	Considers that the proposal in conformity with the JLSP subject to above comments.



	ADDITIONAL REPRESENTATIONS:
	Two letters of representation have been received objecting to the proposal raising the following comments.  

· One questions whether an industrial area of this nature is appropriate.  

· The size of the structure is out of keeping with the surrounding area.  

· The number and size of units will generate a great deal of traffic and that there is insufficient parking.  

· Concern regarding noise disturbance and light pollution and devaluation of property.  

· Concern about the environmental impacts on the area which is home to bats and possibly of a protected species.  


Proposal

This application seeks planning permission for approval of reserved matters in relation to part of the site known as Barrow Brook.  The scheme is for office blocks, parking areas and an internal access road.

The scheme is for 6 individual office blocks with parking adjacent to the units. Landscaping which includes retention of mature trees supplemented by additional peripheral planting and grass verges.

The total floor area is 10835m2 which includes a mezzanine floor on the largest unit which is located in a central position of the site. This unit measures approximately 75m by 19m with a height of 10m to the ridge. It has two small wings with a central office block with a hipped roof arrangement. This type of arrangement is elsewhere on the site but without a central area. The unit that faces towards the existing dwellings on to Ashes Close Barrow (check address) is 46m by 13.2 and is a T shape design at the southern end to extend the width to 19m.

The structures are to be cladded and have aluminium glazing units with curtain walling as well as some brick walling at lower levels. The roof is to be an artificial slate.

Site Location

The site is the former Barrow Printworks now marketed on Barrow Brook.  Access to the site is off the A59. 

Relevant History

3/93/0316 – Renewal of outline consent for offices, light industrial Hotel/conference/housing and infrastructure .  Approved. 

3/2002/0878/P – Approval of Reserved Matters.  Approved.

3/2005/0568 – Certificate of Lawfulness of office blocks.  Approved. 

3/2007/1065 – Office building.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV7 - Species Protection.

Policy ENV10 - Development Affecting Nature Conservation.

Policy ENV13 - Landscape Protection.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider relate to landscape assessment, residential amenity, parking requirements and visual impact. I am aware of some of the views submitted by the statutory consultees in relation to ecology and the broad principle but regard should be given to the previous consents in assessing this proposal.

Detailed permissions exists and is extant as the consent has been partly implemented. This scheme is of a different design and sited in different location but within the same site area. Previously the maximum height of the buildings was 9m whereas this scheme incorporates a building of 10m in height with the majority 9.4 m to the ridge.

In relation to highway issues the amended plan has resolved any matters relating to parking standards and footway realignment.

The proposal incorporates an arboricultural report and the countryside officer is satisfied with the scheme subject to appropriate conditions.

I note the comments of the Parish Council and although the Environment Agency raised initial concerns they are now satisfied based on the additional information submitted by the applicant.  I note the objections from the local residents but consider the overall design is acceptable and the existence of mature landscaping would both reduce the visual impact and safeguard residential amenity. I am satisfied that the distance between the unit C and the properties on Ash Drive and Chestnut Crescent is sufficient and not dissimilar to the previously approved reserved matters scheme.

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 reserved matters be granted subject to the following conditions:

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 6 March 2008.


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

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 and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

3.
Notwithstanding the submitted plans further details of secure cycle storage facilities including motorcycles shall be submitted to and approved in writing by the LPA and implemented before occupation of the individual units. 


Reason: In the interest of ensuring a satisfactory modal mix of transport and to comply with Policy G1 of the Districtwide Local Plan.

4.
Within 6 Months of the occupation of any individual office unit 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 agreed in writing by the LPA and thereafter be implemented to its satisfaction. 


Reason: In the interest of highway safety and to reduce the need for vehicular traffic generation and to comply with Policy G1 of the DWLP.

5.
No works can begin until a survey has been conducted by a person, the identity of whom has been previously agreed in writing by the LPA, to investigate whether the land is utilised by bats, water voles and reptiles or any other protected species. If such a use is established, a scheme for the protection of the species shall be submitted to and approved in writing by the LPA before any work commences on site. 


REASON:  To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed in accordance with Policies G1, ENV7 and ENV8 of the Ribble Valley Districtwide Local Plan.

6.
Prior to commencement of any site works, a tree protection monitoring procedure including a timescale for site visits and remedial tree works shall be agreed in writing with the Local Planning Authority.  This shall include material and construction details of a load bearing road/parking surface under and around trees within tree protection zones identified.


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) the details of which shall be agreed in writing.


A tree protection zone 12 x the DBH covering at least the entire branch spread of the trees, [the area of the root soil environment from the trunk to the edge of the branch spread] shall be physically protected and remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.


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


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


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


In order to comply with planning policies G1, ENV13 of the District Wide Local Plan. 

7.
No development shall take place until a scheme for the boundary treatment adjacent to the watercourse has been approved by the LPA. The scheme shall include the removal of path serving the amenity space adjacent to plot LW-5, and the scheme shall be completed in accordance with the approved plan. 


REASON:  To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed in accordance with Policies G1, ENV7 and ENV8 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2008/0114/P (PA) & 3/2008/0232/P (LBC) 

(GRID REF: SD 372767 441459)

PROPOSED FULL PLANNING PERMISSION SOUGHT FOR EXTENSION TO LEISURE FACILITIES AT FIRST FLOOR LEVEL AND LISTED BUILDING CONSENT SOUGHT FOR REPLACEMENT OF EXISTING TIMBER DOORS ON SOUTH EAST ELEVATION WITH SEMI OBSCURE GLAZED HARDWOOD FRAME AND MINOR MODIFICATION TO ROOF EDGE ALONG NORTH WEST ELEVATION TO FORM BOUNDARY GUTTER AGAINST PROPOSED FIRST FLOOR EXTENSION SOUTH EAST FACING EXTERNAL WALL AT ROEFIELD LEISURE CENTRE, EDISFORD ROAD, CLITHEROE 

	PARISH COUNCIL:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the owner of a nearby residential property who considers the height of the extension to be inappropriate for its location close to a Listed Building within a residential area.  When combined with the recent planning permission for an extension and a detached building at the adjoining Roefield Care Home, this is too much and too tall for the land available.



	
	A letter has been received from an architect acting for the owner of the adjoining (currently vacant) care home, which is also a Listed Building.  The letter contains the following observations and objections:



	
	1.
	The application description fails to mention a two storey construction to enclose a staircase at the north west corner of the site.  



	
	2.
	The profiled steel clad south elevation of the proposed first floor extension will be viewed above the natural slate roof of the stone walled Listed barn.  This would clearly have a detrimental impact on the appearance and setting of that Listed Building.



	
	3.
	The existing single storey building is within 1m of the boundary with the Roefield Care Home.  Part of this boundary is screened by semi mature Leylandii trees on the care home side of the boundary but with branches overhanging the application site.  There is also a Walnut tree in the care home grounds and within 5m of the boundary with the application site, also with branches which overhang the site.  The application does not contain any details of how the development will affect these trees or any indication as to the requirement to remove overhanging branches or the effects of construction on the protected tree.  



	
	4.
	Some of the boundary is marked by a fence with no screening value, and the proposal makes no attempt to reduce the impact of the development within the application site.  



	
	5.
	Whilst not a planning issue, the ability to build the proposal must be in question due to the constrained nature of the site, the proximity of trees on adjoining land, damage to root structures/canopy and the ability to undertake cranage of building components.   


Proposal

The proposal comprises four elements as follows:

1.
The extension of the existing reception area and the alteration of its roof from an apex with a front facing gable to a shallow mono pitch.  The walls of the extension would be natural stone to match the exiting barn and the roof would be insulated twin skin colour coated steel cladding.

2.
An extension above an existing flat roofed single storey part of the building at the rear of the barn to form additional facilities including a crèche, an aerobics area, relaxation/viewing area and a centre manager’s office.  This would be in the form of an extension to the main sports hall part of the building with matching cladding to the walls and roof, although it would extend further forwards up to the rear wall of the barn.  The maximum height of this extension would be the same as the height of the sports hall.  

3.
A small two storey extension behind the existing flat roofed part of the building (which is to be extended above) to enclose an emergency escape staircase from the proposed new first floor accommodation.  This would be constructed using the same external materials as those used on the first floor extension to which it would be attached. 

4.
The replacement of the existing timber doors in the front of the barn with a new hardwood infill frame comprising a double glazed central section with semi obscured glass with timber panels on each side.  

In addition to these extensions and alterations, internal alterations and improvements would also be carried out as part of the overall development.

Site Location

The existing Roefield Leisure Centre on the north side of Edisford Road adjoined to the west by the presently vacant Roefield Care Home, to the north by a residential property and to the east by Ribblesdale Pool.  The stone barn within the site, which is used as a fitness gym is a Grade II Listed Building which forms a group with the adjoining Grade II Listed Roefield Care Home.

Relevant History

3/1989/0960/P – Leisure centre building.  Approved with conditions.

3/1997/0624/P – Comprehensive scheme of extensions and alterations to existing facilities at Roefield Leisure Centre, Ribblesdale Pool and the Clitheroe Tennis Centre.  Approved with conditions but not implemented. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV13 - Landscape Protection.

Policy ENV19 - Listed Buildings.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

The main considerations in the determination of the planning application are the impact of the proposed extensions on the character and setting of the Listed barn and upon the adjoining Roefield Care Home; and upon the visual amenity provided by existing trees close to the proposed development, one of which is covered by a Tree Preservation Order.  The physical works to the barn itself, and also the effects of the development upon its character and setting are also relevant to the consideration of the application for Listed Building Consent.

The setting of the barn is affected by both the single storey extension to the reception area and by the first floor level extension.  

The existing reception area is a predominantly glazed structure with a blue painted front facing gable.  The proposed extension will be in stone to match the barn, and its new shallow mono pitched roof would better respect the roof slope of the barn than the existing front facing gable.  This element of the application is considered to be acceptable with respect to its effects on the setting of the barn.  This part of the proposal has no implications in respect of trees or the effects on the other Listed Building which adjoins the site.

The main effect upon the setting of both Listed Buildings, however, relates to the proposed extension which is predominantly at first floor level, but also contains a two storey element at the rear.  The majority of the walls and the roof of this extension are to be steel cladding to match the existing sports hall.  The main effect on the barn is the view from the front. As originally submitted, the curved eaves of the front elevation of the extension would have been 0.5m to 1m higher than the apex of the barn roof, at a point immediately above the back wall of the barn.  The apex of the extension would be approximately 2.7m higher than the apex of the barn (ie the same height as the existing sports hall) but this would be approximately 20m behind the apex of the barn roof.  As such, (even as originally submitted) the extension would not have been visible from viewpoints directly in front of the barn until a considerable way into the car park on the opposite side of Edisford Road.  It is not only views from public vantage points, however, which are relevant to this particular consideration.  Views from within the site and from the adjoining care home are also relevant.

There were concerns that the extension in its originally proposed form would have had an adverse impact upon the setting of the Listed barn.  Amended plans, however, have been received in which the lift has been moved to reduce the bulk of the extension where it attaches to the barn; and the profile of the existing sports hall has been carried through to the new gable, but the height of the link between the sports hall profile and the barn has been reduced. The link section is now lower than the level of the apex of the barn roof. The end wall of the link section (above the single storey reception) is now also to be in stone, and an originally proposed large window in that elevation has been reduced in size. Overall, as amended, the proposal is much more sympathetic to the setting of the barn, and is considered to be acceptable in this respect.

There are no particular concerns about the effects of the extensions on the setting of the adjoining Listed care home building.

With regards to the effects on the trees (which are all within the grounds of the care home, but which have branches overhanging the site in the vicinity of the proposed extension) the Countryside Officer comments that the protected Walnut tree will need a minimum root protection zone of 7m within which no excavations or changes in ground levels should take place, and that any overhanging branches materially affected by the proposed development can only be removed following prior written consent, and any such tree surgery/pruning shall be in accordance with BS3998 for tree work.  In relation to the row of Leylandii trees, the Countryside Officer comments that these are not covered by a TPO, but that they still need appropriate protection from the development.  He adds that any overhanging branches affected by the development cannot be removed without prior consent and must be done in a way which does not adversely affect the screening value of the trees or their stability.  Subject to a condition to cover all of these requirements, the Countryside Officer has no objections to the planning application.  

The actual physical works to the barn comprise the alterations to the existing door on the front elevation (as previously described) and minor modification to the roof edge along the north west elevation to form a boundary gutter against the proposed first floor extension south east facing external wall. As amended, the effects of these physical works on the character of the barn are considered to be acceptable.

Overall, as amended, I consider the proposal to be acceptable with regards to all relevant considerations.  I recommend accordingly that both applications be approved subject to appropriate conditions.

SUMMARY OF REASONS FOR APPROVAL

The proposal will have no seriously detrimental effects upon the character or setting of the adjoining Listed Buildings, the trees adjoining the site, visual amenity of the amenities of nearby residents.

RECOMMENDATION 1:  3/2008/0114/P – That planning permission be granted subject to the following conditions:

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the (insert date).


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

2.
Prior to the commencement of any site works a tree protection monitoring procedure – including a timescale for site visits and remedial tree works shall be agreed in writing with the Local Planning Authority.


Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services, the Walnut tree (T4 of the 1972 Roefield Tree Preservation Order) shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice.  


This protection shall include a minimum root protection zone of 7m within which no excavations or changes in ground levels shall take place which 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 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 (to either the Walnut tree or the Leylandii trees which are affected by the proposed development) 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 a tree affected by development and included in a Tree Preservation Order, and other trees considered to be of visual amenity value are afforded maximum physical protection from the adverse affects of development, and in order to comply with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan.

3.
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.

RECOMMENDATION 2:  3/2008/0232/P – That listed building consent be granted subject to the following conditions:

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.

APPLICATION NO:
3/2008/0123/P
(GRID REF: SD 374237 441467)

PROPOSED BRINGING BACK INTO USE A LIVING DWELLING.  REPLACE WINDOWS TO FRONT ELEVATIONS ‘SASH’.  INSTALLATION OF TWO BATHROOMS.  REPLACE FRONT DOOR.  RENOVATIONS TO ALL ROOMS AT 58 MOOR LANE, CLITHEROE 

	PARISH COUNCIL:
	No comments received.

	
	
	

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

	
	

	HISTORIC AMENITY SOCIETIES:
	Consulted, no representations received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Letter received from residents of Grove House, Woone Lane advising of full support for the renovation.  However, they have concerns in respect to parking.  If a house share is proposed, this could result in 4 extra cars – already a large number of vehicles outside 58 and 60 Moor Lane.  Also, what measures will be put in place to ensure that Grove House and Holmes Cottage residents continue to have access to their land?


Proposal

It is proposed to refurbish the dwelling.  Works include new sash windows to replace existing unauthorised ‘mock sash’ windows at the front elevation, a like for like replacement to the existing front door, installation of bathrooms including drainage and provision of a new door opening at first floor, a new ceiling to the second floor in plasterboard and skim, lime plaster patching of interior walls and a re-rendering of the rear elevation.  

Site Location

Nos 56 – 60 (even) Moor Lane is a Grade II listed, three storey, three unit terrace of the early – mid 19th century.  The list description suggests the front door to be modern but recent part removal of casings suggests the door to be historic.  

In April 2007 Nos 56 – 60 Moor Lane were included within an extension to Clitheroe Conservation Area.  The terrace is prominently sited at the southern ‘gateway’ to the historic core of Clitheroe.  

Relevant History

3/79/0563 – Listed building consent granted in May 1979 for alterations to 58/60 Moor Lane to form one dwelling.

3/87/0471 – Planning permission granted for the change of use of the ground and first floor of 58 and 60 Moor Lane to retail.

3/88/0317 – Planning permission granted on appeal for a change of use of 58 and 60 Moor Lane to a wine bar.

3/94/0289 & 0308 – Planning permission and listed building consent granted for the change of use of the ground floor of 58 and 60 Moor Lane to two shops, and alterations and renovations.

3/2006/1038 – Appeal dismissed in October 2007 in respect of a listed building consent application for internal and external renovation works to 58 Moor Lane.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

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

Policy ENV19 - Listed Buildings (Settings).

Policy ENV16 - Development Within Conservation Areas.

Joint Lancashire Structure Plan Policy 21.

Environmental, AONB, Human Rights and Other Issues

The main considerations in the determination of this application are the impacts of work upon the character, including fabric and features of the listed building and its setting.  

Renovation proposals have been significantly revised in the light of Borough Council and Planning Inspector concerns expressed at appeal.  In my opinion the works now proposed have an acceptable impact upon the character and setting of the listed building.  Whilst the application contains little detail of the proposed front elevation sash windows I am satisfied with the applicant’s commitment to produce replicas of the original windows particularly as one of the original windows is in storage and can provide a guide to restoration.  

In respect to the highway concerns of nearby residents, I note that whilst the Planning (Listed Buildings and Conservation Areas) Act 1990 and Planning Policy Guidance Note 15 ‘Planning and the Historic Environment’ suggests what should be given prime consideration in a listed building consent application, they do not clarify what should not be considered.  However, in my opinion this issue is marginal and not significant in the determination of this application.  

SUMMARY OF REASONS FOR APPROVAL

The proposal has an acceptable impact upon the character and setting of the listed building.

RECOMMENDATION: That Listed Building Consent be granted subject to the following conditions:

1.
This permission shall be implemented in accordance with the proposal as amended by letter received on the 11 March 2008 confirming that new windows are to be replicas of the originals.

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

2.
Precise specifications of proposed windows and door 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 building.

3.
The windows and door shall be painted within one month of their insertion and retained as such in perpetuity.


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

4.
Precise specifications of window and door paint colour shall have been submitted to and approved by the Local Planning Authority before use in the proposed works.

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

5.
Precise specifications of proposed rear elevation re-rendering shall have been submitted to and approved by the Local Planning Authority before its use in the proposed works.

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

6.
Precise specifications of the form and finish of the proposed internal wall opening at second floor shall have been submitted to and approved by the Local Planning Authority before its use in the proposed works.

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

7.
Notwithstanding the proposed cleaning and sealing of existing ground floor flags this element of the works shall only be undertaken following the submission and approval of further details and a justification for the works by the Local Planning Authority.

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

APPLICATION NO:
3/2008/0135/P
(GRID REF: SD 370222 433791)

DEMOLITION OF EXISTING GARAGE, ERECTION OF SINGLE STOREY EXTENSION TO INCLUDE NEW GARAGE, AND FORMATION OF HABITABLE ROOM IN LOFT AND INTERNAL ALTERATIONS AT 1 SPRINGDALE ROAD, LANGHO.

	PARISH COUNCIL:
	No observations received.

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

· Loss of light into neighbouring property.


Proposal

Consent is sought to demolish the existing garage and construct a single storey ‘L-shaped’ extension to wrap round the side and rear of the property of approx. dimensions 13.3m in length and 3.3m wide to the front elevation and 8.4m wide to the rear with a maximum height of 5m to the rear with a hipped roof.

Site Location

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

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

In terms of visual impact the scale, size and design of the proposed extension is appropriate and as it is single storey will not dominate the existing building. Materials to be used will match those of the existing property.

With regards to any adverse impact on residential amenity I note the remarks of a neighbouring resident who has expressed concern that the rear of their property will be overshadowed by the expanse of wall to the side elevation of the proposal and consequently lead to loss of light. Some loss of light may occur to the rear of their property however I do not consider this sufficient as to warrant refusal as the proposal is single storey, the hipped roof of the proposal will minimise any potential loss of light and there is a distance of approx. 3.5m between the side elevation of the proposal and the existing boundary fence thus again minimising any potential of loss of light.

Any issue of overlooking will be minimal as there are no windows in the side elevation of the proposal facing the rear of the neighbouring properties.

A bat survey was carried out and it was concluded that the loft space has not been used by bats of any species and that access for bats into it is not available. However it was recommended that prior to the commencement of work the area in which the extension is to adjoin the main property should be re-checked for bat droppings, any roof tiles to be removed should be done so with care and checks should be carried out to check the presence of bats.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 23 April 2008.


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.

2.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the North West side elevation of the proposal 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:
3/2008/0140/P
(GRID REF: SD 374512 437386)

PROPOSED NEW TOILET AND STORE AND FIRST FLOOR GARDEN ROOM AT THE FREEMASONS, WISWELL

	PARISH COUNCIL:
	No objections but comment that the additional facilities could aggravate the already difficult car parking situation in the centre of the village at nights and weekends.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has informally expressed no objection on the basis that the area of planting and benches to the south west of Vicarage Fold be removed from the scheme.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	12 letters of objection have been received to the originally proposed and subsequently amended drawings.  Members are referred to the file for full details which can summarised as follows:



	
	1.
	There are no corresponding plans to provide additional car parking, the pub does not have its own car park and customers park around the village.  There is no capacity for an increase in on street parking.



	
	2.
	The first floor extension would represent an invasion of privacy to surrounding properties.



	
	3.
	Increased noise pollution in a rural location brought about by increase in floor space, therefore more customers.



	
	4.
	Loss of light to rear of surrounding properties.



	
	5.
	The building is within the Conservation Area and canopies would be inappropriate and have a detrimental impact on the building and Conservation Area.



	
	6.
	The letter from the Parish Council should be rejected as it does not reflect the concerns of residents affected by the planned extension.  



	
	7.
	It should be conditioned that the revised window to the garden room be obscured by sandblasting and that it has a restriction on opening.



	
	8.
	The amended plans have done nothing to tackle loss of light, noise, overlooking and parking.


Proposal

This application proposes a number of works to a public house within Wiswell.  To the rear there is an existing two storey and single store pitched roof projection with courtyard areas to either side.  As part of this proposal these courtyard areas would be built over to provide toilet facilities and kitchen stores and these structures would be flat roofed to the height of approximately 2.5m.  There is also to be a first floor garden room over the newly formed ground floor works with this aspect having undergone numerous revisions since the original submission.  In its latest form it would project approximately 3.7m beyond the existing rear wall to take approximately 0.5m beyond the two storey projection already on site.  The amount of glazing has been substantially reduced to reflect the style of existing window openings with plans depicting the use of Pilkington opaque glass (sandblasted effect) with the top casement being top hung with restrictors fitted to limit their degree of opening.  The roof profile of this extension is that of a catslide continuing the slope of the existing roof.

The remainder of external works are to the front of the building and comprise two fabric retractable canopies coloured dark green with the retention of the outdoor seating areas to the frontage interspersed with areas of planting.  Amendments have led to the deletion of the planting and seating areas to the opposite side of the Lane as well as one of the originally submitted canopies.

Site Location

The property is a public house set within the Conservation Area of Wiswell.  It is surrounded by residential development with Vicarage Fold, an unadopted road, running immediately in front of the premises.

Relevant History

None. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration in the determination of this application are the visual impact of the works, potential impact on surrounding residential amenity and highway safety.  

The scheme has been revised since the original submission in order to address concerns expressed by surrounding residents with regards to privacy.  It was the formation of the garden room at first floor which caused concern and as mentioned in the proposal section of this report, the amount of glazing has been significantly reduced.   In visual terms the elements of new build are to the rear of the property and involve two flat roof extensions and the first floor garden room.  Whilst the provision of flat roof extensions is not something which would ordinarily be welcomed within a Conservation Area, the specifics of this site lead me to conclude that in this instance they are acceptable.  The rear yard area of the pub is enclosed by high walls and thus from outside the confines of the site, the visual appearance in respect of this element will be the same as at present, ie the new roofs will be no higher than existing boundary walls.  The only visible element is the garden room which is designed to continue the slope of the pitch of the main roof and project approximately 3.7m beyond the existing building line.  It would have a solid side elevation and as revised is shown to have a traditional window opening not the full height glazing across its entire frontage originally shown.  Development in this part of the village is compact with limited views of the works possible from Chapel Fold.  However, I am of the opinion that this extension would not prove significantly detrimental to the visual characteristics of the Conservation Area.  

Next, regard should be had to potential impact on neighbouring amenity from these works.  The element of the scheme with the most potential to impact on neighbouring properties is the first floor garden room and there has already been reference made to amendments to this.  Not only has the area of glazing been significantly reduced, but it has been offered this be opaque glass with a restrictor on opening fitted.  The window will face towards an area where a number of rear garden areas meet.  In its originally submitted form, I am of the opinion that the works may have had an adverse impact on the amenities of surrounding residents.  However, the applicant has made revisions in order to address concerns over privacy and I am now satisfied that the detailing shown to the window opening would safeguard existing amenities.  I am thus satisfied there would be no significant detriment caused from this aspect of the scheme.  

Concern has also been expressed by objectors about the highway implications of this development and in particular the lack of parking.  The only additional customer floorspace being created is that associated with the garden room (the flat roof ground floor works being to improve existing toilet facilities and food preparation/freezer facilities).  I have informally discussed the concerns raised with the County Surveyor and he has commented that he would be unable to sustain an objection on highway safety grounds on the basis of the scale of the garden room.  Therefore, whilst acknowledging the concerns of local residents regarding parking in the village, there is no justifiable reason for refusal on this ground.  

Other comments raised relate to the appropriateness of canopies, potential light loss and noise.  In respect of the canopies, I have discussed this with the Council's Conservation Officer given the property is one identified as a building of townscape merit and Conservation Area Appraisals undertaken in 2007.  Whilst the canopies will have an effect on the building’s appearance their impact will, given the location of the pub, be very localised.  We have secured the removal of one of the originally proposed canopies and it is felt that the two now shown would not prove to be to the detriment of the visual characteristics of the Conservation Area.  With regards to noise I have discussed the potential for disturbance with one of the Council's Senior Environmental Health Officers who has advised that there should not be any significant detriment caused to existing amenities in this respect were this scheme to gain approval.  

In respect of potential light loss, I have taken this to be in relation to the first floor garden room.  Committee should be aware that there is already a two storey rear extension to these premises which extends across the rear of dwellings that front Old Back Lane and will already be having an impact on the amount of light which those properties and rear garden areas receive.  Whilst this scheme does involve a first floor projection and thus has the potential for light loss to neighbours, I do not consider that the works proposed would so significantly alter the existing situation so as to warrant an unfavourable recommendation.

Therefore, having carefully assessed all the above factors I am of the opinion that in its revised form, the scheme would not prove significantly detrimental to the Conservation Area, nearby residential amenity or highway safety.  I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor have an adverse visual impact on the building or upon the setting of the Conservation Area or be to the detriment of highway safety.

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 15 May and 3 June 2008 which detail revisions to the garden room (including more detailed elevational and sectional plans of the garden room window), removal of one of the canopies and planting beds/benches to the opposite side of Vicarage Fold.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments in the interests of residential amenity and highway safety.

2.
The extension hereby approved shall be constructed with its first floor garden room window obscure glazed, details of which shall be submitted to, and agreed in writing, by the Local Planning Authority before development commences; and also fitted with restrictors limiting the degree of opening of each top hung opening light to not more than 10 inches.  Thereafter it shall be maintained in that condition in perpetuity to the satisfaction of the Local Planning Authority.


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

3.
Before any works to implement this permission are commenced, details of any external alterations to the building, including any flue to dispose of fumes from the cooking process and precise details of any air filtration and extraction systems shall be submitted to and approved by the local planning authority.  They shall thereafter be installed and be operative in accordance with the details so approved prior to the reopening of the business.


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

NOTE(S)

1.
The applicant is advised to contact the Council's Environmental Health Section at an early stage to discuss the requirements of the current food and safety legislation.  The catering facilities in particular must comply with Regulation (EC) 852/2004.

2.
Should bats be found or suspected during construction activities, work should cease immediately until further advice has been sought from Natural England and/or the Bat Conservation Trust.

RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPLICATION NO:
3/2008/0199/P
(GRID REF: 375201, 442131SD) 

PROPOSED EXTENSION OF EXISTING INDUSTRIAL UNIT AND FENCE TO BOUNDARY AT CLITHEROE LIGHT ENGINEERING, UNITS A-C UPBROOKS INDUSTRIAL ESTATE, CLITHEROE

	PARISH COUNCIL:
	The Town Council suggests that further development is likely to increase noise levels.  They therefore recommend that better sound proofing is provided and the Environmental Health department carry out noise monitoring tests.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I have no objections in principle to this proposal on road safety grounds.  The height and location of the fence do not obstruct or in any other way interfere with driver visibility when emerging from Up Brooks or intervisibility with regard to pedestrians on the adjacent footway.

	
	
	

	ENVIRONMENTAL HEALTH:
	The Environmental Health Officer has no objections to this proposal.

The noise issue brought up by the neighbours’ objection was investigated in 2007 and related to the extraction fan located approximately mid way along the rear of the property.  The application does not appear to indicate any increase in manufacturing activity; therefore the Environmental Health Officer does not anticipate any increase in the noise levels emitted from the factory due to this development.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received, one supporting the proposal, the other objecting to the proposed works.

The neighbour against the proposal objects for the following reasons:

· The neighbours have previously had to involve the Environmental Health department on a noise issue coming from the premises.

· They leave the back door open with loud music being played.

· The development would interfere with the neighbours trees.

· Trees have been cut down to allow this development.

	
	· Reference is made to the objectors’ previous dealings with the planning department and questions the decision reached.

The neighbour who has written in to support the application commends the company for their desire to make improvements to the area around the factory.  This neighbour has also spoken to the Street Services Engineer, Graham Jagger, about the problem of fly tipping on the area adjacent to the road.


Proposal

Permission is sought for an extension to the existing industrial units and for the erection of a palisade security fence around the boundary of the site.  

The proposal has stemmed from discussions with the Environment Agency.  Currently hazardous waste materials are stored outside.  To prevent pollution the Environment Agency has written to the applicants recommending that containers are stored in a ‘sealed, bunded area or on suitable drip trays’ to prevent spillage of runoff.  

The proposed building has approximate external dimensions of 12.2m x 17.8m and will match the existing building.  The building has an eaves height of 4.4m and a ridge height of 5.3m.  If planning permission is approved the applicants are proposing to re roof and re clad the whole building.  

The boundary fencing proposed will be 1.8m high and will have a galvanised finish.  The fence will be positioned around the perimeter of the estate and will seek to eliminate the problem of fly tipping.  The applicant’s recognise that the fence will have a visual impact and are willing to meet any conditions regarding landscaping should the application be approved.

Site Location

The site is located in a prominent position within the Clitheroe main settlement boundary, as defined by the Districtwide Local Plan, on the eastern side of the staggered junction of Up Brooks with Lincoln Way.

Relevant History

3/1978/0215/P – Proposed factory building comprising four workshop units. Approved.

Relevant Policies

Policy G1 – Development Control

Policy G2 – Settlement Strategy

Policy EMP7 - Extensions/Expansions of Existing Firms

Environmental, AONB, Human Rights and Other Issues

Clitheroe Light Engineering has been on the Up Brooks Industrial Estate since 1981 and according to the applicants is the UK’s leading manufacturer of Integrated Hydraulic Manifolds.  They purchased the estate in January 2008 after renting it for 25 years.  As a result the applicants see this as an opportunity to tidy up the estate and move their business forwards.

With regard to the principle of the works, Policy EMP7 of the Districtwide Local Plan allows for the expansion of existing firms providing no significant environmental problems are caused.  Therefore, the proposed works comply with policy.  Therefore, matters for consideration are the visual impact of the proposal, highway safety, and the potential impact on neighbouring residential amenity.

In terms of the visual impact of the works, the proposed building will match that of the industrial units in terms of size, height and materials.  The extension will therefore be in keeping with the existing industrial units.  The extension will be used to store all the equipment that is currently stored in the yard.  The extension will be built on the elevation nearest to the highway, however, I do not consider that the proposed extension will be detrimental to the visual amenity of the area.

In relation to the visual impact of the fence, being 1.8m in height the fence would have some visual impact on the area, however, with sufficient landscaping and tree planting, I believe this impact would be considerably lessened.   The original application approving the industrial estate 3/1978/0215 included extensive landscaping to the area nearest the junction of Up Brooks with Lincoln Way.  This landscaping no longer exists on site; therefore I see it as reasonable to ask for suitable screening to the boundary fronting both highways. 

With regards to highway safety, the Highways Engineer has no objections to the proposed works as the height and location of the fence do not obstruct or interfere with driver visibility when emerging from Up Brooks or leaving the industrial estate. 

Finally, I note the neighbour’s objections regarding the issue of noise, the disturbance of trees and their own unsuccessful planning application.  The Environmental Health department do not anticipate any increase in noise level as the extension appears solely for storage purposes; therefore I am happy that this issue has been addressed.  With regard to the issue of trees, this is a civil matter between the two parties and is not a matter to be considered in the determination of this application.  Furthermore, the applicants own experience with the planning system has no relevance to this application also.

Therefore, having carefully considered all the above, I am of the opinion that the proposal outlined would not have a significantly detrimental impact on residential or visual amenity nor would it be to the detriment of highway safety.  I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1. 
Precise specifications or samples of the fencing to be used including their colour shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


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

2.
No materials or equipment shall be stored on the site outside the building except for waste materials contained within bins for periodic removal unless otherwise agreed in writing.


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

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

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

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

APPLICATION NO: 3/2008/0260/P
(GRID REF: SD 373509 437596)

PROPOSED: ONE SET OF 400MM HIGH INTERNALLY ILLUMINATED LETTERS READING ‘THE EAGLE AT BARROW’, TWO SINGLE SIDED POST SIGN PANELS MOUNTED ONTO TWIN TIMBER POSTS ILLUMINATED BY GROUND MOUNTED SPOTLIGHTS, ONE SET OF INDIVIDUAL LETTERS FITTING INTO TRIANGULAR SHAPED STONE APEX AREA AND ONE DOUBLE SIDED FULLY ILLUSTRATED PICTORIAL POST SIGN FIXED ONTO A TIMBER POST WITH TROUGH LIGHT ILLUMINATION AND HALO ILLUMINATION TO THE EAGLE MOTIF AT THE EAGLE AT BARROW, CLITHEROE ROAD, WHALLEY

	PARISH COUNCIL:
	The Parish Council object as the illuminated sign is not in keeping with the rural situation.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

The application seeks advertisement consent for the following signs:

1.
A set of 400mm high internally illuminated letters reading ‘The Eagle at Barrow’ to be affixed to the gable end of the building which faces the road.

2.
Two single sided post signs measuring 1.2m x 0.9m mounted onto twin timber posts and to be positioned at either side of the car park entrance.  These would each contain the words ‘The Eagle at Barrow’ and would be illuminated by ground mounted spotlights.

3.
One set of individual letters reading ‘The Eagle at Barrow’ fitted on to the stone gable of the entrance porch.

4.
A double sided pictorial post sign measuring 1.2m x 1.5m fixed onto a timber post.  This would again contain the name of the premises and an eagle motif, and would be illuminated by a trough light and halo illumination to the motif.

5.
Five spotlights fitted at ground floor eaves level to illuminate the main roof slope of the building which faces the car park.

6.
Three spotlights fitted at eaves level on the single storey side extension to illuminate the upper part of the gable elevation of the building which faces the road.

Site Location

The application relates to the former Spread Eagle public house on the west side of Clitheroe Road, opposite Whalley Industrial Park and the petrol filling station.  There is a former farmhouse and residential barn conversion to the rear of the public house and further dwellings fronting the road to the north of the site.

Relevant History

3/2004/1011/P – Two storey extension on the south elevation.  Refused.

3/2005/0066/P – Two storey side extension on the south elevation (resubmission).  Approved.

3/2007/0006/P – Extensions to restaurant and kitchen on the south elevation, and access alterations.  Approved.

3/2007/0427/P – Amendments to permission 3/2007/0006/P.  Approved.

3/2007/0869/P – Extension to form dry goods storage area.  Approved.

3/2007/0926/P – Small extension to kitchen on rear (west) elevation.  Approved.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

This property is currently undergoing a major scheme of extensions and alterations in accordance with a number of previous planning permissions.  This application seeks advertisement consent for a scheme of signage for the new business.

I consider the proposed traditional post mounted hanging sign with external and halo illumination to be appropriate and acceptable.  I consider the two low level signs on either side of the car park entrance to be appropriate as a means of identifying the position of the access to drivers.  Again, I consider the size, content, materials of construction and means of illumination (ie ground mounted spotlights) to be acceptable.  The non-illuminated individual letters name sign above the entrance porch will identify the pedestrian entrance into the building and, in my opinion, is unobtrusive and acceptable.

The only internally illuminated sign is the individual letters name sign on the gable of the building which faces the road.  This sign would face the industrial park and petrol filling station and, in my opinion, the size and type of letters are such that it will not appear as over prominent or incongruous within the context of this building as extended and altered.

Given the size and design of this building and its function as a restaurant, I do not consider the proposed external lighting of its two main elevations to be inappropriate or detrimental to visual amenity.

Overall, for a commercial premises of this type, size and purpose, I do not consider the proposed scheme of signage and external illumination of the building to be excessive, inappropriate or detrimental to the appearance of the locality or highways safety.

SUMMARY OF REASONS FOR APPROVAL

The proposed signs and external illumination of the building would not be detrimental to visual amenity or highway safety.

RECOMMENDATION: That advertisement consent be granted subject to the following conditions:

1.
Any advertisement displayed, and any site used for the display of advertisements, shall be maintained in a clean and tidy condition to the reasonable satisfaction of the Local Planning Authority.


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

2.
Any structure or hoarding erected or used principally for the purpose of displaying advertisements shall be maintained in a safe condition.


REASON:  Required by the Town and Country Planning (Control of Advertisements) Regulations 1992.

3.
Where an advertisement is required under these Regulations to be removed, the removal shall be carried out to the reasonable satisfaction of the Local Planning Authority.


REASON:  Required by the Town and Country Planning (Control of Advertisements) Regulations 1992.

4.
No advertisement shall be sited or displayed so as to obscure, or hinder the ready interpretation of, any road traffic sign, railway signal or aids to navigation by water or air, or so as otherwise to render hazardous the use of any highway, railway, waterway or aerodrome (civil or military).


REASON:  Required by the Town and Country Planning (Control of Advertisements) Regulations 1992.

NOTE:


1.
For the avoidance of doubt, the applicant is advised that this is an Advertisement Consent and no planning permission is implied or granted for the use of a store room as a ‘sales area’ as indicated on submitted drawing number 2006/114/WD05 REV A.

APPLICATION NO:
3/2008/0270/P
(GRID REF: SD 366093 435472)

PROPOSED REPLACEMENT GARAGE, NEW VEHICLE ENTRANCE AND BALCONY TO EXISTING DWELLING AT PEAR TREE COTTAGE, BLACKBURN ROAD, RIBCHESTER, LANCASHIRE

	PARISH COUNCIL:
	Dutton Parish Council has considered this amended proposal, and the Council still object to the new layout. It is felt that a long length of wall replacing the existing hedge would take away from the rural nature of the surrounds creating a very long length of hard barrier with the existing houses around. The hedge is a more suitable boundary in rural areas and this is the last stretch of hedge in what the Council feel is a rural setting. The wall makes it suburban. The Council would therefore prefer that a hedge was retained or replanted either side of the new entrance.



	COUNTY SURVEYOR (LCC):
	I have no objections to the construction of the stone boundary wall as shown on the revised plan. The visibility splays achieved contribute to a safe means of access, with planting restricted to a maximum height of 1.0m within the splays and the gate set back 5.0m from the edge of carriageway.



	ADDITIONAL REPRESENTATIONS:
	There have been no letters of objection to the proposal.


Proposal

The application seeks permission for the creation of a new vehicular entrance to the site, the erection of a new boundary wall with planting either side of the entrance, the erection of a replacement garage and the creation of a balcony on the rear elevation of the property.

Site Location

The site is located on Blackburn Road, leading into village of Ribchester, on land designated as open countryside as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/1983/0189/P - Single storey extension to the rear – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for the creation of a new vehicular entrance to the site, the erection of a new boundary wall with planting either side of the entrance, the erection of a replacement garage and the creation of a balcony on the rear elevation of the property. The proposal necessitates the demolition of an existing garage building and the removal of the roadside hedgerow.

The main issues to consider with this proposal are the visual impact of the proposed new wall and garage in terms of the change of design, scale and massing, the visual impact of the replacement of the existing hedge with a 1.8m high wall, any potential impact on the residential amenity of the adjacent neighbouring properties and the impact of the proposal on highway safety.

Pear Tree Cottage was built in 1770 and fronts the main road linking Ribchester to Blackburn, in the area of Little Town. With regards to the visual impact of the proposal, the garage, wall and new vehicular entrance have been designed to blend in with the stonework of the original house, create a safe new entrance for access to and from the site and to create a safe physical barrier between the busy road and his garden area. Dutton Parish Council have objected to his portion of the proposal in that they consider a long length of wall replacing the existing hedge would take away from the rural nature of the surrounds creating a very long length of hard barrier with the existing houses around. The hedge is a more suitable boundary in rural areas and this is the last stretch of hedge in what the Council feel is a rural setting. The agent notes that the majority of the properties along this stretch of highway benefits from a stone wall to their roadside boundary, which I concur with, and following the submission of amended plans showing the sections of the wall being broken up with structured planting surrounding the vehicular entrance and visibility splay it is considered that the redesigned proposed wall will create an acceptable feature in the rural street scene, which will not be to the detriment of the visual amenity of the open countryside, in accordance with Policy ENV3.

In regards to any potential impact on the residential amenity of the occupiers of the adjacent property, Rose Cottage, by virtue of the proposed balcony to the rear elevation of the property. The new balcony window will be approx. 1m from the boundary with Rose Cottage, and will measure approx. 3m in width and will project by approx. 1m from the rear elevation of the property. Bearing in mind the dense boundary treatments on this boundary of the property, and the angle of the window in relationship with the neighbours rear garden area, it is considered that the proposed balcony will have no significantly detrimental impact on the amenity of the neighbours by reason of overlooking or loss of privacy.

Finally, with regards to the proposal from a highway safety point of view, the County Surveyor at LCC has no objections to this proposal from a highway safety point of view, as the visibility splays achieved contribute to a safe means of access, with planting restricted to a maximum height of 1.0m within the splays and the gate set back 5.0m from the edge of carriageway. Therefore, bearing in mind the above comments and whilst I am mindful of the points of objection from Parish Council, I consider the scheme to comply with the relevant policies, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.
RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

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


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

2.
Before the access is used for vehicular purposes, any gateposts erected at the access shall be positioned 5m behind the nearside edge of the carriageway and visibility splay fences or walls shall be erected from the gateposts to the existing highway boundary, such splays to be not less than 45o to the centre line of the access.  The gates shall open away from the highway.  Should the access remain ungated 45o splays shall be provided between the highway boundary and points on either side of the drive measured 5m back from the nearside edge of the carriageway.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to permit vehicles to pull clear of the carriageway when entering the site and to assist visibility.

3.
Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995 there shall not at any time in connection with the development hereby permitted, be erected or planted, or allowed to remain upon the land hereinafter defined, any building, wall, fence, hedge, tree, shrub or other device.


The visibility splay to be the subject of this condition shall be constructed in accordance with the amended plans received on 9 May 2008 and shall be constructed and maintained at footway level in conjunction with the Highway Authority.


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

4.
The existing access shall be physically and permanently closed and the existing verge/footway and kerbing of the vehicular crossing shall be reinstated in accordance with the Lancashire County Council Specification for Construction of Estate Roads concurrent with the formation of the new access


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

5.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


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


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

6.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 13 May 2008.


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

APPLICATION NO:
3/2008/0276/P
(GRID REF: SD 365067 430690)

REAR FIRST FLOOR EXTENSION AT 5 CHURCH CLOSE, MELLOR

	PARISH COUNCIL:
	No Objections.

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

· Overlooking into neighbouring property and garden


Proposal

Consent is sought to construct a single storey rear extension above the existing single storey rear extension of approx. dimensions 4.5m x 3.2m x 6.1m in height with a pitched roof. Materials to be used will match those of the existing property.

Site Location

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

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

In terms of visual impact the scale, size and design of the proposed extension is appropriate and as it is to the rear it would not be clearly visible in the wider locality and materials to be used will match those of the existing property.

With regards to any adverse impact on neighbouring amenity I note the concerns of a neighbouring resident that the proposed rear bedroom window will directly overlook into her first floor bedroom and garden. The guidance notes in the Council’s SPG “Extensions and Alterations to Dwellings” advocates that any window to a habitable room at first floor level should be a minimum distance of 21 metres from any such facing windows in neighbouring houses. The distance between the window at first floor of the proposal and that of the window at first floor level of the cottage is approx. 27 metres, thus this adheres to the Council’s guidance notes. Whilst some overlooking may occur in view of the above comments I do not consider this to be significant as to warrant refusal. 

With regards to the potential impact of the proposal upon properties either side of the proposal this would be minimal as any views from the side window of the proposal into the garden of neighbouring property No. 3 Church Lane would be at an oblique angle and there is sufficient distance between the proposal and the garden. The proposal would not contribute to any loss of light to property No. 7 Church Lane as there is an existing single storey garage to the side of the property and therefore is sufficient distance from the proposal at first floor to the main house of No. 7.

A bat survey was carried out and it was concluded that the proposed building operations are unlikely to cause any disturbance to bats or result in the loss of a bat roost or cause injury or death of a European Protected Species.

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

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO: 3/2008/0284/P
(GRID REF: SD 377522 433601)

PROPOSED OUTLINE APPLICATION FOR INDUSTRIAL DEVELOPMENT USE CLASSES B1 TO B2 AND B8 ON 0.5833 HECTARES, RESUBMISSION AT LAND ADJACENT TO SIMONSTONE LANE, TIME TECHNOLOGY PARK, BLACKBURN ROAD, SIMONSTONE

	PARISH COUNCIL:
	Have submitted a very detailed objection to the development.  Members are referred to the file for full details which can be summarised as follows:



	
	1.
	The proposal encroaches directly into the greenbelt as it relates to the linear greenbelt which was a former railway track.



	
	2.
	If approved, it would leave the area with inferior protection and it would create a precedent for future applications.



	
	3.
	The disused railway is protected by Policy T5 of the Districtwide Local Plan.  Whilst plans for the by-pass have been abandoned, the line is included in the Government’s National Cycle Network.



	
	4.
	Policy ENV4 – this safeguards the surrounding countryside from further encroachment and as this site is adjacent to greenbelt permission for development should be refused because the railway has a raised profile and vegetation forms a valuable screen both visually and for shielding noise emanating from the existing business park.



	
	5.
	There are other vacant sites ready for development and thus an argument of shortage of sites for industrial development cannot be sustained.



	
	6.
	Policy G1 (J) development should not damage SSSI’s, County Heritage sites, local nature reserves, or other sites of nature conservation importance.  Whilst the railway is not a recognised nature reserve, it is a much valued local nature resource and serves a valuable conduit for both the flora and fauna and should be protected from intrusive development.



	
	7.
	The possible urban building as suggested would increase considerably the contour of the building line visible above the existing embankment and be an offensive detraction to the rural approaches to Ribble Valley when viewed from the south.



	
	8.
	The proposed fence at the top of the embankment would create a visual detraction and impediment to users as of the track.



	
	9.
	Reference to objections made by members of the public at a Parish Council meeting that need to be taken into account.



	COUNTY PLANNING OFFICER:
	Considers that the proposed development conforms to strategic planning policy subject to the comments below:



	
	1.
	Policy 1b of the JLSP directs there should be high accessibility for all by walking, cycling and public transport.  The proposed development has a low accessibility score.



	
	2.
	Policy 5 of the JLSP supports rural and urban regeneration by providing for local employment opportunities that maintain, or strengthen and diversify the local economy.  Your Council must be satisfied that the proposed development will provide for local employment opportunities.



	
	3.
	Policy 6 of the JLSP requires that the general extent of greenbelts in Lancashire will be maintained.  The western end of the proposed development appears to lie within greenbelt.  I do not consider that this would materially affect the general extent of the greenbelt.  It should be noted that the majority of the proposed development lies outside but is close to greenbelt.  As it would be readily seen from the greenbelt it is suggested that a condition be imposed for a scheme of landscaping to minimise the visual impact of the development on greenbelt.



	
	4.
	Policy 14 of the JLSP states that provision should be made for 25 hectare of business and industrial land (B1-B8 uses) in Ribble Valley between 2001 to 2016.  From my records I calculate that the take up of business and industrial land was 5 hectares between 1 April 2001 and 31 March 2006.



	
	5.
	Parking, the number of spaces meets standards set out in the adopted JLSP parking standards.



	
	6.
	Detailed observations have been submitted on landscape assessment concluding that it is not considered a scheme to erect more industrial units would have a significant impact on the landscape character of the area.  This is stated with a proviso that the existing trees are retained and incorporated into the scheme.



	
	7.
	In respect of the schemes impact on REMADE it is supported in its revised form which allows for the provision of the greenway to the rear of the site.  It is recommended however that a direct link from the greenway into the development is created to encourage people to access the site by sustainable forms of transport.



	
	8.
	Planning obligations – It is recommended that a commuted sum be sought from the developer totalling £21,250.  This would be for a 50% contribution towards construction of the section of the greenway to the rear of the development site (totalling £11,250).  The total figure of £21,250 also includes a contribution of £10,000 towards a crossing required across Simonstone Lane either at ground level or via a new bridge.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The size of the development, in excess of 500m2, requires the provision of an agreed travel plan with realistic and enforceable targets in order to minimise the impact of staff parking and encourage non-car journeys.  On the basis of a condition being imposed requiring the submission of such a travel plan raises no objections to the development.



	COUNTY ARCHAEOLOGY:
	No archaeological comments to make.



	HEALTH & SAFETY EXECUTIVE:
	HSE does not advise on safety grounds against the granting of planning permission in this case.



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



	
	1.
	Access should not be permitted onto Simonstone Lane.



	
	2.
	Question the need to develop here when there is a predominantly empty site on the other side of the road.



	
	3.
	Increase in noise and other possible pollution eg light, fumes etc.



	
	4.
	Environmental impact to existing wildlife on what is partially greenbelt.



	
	5.
	The units are partly on the railway line which has been earmarked as a cycleway.



	
	6.
	The units would be an eyesore at 6.5m to 8m in height.



	
	7.
	This development will increase demand for parking and reduce the parking capacity of the overall site – the car park subject to this application was designed to take overflow parking of staff vehicles to relieve on-street parking on Simonstone Lane.



	
	8.
	Allowing further creeping development along the boundaries of greenbelt will diminish its effectiveness.



	
	9.
	It is unfair to allow further business development to encroach onto residential properties – Railway Terrace would suffer the most.



	
	10.
	The area is being turned from a residential greenbelt area to an industrial area.



	
	11.
	This would totally isolate Railway Terrace from the rest of the residential area of the lane.



	
	12.
	Reference to the racecourse development and impact which these developments would have on the rain plains ie more concrete on them.



	
	13.
	Increase in traffic at Shuttleworth Meade.



	
	14.
	Only 60 new jobs cannot justify the devastation of the railway and possible incursion into greenbelt.


Proposal

This is an outline application for industrial development within use classes B1, B2 and B8.  It is matters of siting and means of access which are being applied for at this stage.  In terms of siting the units (9 in total creating approximately 1769m2 of floor space) would be in a single linear building set approximately 8m to the south of the bottom of the banking to the former dismantled railway line.  A new vehicular and pedestrian access would be formed from the existing internal road layout which serves the remainder of the complex of buildings on this overall site.  Therefore access into this site would be from Blackburn Road utilising the existing main gated access.  Whilst the design, external appearance and landscaping are not being applied for at this stage, applicants now have to give an indication of the scale of the development which in this case describes the unit as approximately 6.5m to eaves with a ridge height not exceeding 8m with a footprint of approximately 88m x 20m.

Site Location

The site lies to the south of the former dismantled railway line to the east of Simonstone Lane.  To its immediate south is an overspill gravel surfaced car park for the overall industrial complex of buildings with the residential terrace of Railway Terrace beyond this.  In terms of how this land is classed in the Districtwide Local Plan, the Time Technology site and former Phillips site are taken out of the greenbelt which surrounds them.  The land occupied by the coal yard to the north of the former railway line is also taken out of the greenbelt.  A small section of the site on the western extreme is shown as greenbelt on the Districtwide Local Plan inset map.

Relevant History

3/07/0474/P – Outline application for industrial development uses B1, B2 and B8.  Withdrawn.

3/98/0443/P – New car park for 145 cars with security lighting and CCTV.  Approved with conditions 10 September 1998.

Relevant Policies

Policy G1 - Development Control.

Policy ENV4 - Green Belt.

Policy 1 –  General Policy Joint Lancashire Structure Plan.

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

Policy 6 – Green Belts Joint Lancashire Structure Plan.

Policy 14 – Business and Industrial Land Provision Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration are the principal of development, its potential effects on visual and residential amenity and highway safety.

With regard to the principal of development, the site is partially on land that has been taken out of the greenbelt in the Districtwide Local Plan and Members may recall a paper presented to them on 27 November 2007 concerning the extent of greenbelt in the borough as part of the LDF evidence base.  Historically there was to be a Read/Simonstone by-pass along the route of the dismantled railway and the overlay of that and the greenbelt in this part of the borough need revision in light of its abandonment.  The conclusion reached in that piece of work was that the exact boundary definition should be revised to remedy a minor drafting error in the Districtwide Local Plan inset map so that it reverts back to the boundary of the greenbelt as defined in the Burnley District Local Plan dating from 1985.  Notwithstanding this, as the County Planning Officer notes, it is only the western end of the proposed development that is within the greenbelt as defined in the Districtwide Local Plan.  Given the limited nature of that incursion and the fact that the coal yard immediately to its north is taken out of the greenbelt, I do not consider that the scheme proposed would materially affect the extent of greenbelt in this area.

Policy 5 of the JLSP concerns itself with development outside urban areas with the County Planning Officer commenting that the Borough Council must be satisfied that the proposed development will provide for local employment opportunities for the scheme to comply.  This development would provide for 10 office staff and 50 industrial staff which is a substantial number of jobs.  Whilst there is no guarantee that these 60 jobs will go to Ribble Valley residents, it provides an opportunity which does not exist at the moment and I consider this to be the important factor.  For this reason I conclude the scheme would meet the provisions of Policy 5 of the JLSP.

Reference has also been made to the low accessibility score of the development.  However the draft PPS4 (December 2007) which concerns itself with employment development states that:

“A site may be 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 only commenting that an agreed travel plan should be provided in order to minimise the impact of staff parking and encourage non–car journeys.  Committee are referred to comments from the County Planning Officer regarding a planning obligation in particular a commuted sum towards the costs of constructing the greenway to the rear of the site and a new crossing across Simonstone Lane.  They have also requested a direct link from the greenway into the site be provided and the applicant is agreeable to all these.  Therefore given that the greenway should encourage more sustainable modes of transport and that a travel plan to be agreed with LCC will investigate means of transport, I am satisfied that in principal the scheme put forward does accord with the most up to date planning policy.  The matters of principal and highway safety covered it is important to look at visual and residential amenity.

As stated previously this is an outline application with matters of siting and access applied for at this time.  There is a residential terrace set approximately 70m to the south of the proposed building beyond the existing car park and I have discussed the potential impact of this development in terms of noise with one of the Council’s Senior Environmental Health Officers.  He has commented that provided the resultant end users of the development do not add excessively to the existing acoustic levels, then the scheme should not have significant noise implications.  In order to achieve this a noise survey will need to be carried out with a possible need for acoustic measures to be incorporated into the final design of the scheme.  However at this outline stage he is satisfied with the details.  Objectors have also commented on pollution (again matters for consideration by the Council’s Environmental Health team) light and fumes.  There is an intervening stretch of land which serves as an illuminated car park and whilst there may be external lighting associated with the development, again at this outline stage, that is not available.  Should Committee be minded to approve the application, the applicant can be made aware that a reserved matters submission will require details of all external lighting.

The visual impact of this development is also of concern to objectors and the Parish Council alike.  The site’s northern boundary is formed by the former railway line and embankment with the land rising in a northerly direction.  No precise details of the external appearance of the building have been submitted given the status of this application but an indicative height of 8m to ridge has been provided.  Having regard to the scale of development surrounding this site I do not consider that a structure of this size would appear to the visual detriment of the area.

The Parish Council have raised an issue relating to nature conservation interests of the line of the former railway and that it should be protected.  We have recognised this which is why negotiations following the withdrawal of the previous scheme led to the building being sited 8m from the bottom of the banking in order that the biodiversity of the area would not be significantly compromised.  The siting now shown also affords the opportunity to seek additional planting to the rear of the building to supplement that which exists already.

Another comment received relates to the need for the development when other sites exist and it is not for Planning Committee to interfere with market conditions.  We have a responsibility to provide additional employment land within the borough and as stated earlier in this report, the principal of this form of development accords with operative plan policy.

Therefore having carefully considered all the above, I am of the opinion that this outline scheme would not compromise the greenbelt, not cause any significant detriment to highway safety given it is to utilize the existing central access onto the Blackburn Road site frontage, nor would it prove to be significantly detrimental to either visual or residential amenity.  I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
No development shall commence on site until approval of the details of the design and appearance of the building (including any floodlighting/security lighting on the building and throughout the site), landscaping of the site, boundary treatments and means of construction of an access into the site from the proposed greenway (hereinafter referred to as ‘the reserved matters’) have been submitted to and approved in writing by the Local Planning Authority.


REASON:
 In order that the Local Planning Authority shall be satisfied as to the details because the application was made for outline planning permission and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
The development hereby approved shall be carried out strictly in accordance with the siting and access details specified on drawing number 2007/31/01 REV A and outlined in the submitted design and access statement dated April 2008, unless agreed otherwise in writing by the Local Planning Authority.


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

3.
Within 6 Months of the occupation of any individual office unit 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 agreed in writing by the LPA and thereafter be implemented to its satisfaction. 


Reason: In the interest of highway safety and to reduce the need for vehicular traffic generation and to comply with Policy G1 of the Districtwide Local Plan.

4.
Prior to commencement of development, a scheme identifying how a minimum of 10% of the energy requirements generated by that development will be achieved by renewable energy production methods, shall be submitted to and approved in writing, by the Local Planning Authority.  The scheme shall then be provided in accordance with the approved details prior to first occupation of development and thereafter retained for so long as the development remains in existence.


REASON:
 In order to encourage renewable energy.

5.
Prior to the commencement of development a Section 106 Agreement of the Town and Country Planning Act 1990 shall be entered into between the applicant and Lancashire County Council which shall detail the level of financial contribution required towards the REMADE Simonstone Greenway project.


REASON: For the avoidance of doubt and in order to comply with ‘Planning Obligations in Lancashire’ – policy paper adopted by Lancashire County Council in November 2006.

6.
The car park shall be surfaced or paved in accordance with a scheme to be submitted to and approved in writing, by the Local Planning Authority.  The car parking spaces, including undercover cycle and motorcycle spaces, and manoeuvring areas shall be marked out in accordance with the approved plan before use of the premises hereby permitted becomes operative.


REASON: To allow for the effective use of the parking areas in the interests of highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

7.
Prior to commencement of development an acoustic consultants report on the proposed development shall be obtained addressing the potential increased level and the methods by which they can be attenuated.  The report shall be submitted to and approved in writing, by the Local Planning Authority and the building shall be constructed in accordance with the noise attenuation details so approved.


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

8.
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.

APPLICATION NO:
3/2008/0322/P
(GRID REF: SD 373502 437619)

CERTIFICATE OF LAWFULNESS APPLICATION FOR THE CONTINUED USE OF LAND TO THE REAR OF THE PROPERTY AS A DOMESTIC GARDEN, AND FOR THE CONTINUED USE ON THAT LAND OF THE BUILDING HOUSING THE GAMES/STORAGE ROOM AT LAMB ROE COTTAGE, CLITHEROE ROAD, WHALLEY

	PARISH COUNCIL:
	N/A



	ADDITIONAL REPRESENTATIONS:
	N/A



	LEGAL SERVICES:
	No objections to the proposal as it appears, and it is considered that the building and land to the rear of the property, Lamb Roe Cottage, has been used for ancillary domestic purposes for over ten years.


Proposal

The application seeks a legal determination to establish whether or not the land to the rear of the property, and a building on that land, has been used as a domestic garden area and as a games/storage room respectively, for over 10 years.

Site Location

The site is located off Clitheroe Road, Barrow, on the outskirts of the Barrow village settlement boundary as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/1979/1236 – Extension to form double garage and dining room – Granted Conditionally.

3/1978/1129 – Formation of vehicular access to highway and new stone boundary wall – Granted Conditionally.

Relevant Policies

N/A

Environmental, AONB, Human Rights and Other Issues

The application seeks a legal determination to establish whether or not the land to the rear of the property, and a building on that land, has been used as a domestic garden area and as a games/storage room respectively, for over 10 years.

From the evidence provided, and a visit to the site, it is clear that;

The building in question has been altered to some degree, both externally and internally over a number of years, and has been fitted out internally to be used as additional domestic storage for the owners of the property, and

The land in question to the rear of the property has been planted, landscaped and tended too as ancillary domestic garden area over a number of years.

In addition, the submitted details within the application, albeit brief, include sworn affidavits from the son of the previous owner of the property and photographic evidence of the site and building, which clearly show the changes that have taken place for over 10 years. As such, I can see no objections to the request for a Certificate of Lawfulness in respect of an existing ancillary domestic use for both the building and the land to the rear of the property.

The application is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

N/A

RECOMMENDATION: That a Certificate of Lawfulness for an existing use be granted.

1.
Sufficient evidence has been provided to show that the land to the rear of the Cottage and the building on that land has been used for ancillary residential and storage purposes for over 10 years.
APPLICATION NO: 3/2008/0332/P
(GRID REF: SD 373509 437596

PROPOSED ERECTION OF SIX PARASOLS ON PATIO AND SIX REFRIGERATION CONDENSERS AT THE EAGLE AT BARROW, CLITHEROE ROAD, WHALLEY

	PARISH COUNCIL:
	No objections, but ask Planning Officers to ensure that the refrigeration condensers have adequate sound insulation so as not to be a nuisance to neighbours.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the owners of the adjoining dwelling to the west of the site who objected to the proposal (as originally submitted) for the following reasons:



	
	1.
	Acoustic wall proposed in a previous application is now not to be built.  The parasols will result in noise and public activity from drinkers and smokers within 2m of their bedroom and bathroom windows, preventing them from being opened both during the day and at night.



	
	2.
	In previous years they have had cause to notify the Council’s Environmental Health department of a single unit causing excessive noise so, with the addition of six units, this noise can only be six times compounded.  The units should therefore be sited as far away from their own dwelling and the neighbours dwelling as possible and located in sound proofed casing.



	
	3.
	In previous licensing requests there have been restrictions placed on customers’ ability to drink outside the premises.  They have in the past had cause to contact the local Police in respect of excessive noise coming from these premises in the early hours of the morning, and they believe that these proposals can only exacerbate this situation.


Proposal

As originally submitted, there were two elements to this application comprising six refrigeration condensers within a louvered and roofed housing on a flat roofed kitchen extension on the rear (western) elevation of the building; and six permanently fixed parasols on the patio area at the front of the building. The applicant has, however, requested that the fixed parasols be deleted from the application. 

Site Location

The application relates to the former Spread Eagle public house on the west side of Clitheroe Road, opposite Whalley Industrial Park and the petrol filling station.  There is a former farmhouse and residential barn conversion to the rear of the public house and further dwellings fronting the road to the north of the site.

Relevant History

3/2004/1011/P – Two storey extension on the south elevation.  Refused.

3/2005/0066/P – Two storey side extension on the south elevation (resubmission).  Approved.

3/2007/0006/P – Extensions to restaurant and kitchen on the south elevation, and access alterations.  Approved.

3/2007/0427/P – Amendments to permission 3/2007/0006/P.  Approved.

3/2007/0869/P – Extension to form dry goods storage area.  Approved.

3/2007/0926/P – Small extension to kitchen on rear (west) elevation.  Approved.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

As originally submitted, the refrigeration condensers were to have been screened by a housing comprising grey painted louvered walls only but, on amended plans received on 21 May 2008, the housing now also has a flat felted roof.  In view of this proposed enclosure of the units, and the data submitted with the application concerning the noise performance of the units, the Environmental Health Officer is confident that they will not cause a noise nuisance.  I consider this sole remaining aspect of the application to also be acceptable with regards to visual amenity considerations.

The proposed six parasols would have been positioned on the patio area between the main front (south) elevation of the building and the car park.  This patio area has been shown on the plans of previous applications which have been approved.  The positioning of tables and chairs and even (portable) parasols on this area, and its use for outdoor eating and drinking would therefore not require planning permission.  The originally proposed parasols, however, each measured 5m x 3.5m, they were 2.4m high and their supporting posts were to be fixed into the ground.  It is this originally proposed permanent fixing which made them ‘structures’ for which planning permission would be required. Having deleted this element of the application, the applicant could choose in the future, however, to place portable parasols on the patio without the need for planning permission.

Overall, subject to appropriate conditions, I consider the proposed refrigeration condensers within a housing to be acceptable.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 21 May 2008 (adding a roof to the condenser housing) and letter dated 6 June 2008 (deleting the fixed parasols from the application)


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

2.
The refrigeration condensers shall not be used until after their walled and roofed housing has been fully constructed to the satisfaction of the Local Planning Authority.  Thereafter, this housing shall be retained in perpetuity, and shall not be removed unless in association with the removal of the refrigeration condenser units.


REASON: In order to prevent noise nuisance to nearby residents in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2008/0340/P
(GRID REF: SD 359961 436324)

ADDITION OF CONSERVATORY TO REAR OF PROPERTY AND EXTENSION OF UTILITY ROOM AT 55 CONISTON CLOSE, LONGRIDGE

	PARISH COUNCIL:
	Providing that matching materials are used in construction and that neighbours are consulted, no objection.  We ask that the work on the development be restricted to reasonable hours to avoid nuisance to neighbours and suggest 0800 to 1900 Monday to Friday, 1000 to 1600 on Saturdays and 1000 to 1400 on Sundays.



	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a neighbour to the rear of the property who wish to raise the following points of objection;

1. Invasion of privacy,

2. Would devalue his property and greatly affect the saleability of his property, and

3. It would look out of character with the area as no other property has been developed to the extent that this one has.


Proposal

The application seeks permission for a single storey conservatory extension to a semi-detached dormer bungalow.

Site Location

The site is located on Coniston Close, within the settlement boundary of Longridge as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/1999/0630 – Dormer Bedroom and Utility Room/Porch Extension – Granted Conditionally.

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 conservatory extension to a semi-detached dormer bungalow on Coniston Close, Longridge.

The main issues to consider with this proposal are whether there is any potential impact on the residential amenity of the adjacent neighbouring properties.

The conservatory is to be sited adjoining the existing single storey rear extension that was approved in 1999. The proposal extends 3.5m from the rear of the original bungalow, a further 1.3m from the rear of the existing extension, and will have a traditional glass roof. There will be high level windows on the boundary with no. 53 Coniston Close, and as such I do not consider there will be any impact on the residential amenity of the occupiers of no. 53 Coniston Close.

In regards to any potential impact on the residential amenity of the occupiers of the property to the rear, no. 1 Lindale Road, it must be noted that the proposed extension will be approx. 18.5m from the lounge window at ground floor, and approx. 16m from the kitchen window. A close-boarded fence, approx. 1.5m high, borders the rear garden area. Bearing this in mind, and given that there is a garden shed positioned in the southern corner of the garden of no. 55, I do not consider there to be any further loss of privacy to the rear garden of no. 1 Lindale Road by virtue of the erection of a conservatory on the rear elevation of no. 55 Coniston Close. As such, it is considered the proposal will have no significant impact on the residential amenity of the occupiers of the adjacent properties.

The letter of objection also states that the proposed extension would devalue his property, which as the Planning Committee are aware is a non-material consideration, and that it would look out of character with the area as no other property has been extended to this extent. It must be noted however, that the objectors property has also been extended to the side at two story and to the rear at ground floor in the same way as the applicants.

As such, bearing in mind the above and taking into account the letter of objection from the nearby neighbour, I consider that the proposed extension complies with the relevant Planning Policies and will have no significant impact on the street scene or on the residential amenity of the nearby neighbours. The application is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 22 May 2008.


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

APPLICATION NO:
3/2008/0360/P
(GRID REF: 365504, 430883 SD)

PROPOSED SINGLE STOREY SIDE AND REAR EXTENSION, NEW ROOF, REAR DORMER EXTENSION (RESUBMISSION) AT 1 ARLEY RISE, MELLOR

	PARISH COUNCIL:
	Mellor Parish council have no objections to the proposal.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Four letters of objection have been received.  Three of which are from residents on Stanley Gate situated at the rear of the property and one from a neighbour on Arley Rise.  The objections can be summarised under the headings as follows:

Raising of the roof

· The height increase will overshadow surrounding properties.

· The raising of the roof would look completely out of character with the area.

· The property is already set at a higher level than the properties on Stanley Gate. The construction of a raised roof and a dormer would completely overlook the garden area, rear bedrooms and kitchen of the properties at the rear.

· The raising of the roof represents a 50% increase in the roof height.

Rear dormer

· Dormers are generally out of character with the properties in the immediate area.

· The rear dormer will overlook properties on Stanley Gate and lead to a loss of privacy.

· The rear dormer will overlook the property at the rear leading to a severe loss of privacy and a subsequent devaluation in the quality of life.

	
	Single storey side and rear extension

· The single storey rear extension would significantly extend towards the rear of properties on Stanley Gate.

· Any building may have a detrimental effect on the drainage leading to potential flooding.  

· There has been recent drainage problems encountered in close proximity to this development.



	
	Other Issues

· One neighbour objects to the loss of amenity caused through the continuous parking of large industrial tractors and trailers in Arley Rise.

· These tractors and trailers block the access to the objectors property.

· The application appears to reduce the land available for parking and will exacerbate the current situation with regards to access.


Proposal

The proposal seeks to raise the height of the roof by approximately 1.2m and insert a dormer to the left of the rear.  By increasing the roof height the applicant is proposing to create two further bedrooms and an additional bathroom.  The proposed flat roof dormer would project by approximately 2.2m and would be approximately 2.9m wide.  Permission is also sought for a rear and side extension to the bungalow.  The side extension would measure approximately 2.4m x 7m and will match the proposed roof height of 5.7m if approved.   This would provide an extended kitchen and lounge area.  The rear extension would measure approximately 3.8m x 5.5m x 5.3m to the ridge and is to be used as a living room.  The calculated floor space in the roof and dormer equates to roughly a 100% increase, added to the floor space of the side and rear extension the works equate to a 155% increase.

Site Location

The application relates to a detached bungalow on a cul-de-sac within the residential settlement of Mellor, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).  The area is characterised by bungalow properties.

Relevant History

3/2008/0107 – Proposed single storey side and rear extension, new roof and rear dormer extension.  Refused.

Relevant Policies

Policy G1 - Development Control

Policy H10 - Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

This application is a resubmission of a previous submission for similar works that was refused under delegated powers.  

The principal issues with this application are the visual impact of the proposals on the street scene and the impact on neighbouring residential amenity.

The first element of the scheme seeks a roof lift.  The originally refused scheme sought a roof lift of 1.5m.  This was considered to be unduly prominent and would have brought disharmony to the street scene if it had been approved.  The refused application also highlighted concerns with regard to the visual impact of the proposals in the wider estate.  The landform slopes away to the south and thus properties on Stanley Gate are set at a lower level.  Should the previous application have been approved there were concerns that this bungalow would have been seen above the ridge line of those properties appearing over dominant and out of character with its surroundings.

The revised application has reduced the ridge height by approximately 0.3 meters.  This has reduced the impact by some extent.  As part of this submission a street scene elevation has been provided to give an impression of how a revision to the height of the dwelling would impact on visual amenity.  There is a semi detached property at the junction of Arley Rise and Hob Green which is orientated to face on to Hob Green (a right angle to the application property) and which presently has a ridge marginally higher than this dwelling.  However, that does not look out of keeping with the overall estate as visually it relates to Hob Green with Arley Rise leading away from it in a westerly direction.  The plan then indicates two detached bungalows of lower height (this property being one of them) and then a pair of semi detached of a height between that of the afore mentioned dwellings.  Therefore whilst the collection of five dwellings have three different ridge heights they do not look out of character because of their relationship to the surroundings.  What is proposed by this scheme is to introduce a ridge height higher than any of those and it is this difference which has caused concern.  At a reduction of 0.5 meters from the previously refused scheme the height would be the same as the dwellings fronting Hob Green whereas a 0.3m reduction does make it higher.  In assessing this proposal it is important to have regard to the locality.  It is clear that there are some dwellings with a higher roof but the majority are at a lower level than this proposal.  I accept this will make an impact on the established street scene and it is a subjective matter, it is clear that objectors believe this is to be the case but after giving careful consideration I do not believe a refusal could be substantiated on this ground alone. 

The second element of the scheme is the insertion of a rear dormer to the left hand side of the roofscape projecting 2.2m from the roof.  The plan indicates that the dormer would be set down from the new ridge height by approximately 0.5 meters.  The rear of the application property on Arley Rise is approximately 21 meters away from the rear of the properties on Stanley Gate.  According to the SPG “Extensions and Alterations to Dwellings” this distance between first floor facing windows would be acceptable.  However, these houses are not two storey and the land in question is not level.  The estate is set on a sloping site and thus a 21m separation distance between a first floor window (dormer) and dwelling to its rear set lower may actually feel closer than that and potentially lead to a sense of being overlooked.  Indeed neighbours have made reference to this and after having viewed the proposed development from the rear of numbers 6 and 10 Stanley Gate I acknowledge that the works will have an impact on privacy.  This is exacerbated by the fact that the present rear outlook is towards the rear blank roofscapes of properties on Arley Rise.  A dormer window of any type would therefore lead to the feeling of being overlooked compared to the existing situation.  There is no doubt that a velux roof light would be preferable, it is whether the impact of a dormer window would be so significantly detrimental to warrant a refusal.  The applicant has recently agreed to delete the dormer and replace it with 2 Velux windows which I consider reduces any impact.

I note the comments regarding the rear and side extension but I consider given it is single storey and that there is significant screening I believe it to be acceptable.

It is also worth Committee noting that under the SPG “Extensions and Alterations to Dwellings” an upper size limit of 75% increase in floor space is indicated as being acceptable within settlements.  If you calculate the floor space in the roof and dormer the sum equates to roughly a 100% increase, added to the floor space of the side and rear extension the works equate to a 155% increase.  The floorspace figure offered in the SPG is a guideline and even if a scheme is larger than that there must be a demonstrable harm to either visual or residential amenity to justify a refusal.  This scheme does detail extensive alterations to a bungalow but I am of the opinion that whilst they will undoubtedly change the character of this dwelling the impact on amenities is not significant enough to recommend unfavourably.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it 

have an adverse visual impact.

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 29 May 2008 and further plan dated …


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

APPLICATION NO:
3/2008/0374/P
(GRID REF: SD 362560 431560) 

PROPOSED RESERVED MATTERS APPROVAL FOR NEW SITE ENTRANCE AND ASSOCIATED GATEHOUSE, RECEPTION BUILDING, CAR PARK AND WIND TURBINE AT SAMLESBURY AERODROME, BALDERSTONE

	PARISH COUNCIL:
	No observations received.

	
	
	

	HIGHWAY AUTHORITY:
	No representations received – observations to be reported verbally.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations received.


Proposal

This proposal is an application for approval of reserved matters pursuant to outline permission approved under 3/2006/0583/P.  It seeks reserved matters approval for a reception building, gatehouse and surrounding landscaping.  It also incorporates a car parking area as well as a wind turbine at the entrance to the site.  

The proposal does not involve the entrance on to the A59 and this has been previously granted and is therefore for the internal site arrangement which is in essence the same as that detailed in the original outline approval.  The proposal for the new reception building, gatehouse and visitors car park and wind turbine and also includes the realignment of the fence at the entrance to the site.

The proposed internal access comprises a four lane vehicle access combined footway cycleway.  The details of the access as it meets the A59 has been previously approved and is to be subject to a Section 278 Agreement.  Barrier controls are proposed for each of the four lanes and pedestrian access will be controlled by two turnstyles to be erected at each of the footway cycleways.  A single gatehouse is proposed to house security staff.  The proposed gatehouse is to be approximately 27m2.  This is approximately 7m x 4m with a maximum height of 3.8m.  It is located in a central position within the internal access road.  

The car park comprises 125 spaces of which six are for disabled parking bays.  It is situated adjacent to the main carriageway and accessed from the main entrance off the A59.  

The reception building is alongside a new access and is to provide additional accommodation for security staff to arrange access to visitors to the site.  The building is of a modern design and has a total floor space of approximately 240m2 and would have a maximum height of 7.5m but would still be of a single floor construction as it has a sloping roof to approximately 3m.   The aim of the building is to provide a signature building and would use similar materials to that on the new office buildings within the site.  It is to be cladded in profiled metal cladding system with much of the building also to be of a transparent glazed curtain walling.  The main public facing north east elevation is predominantly a glazed façade.

The wind turbine is located at the site entrance and is a 6km model which will have a total height of 14m which comprises a 9m column and a 5m turbine.  The wind turbine has a vertical access and has helical designed blades.

Site Location

The building is located where the new proposed entrances to the British Aerospace site which has been previously approved under 3/2006/0583/P.  The development would be adjacent to the A59.

Relevant History

3/2006/0583/P – Outline permission for expansion of existing Aerospace business incorporating industrial buildings, office space, car parking, reception building and restaurant.  Approved with conditions.  

Relevant Policies

Policy G1 - Development Control.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider on this approximately relate to the size of the building and its visual impact given that the principal of the development has been established under the outline consent reference 3/2006/0583/P.  It is also relevant to have regard to whether or not the location of a wind turbine would either have a highway impact or affect any adjoining residential amenity.  

I am satisfied that the modern design of the main reception building would introduce a contemporary setting to the area and would reflect the nature of the business enterprise within the site.  It would also relate well to the recently approved office building and would fit comfortably within the employment site.  In relation to the parking and internal access way, I am satisfied that this is in essence in compliance with the outline consent and would not lead to any adverse highway conditions.  

The wind turbine, given the nature of the design, would be modest in size and given the design of the blades would not be unduly conspicuous.  An assessment has been submitted in relation to any noise and the Council's Environmental Health Officer, is satisfied that this would not result in any adverse conditions.  

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on residential amenity, highway safety or visual impact.

RECOMMENDATION: That reserved matters approval be granted subject to the following conditions:

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


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

APPLICATION NO:
3/2008/0379/P
(GRID REF: 373487, 441275 SD)

PROPOSED CONTINUATION OF USE OF MODIFICATION TO EXISTING DISABLED ACCESS RAMP IN ORDER TO AID DISABLED RESIDENTS ACCESS TO THE DWELLING AND ENSURE COMPLIANCE OF PART M OF BUILDING REGULATIONS AT 3 WHITEWELL DRIVE, CLITHEROE

	PARISH COUNCIL:
	Clitheroe Town Council have no objections to the proposal.

	
	
	

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

· Invasion of privacy as everybody who walks up the ramp can see into the objectors house.

· The ramp was built six months ago therefore retrospective application.

· The ramp has been built without any consideration to others and is an eyesore.


Proposal

The application seeks retrospective planning permission for a disabled ramp at the front of the property.

Site Location

The site is a semi detached property located off Henthorn Road and is situated within the settlement boundary of Clitheroe, as defined by the Districtwide Local Plan (adopted June 1998).

Relevant History

3/2005/0297 - Conservatory extension to existing dining room.  Approved

3/2004/0705 - Two-storey extension to the side of the existing dwelling to line up with existing front bay window.  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

The matters for consideration in the determination of this application are effect on neighbouring amenity and the visual impact of the development.

In terms of visual impact the ramp has a concrete base with aluminium handrails.  The ramp has not been designed as a single run and therefore projects from the front of the property by 3.4m to allow for sufficient manoeuvring space.  Although it would have been preferable to design a single run ramp directly adjacent to the front of the house in terms of visual amenity there is a well established hedge that runs along the front of the property and the common boundary that minimises the visual impact of the existing ramp within the wider streetscene.

Taking into account the neighbours objections, I note his comments, however, it is considered that the impact on amenity is little different than if the front paved area was used by the residents as garden area.  Furthermore, under permitted development rights either property would be able to erect a 2m high fence on the common boundary without planning permission, however it is unreasonable to condition this as part of this application, as a fence would reduce light into each property and may not be desirable.

Having regard for the above I therefore recommend the application accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it

have an adverse visual impact.

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2008/0409/P
(GRID REF: SD 362680 431250) 

PROPOSED RESERVED MATTERS APPLICATION FOR THE SITING OF A DEVELOPMENT DESIGN, SITING AND DESIGN OF BUILDINGS, EXTERNAL APPEARANCE AND LANDSCAPING OF BUILDING 610, SAMLESBURY AERODROME, BALDERSTONE

	PARISH COUNCIL:
	No observations received.

	
	
	

	COUNTY HIGHWAYS:
	No representations.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations received.


Proposal

This is a reserved matters application for an industrial building and car parking area, associated access track and landscaping for a building to be situated within the central area of the site.  Outline permission was granted in June 2007 for the major redevelopment of the site which included details in relation to this building.  The building is to be situated adjacent to building 430 which is in close proximity to the disused runway 18.  

The building measures approximately 132m x 63m and would have a maximum height of 13m.  The building would accommodate office accommodation on both ground floor and first floor but its main purpose is to be a machine hall.  The ground floor has approximately 7500m2 floorspace with first floor of 1360m2.  

The building is of industrial nature and proposed to be clad in a grey material to match the existing environment.  Car parking area is to be located at the front of the main building.  

Site Location

The building is situated within the main complex of British Aerospace site and is only part of the internal access to this building that is within the boundary of Ribble Valley.  The building itself is located within South Ribble.

Relevant History

3/2006/0583/P – Outline permission for expansion of existing Aerospace business incorporating industrial buildings, office space, car parking, reception building and restaurant.  Approved with conditions.

3/2008/0291/P – Reserved matters application for an internal ring road with footway and cycle way.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider on this application relate to the size of the building and its visual impact given that the principal of development has been established under the outline consent reference 3/2006/0583.  Furthermore, the building is situated within South Ribble Borough Council and therefore the only relevant consideration should be given to the parcel of development within the Ribble Valley boundary.  This relates to just a small section of the internal access road of which a previous consent has already been issued under delegation.  On the basis of the limited impact of this access track, I see no reason to object to the development.

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 reserved matters approval be granted. 

APPLICATION NO: 3/2007/1159/P
(GRID REF: SD 374830 437464)

PROPOSED DEMOLITION OF EXISTING DWELLING AND ERECTION OF NEW DWELLING AND PRIVATE SWIMMING POOL AT CRAVEN FOLD, MOORSIDE LANE, WISWELL

	PARISH COUNCIL:
	Are not happy with the design in this particular location.  The proposed roofline would appear to be much higher than that of the old cottage and, if approved, the choice of materials must be carefully monitored to blend in with the area.  Conditions should be imposed to restrict the use of the property to domestic for the sole benefit of the applicant or their successors. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received expressing the following observations:



	
	1.
	The property is an integral part of the village and its history and as such should not be demolished.



	
	2.
	The proposed house in not in keeping with the vernacular architecture of the hillside or the village.



	
	3.
	The proposed building will have a considerable impact on the centre of the village and views from lower down the valley would be detrimental. 


Proposal

Consent is sought to demolish a two storey stone dwelling and adjacent garage and replace with a two storey dwelling and private swimming pool of a more modern design.  Overall approximate dimensions of the dwelling and pool would be 35.8m x 17m x 7.5m to the apex of its pitch with construction materials of stone with a high level render band to the walls, slate roof with timber windows and doors.  In order to break up the massing of the works the building’s roof has been designed as a series of interlinking hipped forms as opposed to stone gables.  The roof of the pool forms a landscape terrace finished in paving and sedum.  Members should note that the dwelling has a number of staggered single storey elements as well as two storey and thus the 17m indicated above is the overall width at its extremities and does not represent a solid built mass 17m wide x 35.8m in length. 

The dwelling is set into the hillside and is to be positioned on the same plateau as the original dwelling – albeit moved approximately 8m to the west.  This movement allows for a garage court to be set into the back of the replacement dwelling.

Site Location

The site is set in extensive grounds to the south of Moorside Lane.  It is within the settlement limit of Wiswell but outside the Conservation Area. 

Relevant History

3/97/0536/P – First floor extension over existing garage.  Approved with conditions 19 September 1997.

3/94/0216/P – Glazed conservatory.  Approved 16 June 1994.

3/89/0579/P – Demolition of existing garage and erection of new garage.  Approved 5 October 1989.

3/84/0448/P – Two storey extension at rear.  Approved 18 September 1984.

75/1166 – Extension to dwelling, bedroom, bathroom, kitchen, utility room, double garage and porch.  Approved 1 December 1975.

Relevant Policies

Policy G1 - Development Control.

Policy H13 - Rebuilding/Replacement Dwellings - Within Settlements.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are compliance with planning policy and whether the works would prove significantly detrimental to the visual characteristics of the area.  

In terms of plan policy the site is within the identified settlement limit of Wiswell and thus, Policy H13 of the Districtwide Local Plan applies.  This allows for the rebuilding or replacement of dwellings and comments that rebuilding does not mean that normal requirements for good design and use of appropriate materials will be relaxed.  It does not set a size limit for the erection for replacement dwellings within settlement limits such as this.  Members will note from the planning history that the dwelling in situ has been extended in a piecemeal fashion over a number of years which has resulted in a disjointed built form.   This scheme affords the opportunity to rationalise built form on the site and enable the creation of a dwelling of a uniform style.  I have assessed the difference in floor space between the existing dwelling and the proposed dwelling and, if taking the detached garage into account, this scheme would represent approximately a 25% increase.  I have incorporated the garage into the equation on the basis that this scheme involves its demolition as the minor repositioning of the dwelling and surrounding terrace area would be on its footprint.  If this is not taken into account and an assessment made on the dwelling alone, then the increase is approximately 49%.  As stated previously, Policy H13 of the Districtwide Local Plan does not set a size limit for replacement dwellings within settlements and thus it is the visual impact of the works that is the key consideration.  The Parish Council have commented on the height of the dwelling and, if measured from the existing plateau on which the dwelling will be set, there would be an increase of approximately 1.4m to 2.1m above the existing – the new dwelling has a middle ridge height lower than the wings on either end to reduce its massing which accounts for these figures.  The land form rises to the rear of the dwelling and I am of the opinion that this increase in height would not significantly impinge upon the sky line making the dwelling appear over dominant in long range views.  The house has been designed using materials that are indigenous to the area – stone is predominant in the older part of the village but render is not uncommon.  This proposal seeks to blend these two.  The objector has referred to the historic importance of the dwelling stating that it is an integral part of the village and should not be demolished.  The nature of Moorside Lane is that it plays host to a ribbon of development leading out from the village centre.  The property is set in extensive grounds and is well screened from the village.  It is approximately 80m to the east of the dwelling known as Rakefoot and 30m to the south of Moorside.  The building is not listed and is not within the Conservation Area of Wiswell.  Policy H13 does not preclude the demolition of older buildings, only advises of the need to ensure that normal requirements for good design and use of appropriate materials are maintained.  In respect of the design of the building, this is more modern than that which exists on site but this is not sufficient reason in itself to withhold consent.  There is a variety of styles of property within Wiswell and, after giving the scheme submitted careful consideration I do not believe its design would prove so significantly detrimental to the visual characteristics of the area to warrant an unfavourable recommendation.  The use of hipped forms for the roof reduces the massing and similarly the single storey elements to the front of the building echo the sloping nature of the site helping integrate it into the wider landscape.

Therefore, on the basis of the above I recommend accordingly.  

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

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


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

3.
No site works, including any demolition works, shall be commenced until an updated bat survey has been conducted by a person, the identity of whom has been previously agreed in writing by Natural England (Species Protection Officer), and the Local Planning Authority (Countryside Officer) to investigate current use of the house and garage by bats as recorded in the bat survey dated 15 February 2008.   The updated survey shall include details of species present and mitigation measures required and the development shall, thereafter, be carried out in strict accordance with the recommendations of the updated survey.  


REASON:  To comply with Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.  The bat survey dated 15 February 2008 identified that on a second visit to the property positive evidence of bat activity was found which may be significant and may require an application for a Protect Species Licence from DEFRA.  Further field work is therefore required, optimum time June to August, to fully establish the presence or otherwise of a protected species.  

C
APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL

APPLICATION NO: 3/2008/0191/P
(GRID REF: SD 365023 435033)

PROPOSED REPLACEMENT OF SEVEN OF THE ORIGINAL 1912 WINDOWS WHICH ARE OLD, ROTTEN AND DISTRESSED AT ST WILFRID’S PAROCHIAL HALL, RIVERSIDE, RIBCHESTER

	PARISH COUNCIL:
	Ribchester Parish Council recommends approval of this application.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

Planning permission is sought for the replacement of the original (1912) glazing bar fixed and casement (including metal central top lights) windows and replacement with double glazed leaded light style windows.  No details are provided as to the form of the leaded lights and it is presumed that the lead work will be stuck to or incorporated within the double glazed ‘low E’ glass units rather than having the traditional form and character of lead cames which retain individual glass panes.  It is proposed to replace original windows at the prominent south east (to the museum and church access road) and south west elevations (to the church) and to retain the original windows to other elevations.  The justification provided for the removal of the original windows and replacement in a different style is that original windows are old, rotten and distressed.  The application states that part funding for this project has been secured through the Ribble Valley Borough Council Community Enhancement Grant Scheme and a grant from Lancashire Environmental Fund.  It is also stated that there are serious time constraints in respect of the availability of these monies and any delay could result in loss of funding for the project. 

Site Location

St Wilfrid’s Parochial Hall is prominently sited within Ribchester Conservation Area and adjoins the Parish Church (Grade I listed).  The Ribchester Conservation Area Appraisal (adopted April 2007) identifies the hall as a Building of Townscape Interest, the ensemble of buildings on the approach to the church within the Summary of Special Interest of the conservation area, and the area surrounding this ensemble as a Significant Open Space. 

Relevant History

4/6/12496 – Planning permission granted for play group use 22 June 1973.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV19 - Listed Buildings.

Policy G1 - Development Control.

Joint Lancashire Structure Plan Policy 21.

Ribchester Conservation Area Appraisal (adopted April 2007).

Environmental, AONB, Human Rights and Other Issues

The main consideration in the determination of this application is from Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and relates to whether or not the proposals preserve or enhance the character or appearance of Ribchester Conservation Area.

Buildings of Townscape Interest were identified by the Conservation Studio consultants following advice in Planning Policy Guidance Note 15 ‘Planning and the Historic Environment’ and English Heritage guidance on conservation area character appraisals, both of which stress the importance of identifying and protecting such buildings.  The survival of original materials and details, and the basic historic form of the building is important to the designation.  Buildings adversely affected by modern changes and which cannot practically be restored were excluded by the consultants.

The Ribchester Conservation Area Appraisal identifies the loss of architectural detail (original windows, doors) as both a principal negative feature and a threat to the conservation area.

In June 2007 officers advised the applicants in writing of the Ribchester Conservation Area Appraisal and their opinions as to the hall being prominently sited on the approach to, and within the setting of, the Church of St Wilfrid, and the importance of the existing window style to elevation proportions and the integrity of design.

In my opinion the existing window style, also used in the immediately adjacent museum (which has a date stone of ‘1914’) is integral to the character and appearance of this ensemble of early 20th century Arts and Crafts style buildings and this part of the conservation area.  Historic Scotland’s ‘Looking After your Sash and Case Windows’ states that: “at the end of the 19th century and beginning of the 20th century, as a reaction to the trend towards ever larger panes, small paned … windows, sometimes with chunky glazing bars, became briefly popular again” (page 1).

I am also concerned that the proposed windows with low emissivity glazing and non functional leaded latticing in a double glazed unit will be distinctly modern and incongruous which would again marr the character and appearance of the building ensemble and the approach to the Grade I listed building.

RECOMMENDATION: That planning permission be REFUSED for the following reason:

1.
The proposal would be harmful to the character and appearance of Ribchester Conservation Area because of the loss of important prominent and attractive detailing from the ensemble of historic buildings located on the approach to St Wilfrid’s Church.  This would be contrary to Policy ENV16 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.

INFORMATION / DECISION
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