RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY,  17 july 2008
title:

ITEMS DELEGATED TO DIRECTOR OF DEVELOPMENT SERVICES UNDER 


SCHEME OF DELEGATED POWERS AND PLANNING APPLICATIONS

submitted by:
DIRECTOR OF DEVELOPMENT SERVICES 

The following proposals have been determined by the Director of Development Services under delegated powers:

APPLICATIONS APPROVED

	Plan No:
	Proposal:
	Location:

	3/2007/0865/P
	Proposed paddock 40m x 20m and retrospective application for two existing stable blocks
	Goodheys Farm

Thornley-with-Wheatley

	3/2007/1011/P
	Demolition of existing single storey, replace with two-storey extension on existing footprint at Abbey Cottage, Sawley, Clitheroe
	Abbey Cottage

Sawley, Clitheroe

	3/2007/1152/P
	Single storey extensions to three sides of the property, repairs and renovations
	The Bungalow

Holden Clough Nursery

Holden, Bolton-by-Bowland

	3/2007/1059/P
	Demolition of existing single storey, replace with two-storey extension on existing footprint (LBC)
	Abbey Cottage, Sawley

Clitheroe

	3/2008/0133/P
	Two storey side extension and single storey rear extension
	2 Beaufort Close, Read

	3/2008/0170/P
	To build up the garage/ store by removing the flat roof and replacing with a pitched roof 
	Lower Croft Bungalow

Whalley Road, Sabden

	3/2008/0171/P
	To remove the timber store and rebuild a garage built onto next door's garage/ store and with a pitched roof
	The Shallows 

off Whalley Road, Sabden

	3/2008/0175/P
	Erection of a fence on a school field to prevent balls from going onto a road
	Alston Lane R.C Primary School field adjoining Preston Road, Longridge

	3/2008/0198/P
	Demolition of former service station and petrol pumps to clear the site for a new development of 6 No two bedroom flats, all existing buildings and hard landscaping will be removed (Conservation Area consent) 
	Sabden Service Station

Clitheroe Road

Sabden

	3/2008/0220/P
	Proposed extension to provide additional storage at existing meat processing factory 
	Rose County Foods

Gisburn Road, Sawley

	3/2008/0263/P
	Single Storey and Two Storey Rear Extension

	Mill House, Talbot Street

Leagram

	
	
	

	3/2008/0258/P
	Bay window to front elevation with canopy over new window
	22 Darkwood Crescent

Chatburn

	3/2008/0274/P
	Replace conservatory with sunroom. Two dormer windows to garden elevation. Revise site entrance and provide recessed gate
	Yorkfield, York Lane

Langho

	3/2008/0288/P
	Proposed rear two storey extension 
	2 Lamb Row, Sabden

	3/2008/0293/P
	Demolition of existing single storey lean-to annex, which is in need of rebuilding.  A separate planning application has been made to rebuild it, incorporating a first floor extension above for storage (CAC)
	3 Accrington Road

Whalley

	3/2008/0294/P
	Proposed first floor extension (for storage) to be built above the rebuilt single storey annex (PA)
	3 Accrington Road

Whalley

	3/2008/0319/P
	Construction of frame for, and installation of, a flood gate, adjacent 
	Skirden Bridge

Bolton-by-Bowland

	3/2008/0320/P
	First floor extension above existing garage, with dormer windows to front and rear elevations and with balcony to the new room over the garage
	30 Straits Lane

Read

	3/2008/0321/P
	Loft conversion with two dormers, one to front and one to rear elevation
	Viewfields, Baldwin Road

Clitheroe

	3/2008/0323/P
	Proposed new dwelling
	Plot 1 former sewage treatment works

Brockhall Village

	3/2008/0328/P
	Two storey extension following removal of existing conservatory 
	1 Greenfern, West Bradford Road, Waddington

	3/2008/0329/P
	Internal alterations and repairs.  Remove floor in tower that had become unsafe due to disease/rotten timber.  Reposition floor above to its original position as per photographic evidence.  Remove existing stud wall (circa. 1985) and form new stud walls.  Copy and repair plaster coving 
	Huntroyde Hall East

Whins Lane

Simonstone

	3/2008/0333/P
	Proposed construction of single storey rear lean-to kitchen extension 
	Lantern Cottage, Pendleton

	3/2008/0335/P
	Erection of a ground floor rear extension, front extension to the garage and a first floor bedroom above existing garage
	3 Gills Croft

Clitheroe

	3/2008/0338/P
	Re-model the existing bungalow by removing the roof and extending upwards to provide a first floor; material will be identical to the existing house; the garage will remain as existing; it is proposed to roof the glazed link with a traditional roof structure 
	Beck Top

Clough Lane

Simonstone

	
	
	

	3/2008/0343/P
	Rebuild the existing garage to form new garage and granny annex 
	Thorneycroft

Clitheroe Road, Whalley

	3/2008/0345/P
	Reconstruction of domestic outbuilding to provide garaging and games room
	Rowan Cottage

Old Clitheroe Road, Dutton

	3/2008/0347/P
	Erection of cattle shelter/store
	Balderstone Hall Farm

Balderstone

	3/2008/0349/P
	Formation of dormer roof over existing shower room to form en-suite to bedroom.  Dormer to match existing dormer over bathroom
	8 Lawrence Avenue

Simonstone

	3/2008/0350/P
	Dormer window to front and rear elevation of dwelling-house
	24 Shireburn Avenue

Clitheroe

	3/2008/0352/P
	Single storey garden room with a hip type slate roof to be built in the rear garden (Re-submission) 
	10 The Plantation, Tosside

Skipton

	3/2008/0354/P
	Replace 7 internal doors with half-fire doors
	35a King Street, Whalley

	3/2008/0355/P
	Demolish existing porch and build front single storey extension 
	72 Riverside, Clitheroe

	3/2008/0356/P
	Temporary siting of a Log Cabin (to replace portacabin/office permission 3/2007/0350) at rear of the building to provide extra room for youth and church activities
	Knowle Green Congregational Church

Clitheroe Road

Knowle Green

	3/2008/0357/P
	Extension of existing warehouse and mezzanine floor by approximately 40m2 
	Homebase, Queensway

Clitheroe

	3/2008/0362/P
	Single storey rear extension
	8 Franklin Street, Clitheroe

	3/2008/0364/P
	Internal alterations, reinstatement of partially demolished roof to form kitchen diner extension and new fenestration and rear extension
	24 Church Street

Ribchester

	3/2008/0365/P
	Erection of a detached utility/ storage building 
	66 Higher Road, Longridge

	3/2008/0367/P
	Two storey extension to the rear and side of existing detached dwelling
	9 Netherwood Gardens

Brockhall Village, Langho

	3/2008/0368/P
	Proposed extension and loft conversion including dormers to front and rooflights to rear
	15 Knowsley Road, Wilpshire

	3/2008/0369/P
	Change of use at ground floor flat to shop (Class A1) at Ground floor 
	76 Berry Lane, Longridge

	3/2008/0370/P
	Widen existing field access at Land near

	Woodend Farm

Dunsop Bridge

	3/2008/0371/P
	Single storey garden room to rear of property
	Kirk Close, Gisburn

Clitheroe

	3/2008/0373/P
	New vehicle access and two car spaces
	Broadfold Farm, Main Street

Grindleton

	
	
	

	3/2008/0375/P
	Replacement of existing exterior signage and images which are aged and fading (utilising existing fittings and lighting)
	Swan Hotel, 62 King Street

Whalley

	3/2008/0377/P
	Proposed demolition of existing PVC conservatory and erection of new sitting room and porch extension to front of property
	11 Higher Ramsgreave Rd

Mellor

	3/2008/0380/P
	Proposed workshop/office conversion to small office units and new rural workshop/office building
	Roadside Farm

Preston Road, Alston

	3/2008/0381/P
	Erection of conservatory to rear of property
	Braemar, Whalley Road

Pendleton

	3/2008/0384/P
	Alterations and extension to main entrance off Chipping Road, to improve visibility for vehicles exiting the drive onto Chipping Road; to provide entrance feature appropriates for the project and to provide field access gates outside the secure main gates
	Chadswell Hall

Chipping Road

Chaigley, Clitheroe

	3/2008/0386/P
	Construction of a two storey rear extension to provide improved kitchen and bedroom space and single storey side lean-to utility room extension 
	3 Meadow Croft

West Bradford

	3/2008/0391/P
	Conversion and extension of barn to form holiday let accommodation. Revised scheme to cover additional rebuilding work to barn. Approved consent ref: 3/2007/0842/P
	High Ellerbeck Barn

Laythams Farm

Back Lane

Slaidburn

	3/2008/0394/P
	Change of Use from Agricultural to Garden Curtilage of the balance of 0.5 acres owned by the applicant 
	Walton Fold Barn

Walton Fold Lane

Longridge

	3/2008/0397/P
	Proposed side extension to property, following the existing roofline
	Holme End, Up Brooks

Clitheroe

	3/2008/0401/P
	Demolish existing porch and replace with a new porch
	133 Ribchester Road

Clayton-Le-Dale

	3/2008/0402/P
	Proposed two-storey side extension to existing house
	1 Eastmoor Drive

Clitheroe

	3/2008/0405/P
	Proposed single storey side extension 
	Reed Deep, Whalley Road

Hurst Green

	3/2008/0406/P
	Variation of condition to extend use of temporary car park until 31 December 2009 
	British Aerospace

Samlesbury

	3/2008/0407/P
	Repoint rear of building 
	Parkhead Farmhouse

Accrington Road

Whalley

	
	
	

	
	
	

	
	
	

	3/2008/0412/P
	Proposed demolition of existing rear dining room lean-to and construction of replacement single storey dining room and kitchen extension to provide improved living accommodation 
	Brook Farm

Pleckgate Road

Ramsgreave

	3/2008/0413/P
	Proposed bird of prey centre including reception/office/education centre, together with stand alone toilet block – scheme amendment to approved consent 3/2007/0313/P
	Hawkshaw Farm

Clayton-le-Dale

	3/2008/0421/P
	Addition of first floor to previously approved garage extension (see 3/2006/0288)

	Barracks Farm

Chipping Road

Chaigley

	3/2008/0428/P
	Change of use of residential house to shop (Class A1)
	85 Berry Lane

Longridge

	3/2008/0436/P
	Proposed demolition and replacement of existing dilapidated clubhouse with reuse of a prefabricated building and associated external work including accessible entrance ramp and resurfacing of existing car park with tarmac
	Clitheroe Football Club

Shawbridge Ground

Shawbridge Street

Clitheroe

	3/2008/0437/P
	Proposed conservatory to rear of dwelling

	10 Crumpax Meadow

Longridge

	3/2008/0438/P
	Proposed smoking shelter to front of premises


	St Wilfrids Terrace Members Club, St Wilfrids Terrace

Longridge

	3/2008/0442/P
	Rear elevation - modify roof to include a full dormer with a flat roof, modify existing window openings to provide patio door sets; front elevation – modify existing flat roof dormer with a pitched roof and install one additional pitched roof dormer, and remove existing chimney stack
	8 St John’s Close

Read

	3/2008/0445/P
	Provision of disabled access platform lift
	The Courtyard

Clitheroe Royal Grammar School, York Street

Clitheroe

	3/2008/0451/P
	Alterations to end of terraced house, replace roof hip with a gable end and construct rear dormers (resubmission)
	2 Bridge End, Billington


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for

Refusal

	3/2008/0192/P

Cont …./

Cont…/
	Construction of 6 No two bedroom flats at former 
	Sabden Service Station

Clitheroe Road

Sabden
	Policies G1, ENV1 and ENV16 – inappropriate scale, massing and precise siting on the plot to the detriment of the character of the Forest of Pendle Area of Outstanding Natural Beauty and the Sabden Conservation Area; and overbearing effect and loss of privacy to the residential cottages on the opposite side of the road.  



	3/2008/0289/P
	Multi-purpose agricultural building
	Sudells Farm

Northcote Road

Langho
	The building is sited in an unduly prominent and isolated position and if allowed would have a harmful effect on the landscape qualities of the area.  

Approval of such an application without sufficient agricultural justification would result in further development to the visual detriment of the open countryside.



	3/2008/0330/P
	New flagged patio with stone wall and picket fence to boundary 
	The Bonny Inn

Ribchester Road

Salesbury
	Policy G1 – detrimental effects on the amenities of nearby residents.



	3/2008/0336/P


	Loft conversion with pitched roof dormers and addition of double garage to side of property 
	Ribble View

Sawley
	G1, H10, ENV1, ENV16, SPG – “Extensions and Alterations to Dwellings”, Policy 20 – JLSP – over dominant extensions to detriment of visual amenity.

	3/2008/0341/P
	Hardwood mahogany ‘C’ shape conservatory on the side elevation of the dwelling
	80 Downham Road

Chatburn
	G1, H10, ENV16 and SPG “Extensions and Alterations to Dwellings” – Prominent and inappropriate feature to the detriment of the appearance of the property itself and the Conservation Area.



	3/2008/0346/P
	Erection of one affordable dwelling
	Croftlands

Broadmeadow

Chipping
	Creation of new dwelling without sufficient justification.
Inappropriate design and siting, and impact on A.O.N.B.



	3/2008/0348/P
	Removal condition no 3 of planning permission 3/2002/0214/P
	The Bonny Inn

Ribchester Road

Salesbury
	Policy G1 – detrimental effects on the amenities of nearby residents.



	3/2008/0353/P
	Extension of curtilage
	3 & 5 Buckingham Dv

Read
	G1 & H12 – Loss of open space to the detriment of the visual amenity of the area.



	3/2008/0358/P
	Totem pole sign with internal static illumination
	Homebase

Queensway

Clitheroe
	G1 – Detrimental to visual amenity and highway safety.



	3/2008/0376/P
	Extensions to form granny annex and a sheep store
	Ellis House

Kenyon Lane

Dinckley
	G1, ENV3, H17 – extensions to detriment of visual amenity and character of barn.


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2008/0477/P
	General purpose steel portal frame building. Re-submission
	Land at New Lane, Mitton

Clitheroe


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2008/0269/P
	Change of use from field to hard standing for the storage of 12 caravans
	Gannies Farm

Waddington

	3/2008/0326/P
	Wall mounted Perspex sign boards with external static illumination
	53 Higher Road

Longridge

	3/2008/0390/P
	Change of use of the existing coach house to a private dwelling
	26 Whalley Road

Wilpshire

	3/2008/0954/P
	Change of use of holiday cottages to retirement accommodation 
	Greenbank Farm

Whalley Road, Sabden


APPLICATIONS TO BE DETERMINED BY Lancashire County Council 

	Plan No:
	Proposal:
	Location:

	3/2008/0393/P
	Control kiosk, vent pipe and reinforced grass styled hard standing access, required in association with a below ground pumping station, detention tank and valve chamber to be constructed under permitted development rights
	Land adjacent Bridge Court

Pimlico Road

Clitheroe


APPEALS UPDATE

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

	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
	_
	APPEAL DISMISSED 12.6.08

	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 20.8.08 
	

	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
	_
	APPEAL ALLOWED 27.6.08

	3/2007/0736 & 0737

D
	11.4.08
	Mr & Mrs H Johnston

Proposed conservatory to side elevation (Resubmission)

Rodhill Lodge

Bolton-by-Bowland
	WR
	_
	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
	Statement sent

	3/2008/0008

D
	25.6.08
	Miss Kathryn McNicholas

Demolition of two storey rear extension and erection of three storey rear extension, and internal alterations (resubmission)

57 Mellor Lane

Mellor
	WR
	_
	Notification letter sent 27.6.08

Questionnaire sent 4.7.08

Statement to be sent by 4.8.08


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: 3/2007/1139/P
(GRID REF: SD 371420 433790)

PROPOSED CHANGE OF USE AND CONVERSION OF PIGGERY INTO TWO HOLIDAY LETS (RE-SUBMISSION) AT THE OAKS, OLD NAB ROAD, WHALLEY OLD ROAD, LANGHO

	PARISH COUNCIL:
	Objects to the application for the following reasons:



	
	1.
	The site is in the greenbelt.



	
	2.
	The buildings proposed for conversion are of no architectural or historic merit.  Some improvements to the building have already been carried out, including a new slate roof and some artificial stone cladding.  These are not conversions as envisaged in the policies as they are not redundant traditional stone barns which have some character.



	
	3.
	The development is more akin to new build in the open countryside.



	
	4.
	The description as conversion of piggery is misleading as there has been no agricultural activity on this site for 20 years.



	
	5.
	The only rural activity on the site is ‘horsiculture’.

 

	
	6.
	The Parish Council is concerned that the number of applications for conversions to holiday accommodation now greatly exceeds the potential demand for such properties.  They believe this is often seen as a way of gaining permission for dwellings that would otherwise not be granted in the expectation that the restriction on use will not be enforced or that the conditions requiring restrictions can be removed at a later date.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor objected strongly to the application as originally submitted due to zero visibility to the right when exiting to Whalley Old Road/York Lane.  He said that this must be addressed before this development could proceed because holiday lets would bring new motorists each week who would not be familiar with the particular difficulties experienced at this junction.



	
	In response to this objection, plans were received on 7 April 2008 which show a reduction in the height of the front boundary wall of number 6 Whalley Old Road to a maximum of 1m.  This has been agreed between the applicant and the owner of that property and the appropriate Notice has been served on that owner.  The County Surveyor has commented that these plans show that the previously minimal sightline has been improved to the extent that his original recommendation of refusal is withdrawn.



	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

Permission is sought for the conversion of a modern single storey agricultural building to form two holiday lets.  Each unit would comprise an open plan lounge/dining/kitchen area with two bedrooms and a bathroom.  Also within the building there would be a single garage for use with the main house, an office/reception area and a laundry/ironing room.

The roof of half of the building has recently been replaced with a gabled tile roof.  It is proposed that the other half be replaced in the same way to form a double apex.  The northern wall facing the existing house will have a natural stone external finish and the other walls would be rendered.

The main front elevations of both units face west, one of the units also has windows in the north elevation facing the existing house, but there are no windows in the south elevation which immediately adjoins land which is in separate ownership.  The office and laundry room have windows and doors in the east elevation immediately facing another part of the former piggery building which is in different ownership and is now used as stables.

A small garden area and two parking spaces are to be provided adjoining the western elevation of the two units.

Site Location

The Oaks is a detached dwelling within a large curtilage on the south side of Old Nab Road.  It is served by a small access road off Old Nab Road which also provides access to four other residential properties.  The site is within the greenbelt.

Relevant History

3/2007/0874/P – Conversion of piggery building and part of existing dwelling to form four units of holiday accommodation.  Withdrawn by applicant.

Relevant Policies

Policy G1 - Development Control.

Policy ENV4 - Green Belt.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.


Environmental, AONB, Human Rights and Other Issues

The issues for consideration relate to highway safety, the amenities of nearby residents and compliance with green belt and recreation and tourism policies.

Policy RT1 of the Local Plan is supportive of proposals which extend the range of tourism and visitor facilities in the borough subject to the following criteria being met:

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

· The development should not undermine the character, quality of visual amenities of the plan area due to its scale, siting, materials or design.

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

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

A previous application (3/2007/0874/P) sought permission for a total of 4 units of holiday accommodation.  Had this not been withdrawn by the applicant, it would have been refused for reasons concerning highway safety and detriment to the amenities of the occupiers of the other dwellings in this small group of properties.

Through a combination of the reduction to 2 units and proposed off-site junction improvement works, the County Surveyor has no objections to this current application on highway safety grounds, and the proposed provision of two parking spaces is considered acceptable.

The building to be converted is within a group of dwellings which are within a reasonable distance of the settlement of Langho.  The building, however, is a considerable distance away from the other dwellings and is separated from them by another part of the former piggery building which is in separate ownership and used as stables.  The windows and doors of the units are in the elevations which look away from the other dwellings, and the small proposed garden area and parking spaces are separated from the other houses by the proposed units and the existing stable.  Given this separation I do not consider that the noise and activity associated with two holiday let units would result in any serious detriment to the amenities of nearby residents.

As the conversion of an existing building within the curtilage of a dwelling with no proposed new buildings, I do not consider that the proposal would in any way detract from the openness of the greenbelt.  As such Policy ENV4 of the Local Plan would not be contravened.

The Parish Council have objected to the application for the reason that the building converted is not a traditional stone built barn.  In response to this objection, I would comment that even new build holiday lets have been regarded as compliant with Policy RT1.  Therefore, if this building did not exist, 2 new build units may be acceptable in principle.  Additionally, Policy RT3 does not specify that the building to be converted must be of a traditional design and materials.  This particular objection of the Parish Council does not therefore, in my opinion, represent a sustainable reason for refusal of the application.

The Parish Council is also concerned that the units may not be used for their stated purpose of holiday accommodation.  In a letter received on 12 May 2008, the applicant says that he can “categorically confirm that our holiday lets will be used solely for holiday letting and no other type of accommodation”.  He explains that he and his wife are retiring at the end of the year after 30 years experience running their own business and wish to put that experience into the running of the small holiday project.  He says that they intend to work with the Ribble Valley Tourist Board to promote all aspects of the surrounding villages and countryside, and that their guests will have the opportunity to have guided tours around the area plus, if preferred, lots of information for them to discover the delights of the Ribble Valley for themselves.  He says that they will be looking to promote the accommodation to visitors from all parts of the country and also from abroad.

I feel that the application must be determined on the basis upon which it has been submitted and not be influenced by fears of possible alternative and unauthorised future use of the units.  On this basis and subject to the usual restrictive conditions, I consider the proposal to be acceptable in principle.  A ‘Grampian’ condition will also be necessary in respect of the proposed offsite junction improvement works.  These works, of course, will bring about a highway safety improvement for all users of this junction, not just those associated with this proposed development.

SUMMARY OF REASONS FOR APPROVAL

The proposed 2 units of holiday accommodation would not have any seriously detrimental effects upon the appearance and character of the area, the openness of the greenbelt, the amenities of nearby residents or highway safety.

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

1.
The units of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.


REASON:  In order to comply with Policies G1, G5, ENV1, RT1 and RT3 of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.

2.
No further works towards the conversion of the building shall be carried out, and the building shall not be used for the purpose hereby permitted, until the alterations to the front and side boundary walls of no 6 Whalley Old Road have been carried out in their entirety in accordance with the details shown on Drawing No 5008 received by the Local Planning Authority on 7 April 2008.


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

APPLICATION NO:
3/2008/0041/P
(GRID REF: SD 380022 446801)

PROPOSED EXTENSION OF EXISTING GARAGE AND RAISING OF ROOF HEIGHT FOR THE BUILDING TO BE USED FOR DOMESTIC GARAGE/WORKSHOP/STORAGE (RETROSPECTIVE) AT COWGILL HOUSE, GISBURN ROAD, SAWLEY

	PARISH COUNCIL:
	No representations received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	At the time of report preparation an agent acting for a neighbouring resident had expressed the intention to submit an objection to the application principally on the grounds that a building of this size and particularly its height is not necessary or appropriate for private domestic purposes.  Any representation which is received will be reported orally to the Committee.


Proposal

With the exception of the proposed rendered finish to the walls, which has not yet been carried out, the application is retrospective. 

The original detached garage at this property had approximate floor plan dimensions of 10.3m x 7.5m.  It had a flat roof which was approximately 3m high and was constructed of grey bricks.  The building has been extended in area and in height using matching bricks and still having flat roofs to what now comprises three sections.

The original central section now has a height of approximately 4.6m.  Attached to the western end of the original is an extension of 5m with a width which ranges from 5m to 7m.  This is approximately 3.9m high.  Attached to the eastern elevation is a smaller extension of 3m x 3.5m with a height of approximately 2.6m.  

The applicant’s original intention was that the building would be used for vehicle repairs on a commercial basis.  He was, however, advised by the Planning Authority that this would require a change of use permission which would be unlikely to be granted.  His circumstances have, in any event, changed such that the commercial use is no longer his intention (and the property is actually currently for sale).  It is now therefore implicit on amended plans received on 13 June 2008, and in the amended description of the development, that the building as it now exists is to be used for private domestic purposes only.  

Site Location

Cowgill House is one of a group of three dwellings which are served by an approximately 500m long access track off the south side of Gisburn Road (A59) Sawley.  The group of buildings, which also includes some agricultural buildings, is located to the south of the factory complex of Rose County Foods.  

Relevant History

None. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

The considerations to be made in the determination of this application relate to the effects of the building as extended and altered on the appearance of this rural locality and upon the amenities of the occupiers of the other dwellings within the group of buildings.  

With regards to the first consideration, it cannot be denied that the building is now larger and higher than would normally be expected for a domestic garage.  It is regrettable that the applicant chose to extend the garage in this way (for an intended commercial use which no longer applies) without the required planning permission.  Having said that, the building is adjoined to the west by a much larger agricultural building.  Within the context of that adjoining building, the garage/workshop/store building does not, in my opinion, represent a building which is unduly prominent or out of context with its surroundings.  Its appearance will also be improved when it is given the proposed rendered finish.  In respect of this particular consideration, I consider that it would be appropriate to impose a condition which requires the rendered finish to be given to the building within two months.  

The building is located to the west of Cowgill House whilst the neighbouring dwellings are to the east and have front and rear elevations which face north and south respectively.  The building does not therefore have any physical effects on these dwellings (such as being over bearing or resulting in loss of light) and does not even affect their view (which would not be a relevant consideration in any event).  Therefore, subject to a condition that it is used for private domestic purposes only, I do not consider that the building or its use has any seriously detrimental effects on the amenities of the neighbouring residents.

Subject to the conditions referred to above I can see no objections to the application.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The building shall be used for private domestic purposes only and shall not be used for any trade or business purposes.


REASON: For the avoidance of doubt, in the interests of the amenities and character of the locality and the amenities of nearby residents, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  

2.
Within two months of the date of this permission the walls of the building shall be given a rendered finish in a colour which has first been agreed by the Local Planning Authority.


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

APPLICATION NO: 3/2008/0147/P (LBC) & 3/2008/0148/P (PA)  

(GRID REF: SD 374 280 441 570)

PROPOSED CHANGE OF USE TO RESTAURANT – CLASS A3 USE, AT NATIONAL BUILDINGS, MOOR LANE, CLITHEROE


	PARISH COUNCIL:
	No objections.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Initial concern at level of information submitted and recommendation of refusal.  However, following the submission of drawing PCL 212A dated 8 May 2008 commented that:

”This plan shows a single point of ingress and egress and this will help to identify a focal point of activity for motorists and pedestrians, allowing them to anticipate possible movement.

The pedestrian access has been made more distinct and provides much improved separation from manoeuvring vehicles.

The proposed construction of a dwarf wall to the front of the development assists in defining the access points for motorists and pedestrians.  

The proposed sliding gate is set back only 2.5m from the edge of carriageway and this does not allow a vehicle turning to the proposed development to pull off the highway.  However, this would be acceptable if the gate remained open during the day and was locked following the completion of daily deliveries.  It is my understanding that the management of the proposed restaurant will have a high degree of control over the timing of deliveries to this site.  Such control should be exercised to ensure that the proposed gated access operates successfully.



	
	The vehicular access has been relocated to provide better separation for pedestrians and to help achieve a layout that would enable vehicles to enter and leave the highway in a forward gear.  

I am satisfied the proposed layout provides a safe access to the proposed development and I have no highway objections, on the basis that the layout is introduced as shown.”



	ENGLISH HERITAGE:
	Do not wish to offer any comments on this occasion.  Determine in accordance with national local policy guidance and on the basis of RVBC specialist conservation advice.



	HISTORIC AMENITIES SOCIETIES:
	The Victorian Society (14 May 2008) do not object to the conversion of the national buildings into a restaurant in principle, but feel that the current proposed would be unacceptable in terms of impact on the special architectural and historic significance of the building, contrary to national and local planning policy as outlined in Planning Policy Guidance 15 – Planning and the Historic Environment, and the Ribble Valley Local Plan.

The Victorian Society are concerns by the complete lack of justification for the proposals.  There is no design and access statement, no analysis of the significance of the building, no explanation of the works involved and no justification of the potentially damaging changes to the fenestration or for the alterations to the first floor.  Paragraph 3.3 of PPG15 states that:

“Applicants for listed building consent must be able to justify their proposals.  They will need to show why works which would affect the character of the listed building are desirable or necessary.  They should provide the local authority with full information, to enable them to assess the likely impact of their proposals on the special architectural or historic interest of the building and on its setting.  This has certainly not been achieved in the current application.  



	
	Considering the potentially detrimental impact that these proposals will have on the listed building and the inadequate level of supporting information, the Victorian Society recommends that RVBC refuse consent for this application.  



	RVBC ENVIRONMENTAL HEALTH:
	The layout of the kitchen appears to be satisfactory.  All fixtures and finishes must comply with Regulation (EC) 852/2004 and the sanitary accommodation must comply with BS6465.

To reduce the risk of slipping and tripping accidents to staff and customers, it is strongly recommended that a dumb waiter lift is provided in a suitable position.  This will negate the need for staff to have to carry hot food up to the first floor dining area and the associated risk of falling whilst carrying trays of food, whilst ascending the stairs or whilst carrying used plates and utensils whilst descending the stairs.  A dumb waiter will also reduce the risk of spillages on the stairs which may endanger the health and safety of customers and staff.  The duty to protect members of staff and the public are detailed in Section 2 and Section 3 of the Health and Safety At Work etc Act 1974.

The floor surfaces in the kitchen restaurant must have a suitable grip co-efficient which must perform satisfactorily when contaminated with food debris and liquid.  A duty to provide a non-slip floor is covered in Regulation 12 of the Workplace Health, Safety and Welfare Regulations 1992.



	ADDITIONAL REPRESENTATIONS:
	Clitheroe Civic Society initially commented (1 May 2008) that whilst they did not object to the change of use they did object to a number of alterations to the building, including window openings, internal beams, internal archways and doors.  In a letter of 10 June following inspection of revised plans received 3 June, Clitheroe Civic Society reiterated support for the principle of the change of use but expressed the following concerns/points on which reassurance required:

Exterior



	
	1.
	New render – type, texture and colour?



	
	2.
	Windows – approve revised design of the windows on the front elevation as they keep the original symmetry of the existing windows.  However, full details of replacement window frames and door required.  Expect refurbishment of all the stonework around the main doorway and any areas of damage on the window surrounds.



	
	3.
	Front boundary walls – the existing stone wall and railings must be kept.  In the new revision plan of 6 June note that new walls are to be built to match the existing walls.  However, the railings have been replaced by wooden planters.  The original cast iron railings must be kept.  We have pictorial evidence of them in 1935 and they are a significant feature of the listed buildings.  New cast iron railings are needed on any new walls so that they match the original railings (cast iron is readily available and patterns can be made from the existing section to match exactly).  This would enhance the street frontage in keeping with the design of the original building.



	
	4.
	New gate – details required – it should be sympathetic to the cast iron railings to create a harmonious whole.



	
	5.
	External lighting and all signage – details required.  The wrong choices could easily destroy the ambience of this historic building.  What damage will be done to the existing fabric by these?



	
	6.
	Has the possible existence of “national school” in the framing over the main entrance been explored?  If it exists, it should certainly be kept.



	
	Interior



	
	7.
	The ball shaped corbels are unusual and should be retained as a feature.



	
	8.
	The ventilators are a period feature and should be retained, both the lacy ones in the gable end and the box openings.  The original fireplace could also form part of the décor of the new restaurant.  



	
	9.
	The internal curved embrasures and downward splayed window sills are a characteristic feature which should be retained.  



	
	10.
	The beautiful upstairs arch should be kept and a similar space created downstairs to give unity to this area.



	
	11.
	The rear windows once unblocked should be retained to present a pleasing symmetry to the two floors.



	
	Once reassurance on the above points has been obtained the Civic Society will be satisfied that the nature of the listed building has been rigorously researched and put as the prime consideration.  


Proposal

Planning permission and listed building consent is sought for the change of use of the National Buildings to a restaurant (Class A3 Use) and associated works to the listed building.  The existing use of the premises is described as “electrical wholesalers” on the application form. 

The originally submitted scheme included very little information or justification as to the impact of works on the character and setting of the listed building.  Furthermore, a design and access statement was not submitted.

The originally submitted plans propose the demolition of a substantial amount of important historic fabric in the original (1839) build.  This included the dropping down of all fixed front elevation ground floor windows to form French windows, replacement of all historic school windows with double glazed windows to a different style, demolition of the large central section (3.5m x 9m) of historic first flooring and demolition of a 5m section of rear ground floor walling (containing two historic windows/openings).  

Following discussion of the concerns of officers and consultees, revised plans and additional information has been submitted.  Front window openings are now shown to be retained as existing.  Existing fenestration is shown to be replaced, but to a style proposed on a plan dated 1903 (this plan confirms that the existing front windows are post 1903) submitted by the agent.  The 5m section of rear ground floor walling containing two historic openings, previously shown for total demolition, is now proposed for modification with openings dropped to floor level and a new door opening.  Following discussions with the County Highways Officer a stone wall to match existing is proposed along the existing open section of side/front boundary.  The historic iron railings to the existing section of front boundary wall are shown to be removed and replaced with modern railings/planters.  

In response to officer concerns as to justification for alterations to the building, the agent has submitted marketing information which states that the property has been marketed since 2005 and interest has been shown.  The Individual Restaurant Company’s offer appears to the agent to be the best offer from an organisation which the agent trust to complete the deal as agreed.

A structural statement describing the method of first floor partial demolition has been submitted.  

The application form states that 18 staff will be employed as a result of the development.  Car parking and servicing arrangements will be as existing.  The estimated number of vehicles visiting the site each day is unknown.

Site Location

The list description refers to the National Buildings as a Grade II listed junior school of 1839.  It is prominently sited within Clitheroe Conservation Area at the junction of Moor Lane, Woone Lane, Whalley Road and Lowergate and its elevation above general ground level makes it conspicuous in views on the approach to Clitheroe Town Centre.  The site adjoins Clitheroe Castle’s historic park and garden (Grade II listed) County Biological Heritage Site, essential open space (Policy G6 of the Local Plan) and public open space in recreational use (Policy RT10 of the Local Plan).

National Buildings is currently vacant but was last occupied by an electronics company.  The site is outside of the Clitheroe main shopping centre (Policy S1 of the Local Plan).

Relevant History

92/0328/P – Extension to rear of building and refurbishment of front elevation.  Listed building consent granted 7 July 1992.

92/0327/P – Extension and alterations to existing buildings and parking area and refurbishment of front elevation.  Planning permission granted 10 July 1992.

92/0326/P – Display of a freestanding painted sign.  Advertisement consent granted 7 July 1992.

83/355/P – Extension to existing premises to form micro processor development and manufacturing area.  Planning permission granted 15 July 1983.

6/2/890 – Outline application for extension to existing building, comprising ground floor – covered loading and parking space and first floor – commercial space.  Planning permission granted 7 February 1961.

6/2/1193 – Change of use from grocery warehouse to provision of internal fittings for grocery retail for pre-packed foods.  Planning permission refused 4 September 1964.

6/2/949 – Construction of external staircase and canopy to existing loading bay.  Change of use to first floor to social purposes.  Planning permission granted 5 October 1961.

6/2/1420 – Change of use from warehouse to club premises.  Planning permission granted January 1967.

6/2/1015 – Erection of staircase against gable wall and details of canopy construction.  Planning permission granted 6 June 1962.

6/2/28 – Garment workroom.  Planning permission granted 5 January 1949.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV16 - Development Within Conservation Areas.

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

Policy ENV19 - Listed Buildings.

Policy ENV21 - Historic Parks and Gardens.

Joint Lancashire Structure Plan Policy 21.

Policy G1 - Development Control.

Policy T7 - Parking Provision.

Policy EMP11 - Loss of Employment Land.

Environmental, AONB, Human Rights and Other Issues

The main considerations in the determination of the listed building consent application are the impact of works on the listed building’s special architectural and historic interest (including fabric) and setting and the impact of works on the character and appearance of Clitheroe Conservation Area.  Additional considerations in the determination of the planning application are the impact of proposals upon adjoining and nearby uses and residents, the appropriateness of proposed land use change and highway safety.

I am mindful of the comments of Clitheroe Civic Society and the Victorian Society and believe sufficient information has now been submitted to determine the application.  A number of the historic features of the building referred to by the Civic Society are not shown on existing drawings and are not referred to on proposed drawings – therefore, these features are not proposed for alteration.  However, I would agree with the Civic Society that the removal of the existing front railings would result in an unnecessary loss of character and a disruption to the setting of the listed building.  I would suggest if Members are minded to approve the application that this element of the proposal be deleted by condition.  I also do not believe the removal of historic integral shelving and the interior blocking of a window opening on the rear ground floor wall to be necessary.  In my opinion these features, like the front railings, maintain the character of the historic school building.  

I would also agree with the Civic Society that further detail as to signage and its impact is required.  In my opinion the flat lettering lit by lighting units would be more appropriate than back lit lettering. 

I am concerned that the demolition of a significant section of first flooring is unnecessary for the building to be brought back into use and might also jeopardise the long term occupation of the building.  However, I note that English Heritage, who has to be consulted in accordance with the legislation on such works to a Grade II listed building, has not expressed concern at the works.

Mindful of the latest comments of the County Highways Officer, I consider the proposed development to be acceptable from a highway safety point of view.

Mindful that the site is close to Clitheroe shopping centre and also of its current planning use, I consider the proposed change of use to be acceptable and will introduce an acceptable use to the shopping area.

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 1: 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 6 June 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.

3.
The use of the premises in accordance with this permission shall be restricted to the hours between 0800 to 0100.


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

4.
The proposed parking area and gateway shall be operated to the satisfaction of the Local Planning Authority.  A detailed scheme showing the hours of opening for the gateway and how it is to be controlled shall be submitted to the Local Planning Authority and agreed in writing before commencement of the development.


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

5.
No work shall take place on the site until the applicant, or their agent or successors in title, has secured the making of a detailed record of the building.  This must be carried out by a professionally qualified archaeological/building recording consultant or organisation in accordance with a written scheme of investigation which shall first have been submitted  to and agreed in writing by the Local Planning Authority.


REASON:  To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building in accordance with Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.

RECOMMENDATION 2:  That Listed Building Consent (3/2008/0147) 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 6 June 2008.


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

2.
No work shall take place on the site until the applicant, or their agent or successors in title, has secured the making of a detailed record of the building.  This must be carried out by a professionally qualified archaeological/building recording consultant or organisation in accordance with a written scheme of investigation which shall first have been submitted  to and agreed in writing by the Local Planning Authority.


REASON:  To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building in accordance with Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2008/0275/P
(GRID REF: SD 358678 443933)

THE ERECTION OF A STEEL FRAMED AGRICULTURAL BUILDING FOR THE HOUSING OF LIVESTOCK (SITE 1045 SQ M) AT LOWER CORE, BLEASDALE, PRESTON, LANCASHIRE, PR3 1UT.

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



	LCC RURAL ESTATES:
	The applicants operate a beef and sheep breeding farm enterprise that is run from Lower Core Farm. Whilst the applicants have farmed from Lower Core for many years they introduced a suckler herd into their agricultural operations during 2003. The farm had previously been operated as a dairy and sheep enterprise. Over the subsequent years the size of the suckler herd has been expanding and is currently operating at 100 head with further expansion proposed. The applicants find that the existing cattle house building do not have the capacity to house the size of the suckler herd they currently manage also they find that the former dairy cow housing facilities are not the most appropriate for housing suckler cows, in particular whilst suckling calves. The purpose of the application building is to provide housing facilities for the suckler cattle.



	
	It is proposed to erect a steel portal frame building measuring 45.92m x 22.8m x 3.6m (eaves) height. The building will be fully enclosed consisting of concrete panel walls to 1.5m high and timber space boarding above to roof height. The roof will be clad using fibre/cement sheets proposed colour Anthracite with provision for natural roof lighting. Internally, the building will be sub-divided into a livestock housing area on either side of a central feed passage. The livestock housing area will be sub-divided into gated pens to provide group housing for five head of cattle each.

	
	The purpose of the building is to provide a new housing system for the suckler herd to replace the existing housing used when the applicants operated a dairy herd. I feel the applicants have established a significant sized herd and in view of the housing facilities that exist does justify a new building that is of appropriate design. I feel the application building will have the capacity to house in the region of 120 head of suckler cattle and suckling calves and as such, I feel it is of appropriate size.  

	
	The existing building will not be redundant, as this will cater for in-calf heifer cattle, as well as additional facilities. The proposed design being of steel portal frame construction is conventional to most modern agricultural buildings. The eaves height and type of cladding materials are appropriate for the intended use. The applicants have considered two sites for the proposed building and commented upon each of these.  I feel the proposed site provides the most appropriate site from an operational perspective but feel the other option would provide a more concealed location from a visual perspective.



	ADDITIONAL REPRESENTATIONS:
	At the time of the reports submission, no additional representations had been made.


Proposal

It is proposed to erect a steel portal frame building measuring 45.92m x 22.8m x 3.6m (eaves) height. The building will be fully enclosed consisting of concrete panel walls to 1.5m high and timber space boarding above to roof height. Following the submission of amended plans, the elevation facing the adjacent highway will be clad in natural stone up to the timber boarding. The roof will be clad using fibre/cement sheets proposed colour Anthracite with provision for natural roof lighting. Internally, the building will be sub-divided into a livestock housing area on either side of a central feed passage. The livestock housing area will be sub-divided into gated pens to provide group housing for five head of cattle each. The building will be partially screened by additional planting and an earth bank bund, constructed from soil moved during the construction of the building.

Site Location

The site is located to the west of Chipping, less than 300m within the Borough boundary. The area is designated as being within the Forest of Bowland Area of Outstanding Natural Beauty. The building would be approximately 7m from the adjacent highway, and will be partially screened by the boundary hedge treatments. 

Relevant History

3/2007/0413 – Demolition of existing timber framed and clad single storey bungalow and replace with new two-storey stone clad 3-bedroom cottage – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

SPG – Agricultural Buildings and Roads.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for the erection of a steel portal frame building measuring 45.92m x 22.8m x 3.6m (eaves) height. The applicants operate a beef and sheep breeding farm enterprise, which is run from Lower Core Farm, and whilst they have farmed from Lower Core for many years they introduced a suckler herd into their agricultural operations during 2003. Over the subsequent years the size of the suckler herd has been expanding and is currently operating at 100 head with further expansion proposed. The applicants find that the existing cattle house building do not have the capacity to house the size of the suckler herd they currently manage also they find that the former dairy cow housing facilities are not the most appropriate for housing suckler cows, in particular whilst suckling calves. The purpose of the application building is to provide housing facilities for the suckler cattle. The building will be fully enclosed consisting of concrete panel walls to 1.5m high and timber space boarding above to roof height. Following the submission of amended plans, the elevation facing the adjacent highway will be clad in natural stone up to the timber boarding. The roof will be clad using fibre/cement sheets proposed colour Anthracite with provision for natural roof lighting. Internally, the building will be sub-divided into a livestock housing area on either side of a central feed passage. The livestock housing area will be sub-divided into gated pens to provide group housing for five head of cattle each. The building will be partially screened by additional planting and an earth bank bund, constructed from soil moved during the construction of the building.

The three main issues arising from this application are the visual impact of another building at that location, any potential impacts on the amenity adjacent neighbouring dwellings and whether or not there is an agricultural justification for this new agricultural building.

With regards to the visual impact on the Forest of Bowland Area of Outstanding Natural Beauty, it must be noted that the existing buildings on site are all close together and screened at present by intermittent vegetation, however they can be viewed from certain points within the surrounding area. It is considered that the design and style of the building is appropriate for this type of area, and that its location, whilst viewed from the highway, is still close to the existing built form of the farmstead. The elevation facing this highway has been altered to incorporate a band of natural stone instead of concrete blockwork and additional tree planting and an earth bank bund is to be created to both mitigate for the loss of three trees and provide additional screen planting in the form of six additional trees to replace the three to be removed. Given the above, the building will mainly be viewed through new tree planting and against the backdrop of the existing agricultural building on site, and the proposed site is considered to provide the most appropriate location in that it will create a nucleus of buildings and will not create further built development spread into the open areas surrounding the existing buildings. The Countryside Officer is satisfied with the proposal. Therefore, I do not consider the building will be unduly prominent to the detriment of the visual amenity of the Forest of Bowland Area of Outstanding Natural Beauty.
With regards to whether or not there is a justification for this building, the Rural Estates Manager is satisfied that there is sufficient agricultural justification for this proposal and that it is appropriately designed.
In regards to any potential impact on the residential amenity of the nearby neighbouring dwellings, the nearest property is approx. 200m away from this site.
Therefore, bearing in mind the above, I consider the scheme to comply with the relevant policies, and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Precise specifications or samples of the materials to be used for the walls and roof of the approved building, including their colour and texture, shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

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

2.
No development approved by this permission shall be commenced until the Local Planning Authority has approved a scheme for the disposal of foul and surface waters.  Such a scheme shall be constructed and completed in accordance with the approved plans.
REASON:  To ensure a satisfactory means of drainage in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
The approved landscaping scheme shown on the plan dated 25th of June 2008, entitled ‘Block Plan & OS Map’ shall be implemented in the first planting season following the construction of the building and shall be maintained thereafter 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 Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

4.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified to remain shall be protected in accordance with the BS5837 [Trees in Relation to Construction] unless otherwise agreed in writing. 

The root protection zone shall be 12 x the DBH and must cover 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] and shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.

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

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

REASON: In order to ensure that any trees affected by development and considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development, and in order to comply with planning policies G1 and ENV13 of the District Wide Local Plan.

5.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 25 June 2008.


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

NOTES:

1.
Consent of the Environment Agency is required prior to the discharge of effluent to surface or underground waters.  Consent will only be considered if discharge to the foul sewer is not practicable, in which case the applicant should consider:

(i)   Construction of a soakaway area with no residual discharge to watercourse.

(ii)  Construction of a soakaway area with a high level overflow discharging to watercourse.


Direct discharge to watercourse which will only be considered where options (i) and (ii) are impracticable.  The applicant should be advised to contact the Environment Agency, Area Planning Liaison Officer, Lutra House, Dodd Way, Off Seedlee Road, Walton Summit, Bamber Bridge, Preston PR5 8BX for any option not involving discharge to foul sewer.

2.
The facilities must comply with the Control of Pollution (Silage, Slurry and Agricultural Fuel Oil) Regulations 1991 (as amended 1997)


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

3.
The building should be designed and constructed so that there is no discharge of effluent to any surface water or seepage to underground strata.


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

4.
Under the terms of the Water Resources Act 1991, the prior written consent of the Environment Agency may be required for any discharge of sewage or trade effluent into water including groundwater and may be required for any discharge of surface water liable to contamination of such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant or into waters which are not controlled waters.  Such consents must comply with the requirements of the Groundwater Regulations 1998 including prior investigation, technical precautions and requisite surveillance and may be withheld.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).

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

6.
The proposals must fully comply with the DEFRA “Code of Good Agricultural Practice for the Protection of Water”.  Guidance can be obtained from DEFRA or NFU.

APPLICATION NO:
3/2008/0342/P
(GRID REF: SD 375004 442012)

PROPOSED ERECTION OF A STEEL PORTAL FRAMED INDUSTRIAL BUILDING FOR COVERED LOADING AND UNLOADING OF TRAILERS AT UPBROOKS MILL, TAYLOR STREET, CLITHEROE 

	TOWN COUNCIL:
	No objections.

	ADDITIONAL REPRESENTATIONS:
	Two objections have been received with the main points summarised as follows:



	
	1.
	Loss of light to an engineering office which is set at a lower level than the application site.



	
	2.
	The application says no flood risk but it is within zones 2/3.



	
	3.
	Question the accuracy of statements contained within the planning application forms.



	
	4.
	Query impact on trees on site.



	
	5.
	Object to loss of light which would affect a neighbouring dwelling and light of growth of trees and hedges.



	
	6.
	There are no hours of opening and this is a quiet residential area.



	
	7.
	Question external lighting provision and that this should illuminate the building only and not the surrounding houses.


Proposal

This application details a proposed new industrial steel framed building with approximate dimensions of 25.9m x 18.2m x 8.5m to the apex of its pitch.  The building would enable the loading and unloading of materials in a dry environment instead of out in the open at present and would be used for storage.  The building would be constructed of brick plinth with steel cladding above to walls and roof.  

Site Location

The land is set to the south of Upbrooks within Clitheroe between existing commercial development fronting this road and residential properties to the south.  It is presently in commercial use for parking and unloading of trailers.  

Relevant History

None on this part of the overall site.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

Given the site is an existing employment site, I consider the principal of use is appropriate and it is matters of visual amenity and potential impacts on neighbouring amenity as a result of the scheme’s implementation that warrant further consideration.  In visual terms, I am mindful that the building is set to the rear of a structure that fronts on to Upbrooks but there is a higher ground level at this point and thus it would be visible above existing built form by approximately 3.5m.  However, I do not consider that this would prove to be over dominant or detrimental to the existing street scene.  In terms of the relationship with properties to the rear, these are set approximately 30m to the south of the proposed building with the boundary being planted up with trees.  There is an existing building to the rear of the site and again I not conclude that in visual terms there would be any significant detriment caused.  

With regard to potential impact on amenity it is not only the residential properties that need to be considered but also the unit which runs in a northerly direction but set to the east of the application site.  The occupiers of that unit have questioned the potential light loss to first floor offices should this development proceed.  That building’s affected elevation is already, I consider, experiencing reduced light to their offices from the existing buildings which surround it.  The land in question is used for the parking of HGVs and thus at present light from this direction is restricted.  Therefore, having carefully assessed potential impact on that building, I conclude that the proposals would not so significantly alter the existing situation in respect of light as to warrant a refusal on that ground.  

Turning to the relationship with the dwellings, objections have been received on the grounds of loss of light and potential impact of external lighting as well as querying hours of use.  In respect of the latter, I cannot find any record of the site’s operational hours being restricted via a planning condition and thus the trailers could at present be moved at any hour of the day or night.  The objector has made reference to this being a quiet residential area and after discussing the scheme with one of the Council's Senior Environmental Health Officers, I am of the opinion that provided a condition be imposed requiring all loading and unloading to take place within the building with all exterior doors shut, there should be no significant detriment to amenity in terms of noise disturbance.  Similarly, in terms of lighting a condition can be imposed requiring further details of this with the applicants having been advised that any such lighting would need to shine directly on to the building with no spillage in the direction of adjacent houses.  In terms of loss of light to surrounding dwellings and vegetation I do not consider they would be significantly affected and with regards to flooding, this part of the overall site is not within zones 2/3 according to the Environment Agency flood explorer map information.

Therefore, having carefully assessed all the above, I am of the opinion that the works would not prove significantly detrimental to visual or neighbouring amenity and thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Prior to commencement of development, precise details of any flood lighting/security lighting for the building shall be submitted to and approved in writing by the Local Planning Authority.  The lighting shall thereafter be installed in accordance with the details so approved.


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

2.
All loading and unloading of trailers shall be carried out wholly within the approved building with all external doors closed as such time as that activity is being undertaken.  


REASON: In the interests of safeguarding nearby residential amenity in accordance with Policy G1 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.

APPLICATION NO:  3/2008/0388/P
(GRID REF: SD 373373 436160)

PROPOSED CHANGE OF USE FROM A BUTCHER’S AND DELI (USE CLASS A1) TO A FAST FOOD TAKEAWAY (USE CLASS A5) AT 5 ACCRINGTON ROAD, WHALLEY

	PARISH COUNCIL:
	Objects on the following grounds but found it difficult to comment due to inadequate completion of the documentation:



	
	1.
	Inadequate parking at a known problem parking spot.



	
	2.
	Concerns regarding the number and lateness of hours the outlet would be open.



	
	3.
	The resultant litter that accumulates from this type of provision.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No formal comments received at time of report preparation but has informally expressed no objection to the development.  



	
	
	

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



	
	1.
	Noise to the flats above as longer trading hours would cause unacceptable noise problems from both customers/activity within the premises and people congregating/additional car noise/doors shutting etc outside.



	
	2.
	Whalley already enjoys numerous takeaways and restaurants – is there need for yet another?

	
	3.
	Loss of village shop which has taken so long to establish within Whalley.



	
	4.
	Question if CCTV would be improved.



	
	5.
	There are double yellow lines outside the building – one assumes they would operate a delivery service;  how would this be possible without causing further congestion to Accrington Road. 



	
	6.
	The fan extractor vents over another property’s land and we assume the owners of that property would need to give permission to allow this and future maintenance.



	
	7.
	There is no place for bin storage outside of the building.



	
	8.
	The plans submitted indicate the current business has access to one car parking space.  That is incorrect as there is only a right of access across the car park for the occupiers of the shop and no right to load/unload or park a vehicle.  



	
	9.
	The use would encourage people to congregate in the Swan Hotel car park to the building’s rear with resultant problems of noise and litter.  



	
	10.
	Litter left on the street and mess outside adjacent shop frontages.



	
	11.
	An increased temptation for vandalism as another late night takeaway would give more encouragement to people hanging around following closing hours of the local pub and club.



	
	12.
	Odours from the establishment.


Proposal

This application details the proposed change of use of a butcher’s and deli to a hot food takeaway (pizzas etc).  There are no detailed external alterations shown to the building but the forms acknowledge that some form of ventilation/fan extractor would be required to the outside and a side elevation drawing makes reference to an anti back draft shutter. 

Site Location

The premises occupy the ground floor of a building that fronts onto Accrington Road within the Conservation Area of Whalley.  There are retail units to either side with residential accommodation over and a pub facing.  

Relevant History

3/04/0081/P – Modification of condition 9 of 3/00/0414/P to allow retail use of ground floor office units plus provision of disabled access ramp.  Approved with conditions 30 March 2004.

3/00/0414/P – Modification of condition 8 of 3/99/0136/P to include change of roof pitch and other general alterations.  Approved with conditions 14 September 2000.

3/99/0136/P – Demolition of existing buildings and erection of two office units and two flats.  Approved with conditions 20 September 1999.

Relevant Policies

Policy G1 - Development Control.

Policy S10 - Hot Food Take-aways.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration in the determination of this application are the principle of development and its potential impacts on residential amenity and highway safety.  

In terms of principle, Policy S10 of the Districtwide Local Plan is specific to hot food takeaways stating that they will be granted subject to a number of criteria which ensure the aforementioned factors are not significantly compromised.  It does stipulate that planning permission for the sale of hot food goods within residential areas or where on-street parking is likely to cause unacceptable highway problems will not normally be granted.  

The site is not, I would argue, in a predominantly residential area.  There are commercial premises to either side and two public houses in the immediate vicinity.  There are two car parks in very close proximity and a main road to its frontage.  I am aware of the accommodation at first floor above and adjacent to the application premises and nearby houses on Manor Road and Queen Street and have thus discussed the potential impact of the development with one of the Council’s Senior Environmental Health Officers.  He has advised that given the location of the premises in a predominantly commercial area of Whalley, where there is already night time activity/movement associated with the two pubs and night club, it would be unreasonable to raise concerns over disturbance from people in the street and car parks provided hours of  operation were in alignment with the Swan Hotel and Whalley Arms.  Those premises are licensed until 0030hrs Sunday to Thursday and 0130hrs Friday and Saturday.  Given the advice from colleagues in Environmental Health I believe the hours of operation should be in line with the pubs’ closing times.  Comments have been received regarding noise transference to the flat above the butcher’s premises and, again, the advice from Environmental Health is that a condition requiring an appropriate scheme of noise insulation should be sufficient to safeguard their amenities.  Odour and means of extraction have also been considered and, again, these can be controlled by the imposition of suitably worded conditions.  

In terms of highway safety, the County Surveyor has not raised any objection to the development and, on the basis of this, I am satisfied that the criteria of Policy S10 of the Districtwide Local Plan have been addressed.

There have been many representations made on the basis that Whalley has a number of hot food takeaway establishments already and therefore there is no need for an additional one.  However, as Committee are aware, this is not a material planning consideration and it is highway safety, noise and odour that are the key factors.  On the basis of advice offered by the County Surveyor and Senior Environmental Health Officer, non of these would be significantly compromised as a result of this scheme and I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it be to the detriment of highway safety.

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

1.
Before the use commences or the premises are occupied, the building(s) shall be insulated in accordance with a scheme to be submitted to and approved by the Local Planning Authority.


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

2.
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 the type and method of any air filtration and extractor systems shall be submitted to and approved by the Local Planning Authority.


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

3.
The use of the premises in accordance with this permission shall be restricted to the hours between 0900 and 0030hrs Sunday to Thursday and 0900 to 0130hrs Friday and Saturday.


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

APPLICATION NO:
3/2008/0399/P
(GRID REF: SD 360202 442945)

THE REMOVAL OF 3 NO. STONE/BRICK/TIMBER BUILDINGS IN POOR REPAIR AND THE ERECTION OF A PROPRIETARY DESIGN STEEL AND AGRICULTURAL PORTAL FRAME BUILDING FOR THE STORAGE OF HAY AND STRAW AT HANDLESTEADS FARM, COLLIN HILL LANE, CHIPPING

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



	ADDITIONAL REPRESENTATIONS:
	At the time of the reports submission, no additional representations had been made.


Proposal

The application seeks permission to replace existing dilapidated brick/stone built buildings, and erect a steel framed agricultural portal storage building measuring 9.15m x 18.49m x 3.6m (eaves) height. The building will be enclosed on three sides consisting of treated timber Yorkshire boarding from ground to eaves height, and the roof will be covered with B6R fibre cement sheeting, coloured ‘Farmscape Anthracite’ (dark blue). The purpose of the building is to store hay and straw.

Site Location

The site is located to the west of Chipping, and the site lies within the Forest of Bowland Area of Outstanding Natural Beauty. The building would be approximately 200m from the adjacent highway, and will be enclosed within the farmstead by the existing agricultural buildings.

Relevant History

3/2007/0265/P – The erection of a timber framed, concrete walled agricultural building for the use as a covered midden store. (169 sq.m.) – Granted Conditionally.

3/2005/0291/P - Stage 2.  An extension to a timber framed sheep building to one side and the rear elevation. 408m sq site area – Granted Conditionally.

3/2003/0726/P – Erection of a timber framed proprietary sheep building to accommodate a commercial lambing flock – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

SPG – Agricultural Buildings and Roads

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to replace existing dilapidated brick/stone built buildings, and erect a steel framed agricultural portal storage building measuring 9.15m x 18.49m x 3.6m (eaves) height. The building will be enclosed on three sides consisting of treated timber Yorkshire boarding from ground to eaves height, and the roof will be covered with B6R fibre cement sheeting, coloured ‘Farmscape Anthracite’ (dark blue). The purpose of the building is to store hay and straw.

With regards to the visual impact on the Forest of Bowland Area of Outstanding Natural Beauty, the location of the proposed new building is within a collection of existing buildings, and as such will not be significantly visible from any nearby viewpoints. The size and type of materials proposed are considered to be suitable for both the intended use and will blend in with the adjacent other buildings. Its position is considered to be an ideal location in that it will add to the existing nucleus of buildings and will not create further built development spread into the open areas surrounding the existing buildings. Therefore, I do not consider the building will be unduly prominent to the detriment of the visual amenity of the Forest of Bowland Area of Outstanding Natural Beauty.
In regards to any potential impact on the residential amenity of the nearby neighbouring dwellings, the nearest property is over a mile away.
Therefore, bearing in mind the above, I consider the scheme to comply with the relevant policies, and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Precise specifications or samples of the materials to be used for the walls and roof of the approved building, including their colour and texture, shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.


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

2.
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 27 May 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.

NOTES

1.
Surface water from yard storage areas, vehicle washing areas, loading and unloading areas and any other areas likely to be contaminated by spillage should be connected to the foul sewer.  The formal consent of North West Water Ltd will be required.  In the absence of a sewerage system, such drainage must go to a tank(s) with no discharge to watercourse.

2.
The proposals must fully comply with the DEFRA “Code of Good Agricultural Practice for the Protection of Water”.  Guidance can be obtained from DEFRA or NFU.

APPLICATION NO:
3/2008/0400/P
(GRID REF: SD368565 438107) 

PROPOSED REPLACEMENT DWELLING, EXTENSION TO RESIDENTIAL CURTILAGE AND ALTERATIONS OF VEHICLE ACCESS AND REDISTRIBUTION OF EXCAVATING MATERIAL AND EXISTING HOLLOWS IN SURROUNDING AGRICULTURAL LAND AT THE WARREN, OFF AVENUE ROAD, HURST GREEN

	PARISH COUNCIL:
	No objections providing neighbour do not object and have been consulted.  We would like information as to how this development will affect the public footpath.  Concern regarding access, traffic as this is a very narrow road.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections on road safety grounds.  However, would recommend that access track leading from Warren Close to be improved.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of representation has been received which objects on the following grounds:



	
	1.
	Further details need to be provided on the height of screen planting and this should be graduated and have a height restriction to prevent loss of light to our property.



	
	2.
	Land to be sloped in a way to prevent run-off on to our property and details of proposed drainage plans should be provided.



	
	3.
	The access should be swept more to provide a better line of sight and ensure highway safety.  The drive leads on to a public right of way.



	
	4.
	The property should be restricted in height above existing ground level and in-keeping with the existing property.  Details should be provided showing the overall height of proposed development in proximity to our property and the current building on site.  The property should not be allowed to impose on our property or the surrounding area and incur loss of light and loss of view.



	
	5.
	The existing boundary treatment should remain unaltered.



	
	6.
	There should be a detailed explanation as to what the future of the residential expansion is.



	
	7.
	Asks whether there are any speed restrictions limits being imposed under right of way.  Bear in mind that the only previous vehicular traffic was farm vehicles and coal delivery.



	
	8.
	Requires details of the treatment of existing right of way and details of proposed materials and ensure that they are in-keeping and details of the construction activities, so that there is no noise disturbance.


Proposal

Planning permission is sought for a replacement dwelling and an extension of residential curtilage to form agricultural land.  It seeks to demolish an existing single storey red brick building and replace it with a two storey predominantly stone building in a similar location to the existing unit.  The proposal also involves an extension of residential curtilage mainly to facilitate the proposed access drive.  The site is not within the settlement boundary.

The new dwelling would have an increase in volume from the original by approximately 50%.  To minimise the impact of the dwelling, the building is to be set into the ground and will be approximately 450ml below the original house floor level.  The dwelling is to be constructed of natural stone of which some would be ashlar stone on the main front elevation and a slate roof.  Some of the accommodation is provided at basement level set into the slope of land.  The main entrance to the dwelling is at this level with living accommodation on the ground floor, a master bedroom suite at first floor level.  The main part of the dwelling is rectangular in plan and would measure approximately 15m x 7m and have a maximum height of approximately 8.9m.  The east elevation is to have two projecting single storey bay gables which are to be predominantly glazed with a glazed link for the stairway.  

Site Location

The site is located to the east of Hurst Green just outside the main settlement boundary and within the Area of Outstanding Natural Beauty with part of the site just within the Conservation Area.    Access to the site is from Avenue Road.

Relevant History

None. 

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H12 - Curtilage Extensions.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are compliance with planning policy and in particular in view of the replacement dwelling strategy, whether the works would prove significantly detrimental to visual character of the area and any impact on highway safety or residential amenity.  

In relation to the proposal to replace the existing building with a new building, it is recognised that it is outside of the settlement boundary of Hurst Green but given its close relationship to their dwelling I consider it is sufficiently related to the village so as not be seen an isolated building.  On this basis the impact of the changes is not as significant as if it was an isolated residential dwelling.

The replacement building has been rotated in a similar position to the existing dwelling and the impact has been reduced by utilising the existing topography and land levels to effectively a basement that is screened by the existing land.  As such, the west elevation will be seen as single storey whereas the main east elevation is three storey but would for long distant views be effectively seen as two storey.  I consider that the building, although of a modern design, would enhance the locality with the use of natural materials of stone and slate and that the existing red brick building is of poor quality.  

The proposal seeks to utilise a new driveway to the property which would be accessed off Warren Close which is currently an unmade track and footpath.  The proposal would involve an extension of residential curtilage and although it does not form a logical boundary of the additional curtilage does incorporate an area of existing agricultural buildings that are to be demolished.  I am satisfied that subject to adequate landscaping, that the visual impact of the curtilage extension and the dwelling would not be too significant.  

I note the concerns of the nearby resident regarding the additional planting but it would be difficult to control landscaping as planting does not require planning permission.  I note the observations and requests for further details but I consider sufficient information has been submitted with this proposal to enable a proper consideration.  I have also requested a finish floor level condition relating to the building and access works.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

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


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


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

3.
Prior to commencement of the development precise details of the proposed slab floor level(s) and any appropriate road level shall be submitted to and approved in writing by the Local Planning Authority.


REASON:  In the interests of visual amenity and safeguarding any adjacent residential amenity in accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

4.
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.

APPLICATION NO:
3/2008/0403/P
(GRID REF: SD 365102 438015)

CONVERSION OF AN EXISTING AGRICULTURAL BARN TO FORM A HOLIDAY LET AT DAVIS GATE BARN, DUTTON, PRESTON

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



	COUNTY SURVEYOR (LCC):
	I have no objections to this proposal on road safety grounds.


	PLANNING OFFICER (ARCHAEOLOGY):
	No archaeological comments to make.

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from the adjacent neighbour, who wishes raise the following points of objection:

1. The provision for parking is totally inadequate,



	
	2. I have Right of Way down the lane for access to my fields below and means I need access with a vehicle and trailer at all times with sufficient space for turning. The area designated for parking is only 2.75m at one side, and beyond this a car would protrude beyond the building line of Davis Gate Barn, and

3. I would ask that the Applicant should provide a minimum of two adequate parking spaces for visitors to ensure a practical solution and a harmonious future for all three parties concerned.


Proposal

This application seeks permission to convert an existing single storey agricultural building into an individual, two bedroom, holiday cottage.

Site Location

The site is located on the south side of Clitheroe Road in Dutton. The site lies within open countryside as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2001/0710 – Barn conversion – Granted Conditionally.

3/2001/0200 – Change of use of barn to form 2 no. dwellings and installation of septic tank – Granted Conditionally.

3/2001/0186 – Renewal of consent to convert barn to dwelling - Granted Conditionally.

3/1998/0812 – Conversion of barn to dwelling – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 – Development in Open Countryside.

Policy H17 – Building Conversions –Design Matters.

Policy RT1 – General Recreation and Tourism Policy.

Policy RT3 – Conversion of Buildings to Tourism Related Uses.

Environmental, AONB, Human Rights and Other Issues

This application seeks permission to convert an existing single storey agricultural building into an individual, two bedroom, holiday cottage. The site is located within open countryside, as defined by the Ribble Valley Districtwide Local Plan. The property is a former barn that was converted in 2001 to a large dwelling. The building in question to be converted to a holiday cottage is a former piggery/shippon for the adjacent farmhouse.

The scheme submitted within the application is considered to be a sympathetic conversion of a traditional outbuilding, by virtue of the minimal no. of additional openings and the attention to detail that ensures the conversion of the building relates clearly to the adjoining barn. In doing so, the existing character and setting of the barn is not compromised, and indeed when viewing the property, the buildings are still clearly identifiable as former barn and agricultural buildings due to the form, mass and elevational treatments.

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

With regard to the points of objection raised by nearby neighbour, it must be noted that the County Surveyor at LCC has raised no objections to this proposal from a highway safety point of view. The objector is concerned that there is both insufficient parking at the site, and that the proposed space for parking will block her right of way to her fields. Given the size of the proposed holiday let, it is considered that there is only the requirement for one parking space, which has been provided clearly on the amended plans by the agent. With regards to the space blocking the objectors’ right of way down the track, it must be noted that the area shown for parking is wholly within the red edge of the plan, and on landowner by the applicant. As such, the issue of access is considered to be a private matter between the objector and the landowner, i.e. the applicant. Notwithstanding this, given that the track is at present is 4.3m wide at the narrowest point, and the proposed parking area will then leave the track at 3.8m wide at its narrowest point, it is considered that there is sufficient space for another vehicle to pass behind the stationary parked vehicle at this point.

Therefore, bearing in mind the above comments and whilst I am mindful of the points of objection from nearby neighbour, I consider the scheme to comply with the relevant policies, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and will not be significantly detrimental to the visual amenity of the area, to the character of the building or on the setting and character of the open countryside.

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.
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 28 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.

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


REASON:  To comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.

4.
All new and replacement door and window head and sills shall be natural stone to match existing.


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

5.
Notwithstanding the details shown upon the approved plans, the proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be further submitted to and approved by the Local Planning Authority before development commences upon the site.


REASON:  In the interests of visual amenity in order to retain the character of the barn and to comply with Policies G1 and H17 of the Ribble Valley Districtwide Local Plan.

5.
The unit of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.


REASON:  In order to comply with Policies G1, G5, ENV3, RT1, RT3 and the Policy SPG – “Housing” of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.

6.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 23 June 2008.


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

NOTE

1.
The applicant is reminded of the need, when drawing up details for any subsequent "approval of details", to take account of the needs of making the development accessible to and usable by disabled people.  Your attention is particularly drawn to the requirements of Part M of the Building Regulations 1985 which establishes requirements for satisfactory access to parts of certain buildings and, in some circumstances, to provide suitable sanitary accommodation.

APPLICATION NO:
3/2008/0404/P

(GRID REF: SD 360883 435593)

GLASS AND STONE CONNECTING LINK BETWEEN BAINES BARN AND EXISTING SWIMMING POOL, GYM AND GARAGE (RE-SUBMISSION) AT BAINES BARN, PINFOLD LANE, LONGRIDGE

	TOWN COUNCIL:
	No objections.



	ADDITIONAL REPRESENTATIONS:
	No additional representations have been received.


Proposal

This application is a re-submission of a previously refused proposal. The applicant seeks permission for a glass and stone connecting link between the property Baines Barn and the existing swimming pool, gym and garage building on site.

Site Location

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

Relevant History

3/2008/0053 – Proposed 4m wide covered connecting corridor between the existing house and the existing pool and garage building – Refused.

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

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

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

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

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

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy H17 – Building Conversions –Design Matters.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

This application is a re-submission of a previously refused application for a link building between the existing house, Baines Barn, and the recently completed pool and garage building. The link extension was to measures 5.6m wide (from the front elevation), 5m deep and approx. 4.1m high to the ridge of the roof. 

This re-submission sees the proposed link reduced significantly in size, in that it is only 2.5m wide and will be constructed almost entirely from aluminium and glass. The design has also been altered to reflect a more simple size.  The two portions that connect the middle, glazed section to the Barn and the outbuilding respectively will be constructed in materials to match. Whilst the proposal will still fill the break between the barn and the new swimming pool/garage building, by virtue of the simplicity of the design, a reduction in size of the scheme and the materials proposed to be used in its construction, it is considered that the proposed works will still retain the open break between the two solid buildings and not significantly detract from the original form of the building and associated outbuildings. It is therefore considered that its approval would cause no significant detrimental impact on the visual amenities of the area or on the character of the previously converted building.

For these reasons, the application is 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” (if applicable).

APPLICATION NO:
3/2008/0414/P
(GRID REF: SD364839 430969)

PROPOSED RETROSPECTIVE APPLICATION FOR AMENDMENTS TO PREVIOUSLY APPROVED DETACHED GARAGE (REF: 3/2007/0428/P) AT THE OLD FARMHOUSE, 50 MELLOR BROW, MELLOR

	PARISH COUNCIL:
	The Parish Council objects to this application on the grounds that it represents over development of the site and is out of proportion with surrounding buildings; and that the triple garage is intrusive to neighbours as opposed to the double garage which was originally approved.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

Previous planning application 3/2007/0428/P sought permission for a conservatory at the rear of the dwelling and (as originally submitted) for a triple garage.  The Parish Council objected to the application on the grounds that the triple garage represented over development and would be dominant on this corner.  The application was amended to become a double garage, but the garage which was removed from the original plans was the one closest to the house rather than the one closest to the road.  The dominance of the building on the corner was therefore not significantly reduced by the amendment.  Planning permission was granted for the double garage.  

The applicant requested his agent to reapply for a triple garage but no application was ever received by the Council.  The garage, however, was constructed as a triple without the necessary planning permission having been sought or granted.  Permission is now therefore sought retrospectively for a detached triple garage with dimensions of 8.6m x 6.3m with an eaves height of 3.2m and a ridge height of 5m.  It has been constructed using natural stone and natural slates which match the existing dwelling.  

Site Location

The property is a traditional stone built farmhouse standing on a corner plot on the north side of Mellor Brow in the area of open countryside between Mellor and Mellor Brook.  

There are terraced houses to both sides of the site, modern detached dwellings on the opposite side of Mellor Brow and a conversion development of self catering holiday accommodation at the rear.  

Relevant History

3/2007/0428/P – Detached double garage to side and conservatory at the rear.  Approved. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration relate to the impact of the triple garage on visual amenity, the amenities of nearby residents and highway safety.

The garage is sited in a visually prominent location between the farmhouse and the road such that it does have an impact on the appearance of the area.  However, its southern gable wall (ie the wall closest to the road) is in the same position that was previously approved for the double garage.  The increase in the size of the garage has been achieved by reducing the distance between the house and the garage rather than encroaching closer to the road.  It obviously cannot be denied that the garage as built has more of an impact on the locality than would have resulted from the construction of a double garage as approved.   However, as it has not encroached closer to the road and is built to a high standard using traditional stone and slates to match the farmhouse, I do not consider those effects to be so harmful as to warrant refusal of the application.  

All neighbouring dwellings are considered to be far enough away from the proposals and would not, therefore, be significantly affected.  No objections were received from nearby residents in respect of either the previous application or this current application.

In terms of highway safety, the access point on to the road from the driveway has remained unchanged and ample turning space within the site has been provided.

Whilst it is obviously regrettable that this application is retrospective, for the reasons outlined in the report I do not consider that the garage as built causes any serious harm in respect of any of the relevant considerations.  There are therefore no sustainable reasons for refusal of the application.  Accordingly I recommend that planning permission be granted.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2008/0416/P
(GRID REF: 360781, 437374 SD)

PROPOSED DEMOLITION OF EXISTING KITCHEN EXTENSION AND ERECTION OF A NEW SINGLE STOREY KITCHEN AND DAYROOM EXTENSION TO REAR AT 11 HIGHER ROAD, LONGRIDGE

	TOWN COUNCIL:
	Providing that matching materials are used in construction and that neighbours are consulted, and the conservation area criteria is met, no objection.  

We ask that the work on the development be restricted to reasonable hours to avoid nuisance to neighbours and suggest 08:00 to 19:00 Monday to Friday. 10:00 to 16:00 on Saturdays and 10:00 to 14:00 on Sundays.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from the adjoining neighbour who objects to the planning application in respect of the proposal to remove an established privet hedge that is on the boundary of both rear gardens.

The objectors have been advised by a friend that the hedge does not need to be removed in order to lay the foundations to the proposed side walls as the hedge is mostly on the neighbours side of the boundary line.

The neighbours have discussed this with the applicant who has said that she will cooperate on this point but the objector asks that should the Planning and Development Committee be minded to approve the application the retention of the privet hedge be made a condition of approval.

The objector asked that the department would also advise the applicants of their requirement to comply with the Party Wall Act in relation to this development.


Proposal

The application seeks permission for the demolition of the existing rear kitchen extension and the erection of a single storey kitchen and dayroom extension on the rear elevation of the property.  Dimensions of the proposed extension are approximately 5m x 6m x 3.9m to the pitch.  The extension has been designed to sit along the boundary for 3m before being set in for the final 2m by 2.4m.  The extension will create 10 square meters of additional floor space.  The extension will have blank elevations on both sides and will be fully glazed towards the rear.

Site Location

The application site, a semi detached property, is located on Higher Road, the continuation of King Street, opposite a long row of listed cottages dating to the late 18th century.  The front garden of the property is situated within the Longridge Conservation Area, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).

Relevant History

None.

Relevant Policies

Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues to consider with this proposal 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, the proposed materials will match the existing property, and as it is to the rear it would not be clearly visible in the wider area or in the conservation area.  

With regards to the potential impact of the proposal upon properties either side of the application site; the elevation nearest no. 13 will be blank therefore there will be no privacy issues caused.  The impact would be minimal towards the adjoining property no. 9 as the wall positioned closest to the boundary will also be blank.  Where the extension has been set in from the boundary a set of double doors are proposed to open onto the patio area.  These are considered to be acceptable as this part of the extension is set in from the adjoining boundary by approximately 2.3 meters and therefore is sufficient distance from the adjoining property.

I note the neighbour’s comments regarding the hedge but I do not think this is essential to the scheme and as such a condition would not be reasonable.  However, in view of the co-operation I suggest a note be added to the decision notice.

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

NOTE:

1.
The applicant is requested to consider the adjacent neighbour’s request and retain the privet hedge where possible.

APPLICATION NO:
3/2008/0444/P
(GRID REF: 369066, 433062 SD) 

PROPOSED SINGLE STOREY FRONT EXTENSION AT 19 DURHAM ROAD, WILPSHIRE, BLACKBURN

	PARISH COUNCIL:
	No comments or observations have been received in the statutory 21 day consultation period.



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

1. This is the fifth significant application for the property in the last nine years.



	
	2. The proposed extension will restrict daylight and sunlight into the neighbour’s front garden.

3. Currently the neighbour’s front garden has an open aspect and the neighbour has a pleasant view of other properties and gardens.  The construction of the front extension will limit the range of view and replace greenery and gardens with a brick wall. 

4. There is symmetry to the properties on Durham Road, which I believe will be adversely affected by such an intrusive extension.


Proposal

This proposal seeks permission for a front extension incorporating a bathroom and porch.  The proposal will extend towards the front of the property from the previously approved kitchen extension by approximately 1.7 meters and will be approximately 3.6 meters wide.  The proposal will have a pitched roof and be built in materials to match the existing property.

Site Location

The property is located in a residential area and is a corner plot off Durham Road, Wilpshire.

Relevant History

3/1999/0528 – Alterations and extensions to form porch, bay window, conservatory, bedroom extension, detached garage and new windows – Approved.

3/2004/0521 - Lounge extension – Approved.

3/2005/0893 - Kitchen extension – Approved.

3/2007/0051 - Kitchen extension – 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 main issues to consider with this proposal are the visual impact of the proposal and the potential impact on neighbouring residential amenity.

The proposal has been designed to match the existing style of the dwelling, and looks very similar to other extensions on adjacent dwellings. As such I do not consider this application would cause a significantly detrimental impact on the character of the dwelling or have an adverse affect on the street scene particularly as the four dwellings the objector mentions are not symmetrical.

There are no neighbour implications, as the proposal will not lead to any overlooking or loss of light to neighbouring properties, particularly as the side of the extension nearest the neighbour who objects only projects approximately 1.7 meters from the front elevation.  There are no BRE implications.  Taking the objectors comments into consideration the application is recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2008/0483/P
(GRID REF: SD 363034 439050)

PROPOSED ERECTION OF SINGLE UNIT POLYTUNNEL WITH DIMENSIONS OF 15M LENGTH X 5.5M WIDTH X 3M HIGH FOR HORTICULTURAL USE ON AN AGRICULTURAL SMALL HOLDING AT BLUE BELL FARM, HIGHER ROAD, LONGRIDGE 

	PARISH COUNCIL:
	No representations had been received at the time of report preparation.

	
	
	

	COUNTY LAND AGENCY MANAGER:
	No comments had been received at the time of report preparation. It is expected that the comments will be made in time to be reported orally to the Committee.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a planning consultant on behalf of the occupiers of a dwelling opposite the application site, in which objections to the application are made as follows:



	
	1.
	A plastic polytunnel does not fit in with the “need to contribute to the conservation of the natural beauty of the area” as required by Policy ENV1 of the Local Plan.



	
	2.
	Because of their reflective materials, many horticultural structures proposed in areas designated as of special landscape importance such as AONB elsewhere in the country have attracted objections over and above that which may be drawn by a conventional agricultural building.  



	
	3.
	If the application is approved it will be extremely difficult to resist repeat applications for further polytunnels on the same site.  Given the applicant’s intention to establish a viable horticultural use on site, this is not mere generalised concern, but a realistic possibility.

	
	4.
	Highway safety was a concern with the previous application.  Whilst the applicant may assure that he will utilise transit vans or cars to transport materials, this cannot effectively be controlled by planning condition.  Bulk materials, such as compost, are commonly delivered by pantechnicons or HGV’s, and as such the Local Planning Authority must be satisfied that the access into the site and the surrounding highway network are capable of accommodating such a use.     


Proposal

Permission is sought for a 15m long x 5.5m wide and 3m high polytunnel which is to be used for the growing of a range of plants including fruits and vegetables.

Site Location

The land known as Blue Bell Farm is a registered agricultural small holding of approximately 2 hectares in area.  It is situated on the north side of Higher Road, Longridge.  On the opposite of the road is the farmhouse of High House Farm and four other dwellings which have been formed through approved barn conversion schemes.  Other than those nearby dwellings, the site is surrounded by agricultural land.  

The site is outside the settlement boundary of Longridge and is within the Forest of Bowland Area of Outstanding Natural Beauty.  

Relevant History

3/2004/0614/P – Stable block and feed and machinery store to replace existing buildings.  approved.

3/2007/0629/P - Retrospective application for the demolition of existing buildings and erection of two new buildings for the breeding/rearing of pigs and production/packaging of sausages.  Withdrawn by the applicant.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Environmental, AONB, Human Rights and Other Issues

The application relates to an agricultural small holding.  Planning permission was granted to a previous owner of the site in 2004 for buildings on the site to be used as private stables and for the storage of agricultural machinery (3/2004/0614/P).  Those buildings, however, were used for the breeding and rearing of pigs and the production/packaging of sausages.  Whilst the rearing of pigs was an agricultural use which did not require planning permission, the production/packaging of sausages was an unauthorised use of the buildings, which resulted in large vehicles visiting the site.  An application (3/2007/0629/P) was submitted which sought retrospective permission for this use (and to regularise the buildings as they were not built exactly in accordance with the approved plans).  That application, however, was withdrawn by the applicant who moved to more suitable premises for his business, outside this borough.

The small holding has recently been purchased by the current applicants who are using it for agricultural/horticultural purposes including the growing of a range of plants including fruits and vegetables.  

In a statement in support of their application, the applicants make a number of comments, some of which are as follows:

· The addition of the polytunnel would be to enhance the current use of the land by providing more effective growing conditions and protection to plants in the early stages of growth and for those plants that require particular growing conditions throughout their cycle.

· One of the reasons we purchased the small holding is because of its location and surroundings and we have every respect for preserving the beauty of the area.  The intention is to site the polytunnel behind existing buildings so that visibility from the road is minimised.  It will also have natural screening provided by the planting of shrubs and trees along the boundary.  

· Two of the objectives defined in the Ribble Valley Districtwide Local Plan are ‘to promote and encourage economic and productive agriculture’ and ‘to allow enterprise to flourish and the needs of the people for employment to be met’.  

· It is hoped that, in line with the Council's own Local Plan, any environmental  considerations can be balanced with the need for economic and, what we intend to be sustainable agricultural use of the land.  

The matters for consideration relate to the effects of the proposed polytunnel on visual amenity, the amenities of nearby residents and highway safety.  

With regards to the first consideration, the site is within the AONB, and an objection has been made on behalf of the owners of a property on the opposite side of the road, that, by virtue of its curved form and its light colour, a polytunnel would be an incongruous feature which would detract from the appearance of the AONB.  I appreciate this comment, but consider that it needs to weighed against what I consider to be the applicant’s genuine attempts to use this small holding for legitimate agricultural purposes, albeit on a small scale.  The polytunnel is to be sited behind the existing buildings on site (which would screen it from view from the dwellings opposite) and the applicant has expressed a willingness to carry out screen planting in order to reduce its impact when viewed from other directions.  A condition would be required to ensure the submission for approval and implementation/maintenance of such a scheme of screen planting.  In view of the materials of construction, the polytunnel is likely to deteriorate in condition and appearance over time to the detriment of the appearance of the locality.  I also, therefore, consider it appropriate to make the permission temporary for a three year period.  Subject to such conditions, and in view of its use for agricultural/horticultural purposes, I consider the proposal to be acceptable with regards to visual amenity.  

As it would be sited behind the existing buildings, I do not consider that the polytunnel would have any detrimental effects on the amenities of the nearby residents.  

In respect of highway safety, the County Surveyor did express concerns about the number and type of vehicles visiting this site in association with the previous unauthorised non-agricultural use of the buildings.  It is not, however, considered that the nature of the surrounding road network can represent a sustainable reason for refusal of an application which is associated with an agricultural use in a rural area.  The County Surveyor has expressed orally that he considers the actual access from Higher Road into the site to be acceptable for the current agricultural use of the site.  

Overall, (subject to consultation of any comments reviewed from the County Land Agency Manager) I consider the proposal to be acceptable subject to appropriate conditions, and I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposed development, which is for agricultural/horticultural purposes, is appropriate for its rural locality and would not have any seriously detrimental effects on visual amenity, nearby residential amenity or highway safety.

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

1.
The polytunnel hereby permitted shall be removed on or before 31 July 2011 and the site restored to its former condition to the full satisfaction of the Local Planning Authority unless a renewal of this planning permission has first been granted by the Authority.


REASON:  The proposed structure, by virtue of its materials and construction, is likely to deteriorate in condition and appearance over time to the detriment of the appearance of the locality, contrary to Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.  

2.
The development hereby permitted shall not be commenced until details of a screen planting scheme have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate the types and numbers of trees and shrubs and their distribution on site.


The approved screen planting scheme shall be implemented in the first planting season following the first use of the poly tunnel hereby permitted, and shall be maintained thereafter until the expiry of the temporary permission on 31 July 2011 or for a period of five years in the event that the permission is renewed.   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 amenities of the area and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.
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