RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
TUESDAY, 12 AUGUST 2008 
title:

ITEMS DELEGATED TO DIRECTOR OF DEVELOPMENT SERVICES UNDER 


SCHEME OF DELEGATED POWERS AND PLANNING APPLICATIONS

submitted by:
DIRECTOR OF DEVELOPMENT SERVICES 

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

APPLICATIONS APPROVED

	Plan No:
	Proposal:
	Location:

	3/2008/0227/P
	Construction of building to house farm shop, café, education room and bakery, laying out of parking area and creation of small animal enclosures
	Alston Dairy

Bolton Fold Farm

Preston Road, Longridge

	3/2008/0318/P
	Knock down and rebuild current kitchen extension to rear of property. Replacement will be single storey with 2no Velux roof windows in roof
	1 East View Terrace

Whalley Road

Langho

	3/2008/0351/P
	External terrace screens and jumbrellas to side of building
	Todber Holiday Park

Burnley Road, Gisburn

	3/2008/0366/P
	Alteration to existing access from B6245 Blackburn Road, Ribchester to form two new entrance gateways, one for Heron Cottage and one for Ribblesdale House Farm (both Blackburn Road)
	Heron Cottage

Blackburn Road

Ribchester

	3/2008/0383/P
	Amendments to approved implement shed and stable
	Brook House

Rock Brow, Thornley

	3/2008/0389/P
	Lean-to conservatory to rear of property and small retaining wall to garden
	1 Victoria Court

Chatburn

	3/2008/0408/P
	Replacement dwelling and garage (revised scheme) 
	Orchard Cottage

Hollins Farm, Sabden

	3/2008/0410/P
	Change of use of agricultural workshop to holiday cottage and demolition of agricultural buildings to allow parking and amenity space
	The Workshop

Colthurst

Cross Lane, Waddington

	3/2008/0417/P
	Erection of canopy in the garden centre and siting of satellite dish, five a/c condenser units and security netting to garden centre
	Homebase

Queensway

Clitheroe

	3/2008/0420/P
	Two storey extension to rear 
	23 Chapel Rise

Billington

	3/2008/0423/P
	Demolition of attached single garage and erection of two storey side extension and internal alterations 
	96 Hacking Drive

Longridge

	
	
	

	3/2008/0424/P
	Conservatory to rear elevation and a porch to the front elevation
	28 Conway Avenue

Clitheroe

	3/2008/0429/P

(LBC)
	To remove existing octagonal conservatory and to add traditional glass/timber orangery painted in an agreed historic colour
	Dove Syke Farm

Eaves Hall Lane

West Bradford

	3/2008/0430/P
	To remove existing octagonal conservatory and to add traditional glass/timber orangery painted in an agreed historic colour
	Dove Syke Farm

Eaves Hall Lane

West Bradford

	3/2008/0434/P
	Two storey extension and porch and demolition of existing lean-to
	1 Pendle Cottages

Twiston

	3/2008/0435/P
	Rear conservatory 
	14 Roman Way

Clitheroe

	3/2008/0439/P
	Proposed single storey extension to side to form kitchen and dining room (Resubmission) 
	Clover Cottage

Clough Lane, Simonstone

	3/2008/0440/P
	Proposed extension to side/ rear of property incorporating pitched roof over garage and new sunroom
	18 Glendale Drive

Mellor

	3/2008/0443/P
	Ménage (sand paddock) 40m x 20m on land to rear of dwelling for exercise area for horse (private use) 
	Brook Hall Barn

Alston Lane

Longridge

	3/2008/0449/P
	New agricultural ring-type slurry store
	Laneside Farm

West Bradford Road

Waddington

	3/2008/0452/P
	Rear first floor extension (Resubmission) 
	4 Woodlands Drive

Whalley

	3/2008/0456/P
	Single storey extension to side and rear to form kitchen/dining room and WC
	19 Ribblesdale Avenue

Wilpshire

	3/2008/0464/P
	Proposed two-storey side extension (Re-submission)
	Riverbank Cottage

7 Greenside, Ribchester

	3/2008/0465/P
	Conversion and extension of double garage to form a single garage and guest accommodation
	The Hawthorns

Kiln Lane

Paythorne

	3/2008/0466/P
	Alteration to approved application 3/2007/0702/P. Two storey rear extension and single storey side porch
	1 Read Hall Cottages

Hammond Drive

Read

	3/2008/0469/P
	Creation of a playground incorporating permanent play equipment and the erection of a sail type canopy
	Barrow Primary School

Barrow

	3/2008/0474/P
	Proposed lounge/dining room extension. Re-submission
	18 Mayfield Road

Ramsgreave

	3/2008/0475/P
	Proposed conversion of existing integrated garage into bedroom, including removal of garage doors and inclusion of new windows and patio doors  
	Calding Bank Farm

Whalley Old Road

Billington

	
	
	

	3/2008/0478/P
	1no. illuminated Fascia Sign and 1no. non-illuminated Board Sign

	Sunderland Peacock

Hazelmere, Pimlico Road

Clitheroe

	3/2008/0479/P
	Single storey garden room extension to rear of property and refurbishment of basement
	41 Whalley Road

Wilpshire

	3/2008/0482/P
	Proposed two-storey rear extension (Re-submission of 3/2008/0262/P)
	13 Monk Street

Clitheroe

	3/2008/0487/P
	Erection of a clear and apex and cultural livestock building with total floor area of 420m2 
	Lower Edge Farm

Tinklers Lane

Slaidburn

	3/2008/0501/P
	Erection of single storey rear extension
	2 Gleneagles Drive

Brockhall Village

Old Langho

	3/2008/0502/P
	Dormer window to rear elevation and conversion of roof space to provide two bedrooms and a bathroom
	93 Whalley Road

Read

	3/2008/0503/P
	Form new vehicular access by demolishing front wall and creating two car parking spaces (Conservation Area Consent Demolition)
	Broadfold Farm

Main Street

Grindleton

	3/2008/0512/P
	Installation of fixed lighting columns around the site
	BAe Systems

Samlesbury Aerodrome

Myerscough Road

Balderstone

	3/2008/0557/P (CDA)
	Internally illuminated totem pole sign on Queensway side of site, resubmission
	Homebase, Queensway

Clitheroe


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2008/0161/P
	Add 3 No en-suite bathrooms by installing stud walls and forming of a new doorway to an existing internal wall inside a wardrobe to provide facilities consistent with modern expectations and increase privacy for stepdaughter


	Sharley Fold Farm

Dixon Road

Longridge
	Loss of important historic fabric and impact of modern incongruous external additions on the listed building.  


	3/2008/0183/P

Cont/

Cont…..
	Conversion of barn to affordable dwelling
	The Barn at 

Croasdale Farm

Whinney Lane

Langho
	Policies G1, ENV3 and ENV4- Detrimental to the openness of the Green Belt, urbanisation of the open countryside and detriment to the privacy and amenities of nearby residents.



	3/2008/0242/P
	Conversion and alterations to create 6 apartments and 6 parking spaces at 
	The Old Mill

Knowle Green

Longridge
	G1 – detrimental to adjacent residential amenity by virtue of direct overlooking. G5, Interim SPG: Housing, JLSP – Housing Over supply.


	3/2008/0395/P
	Rear extension and dormer to existing two flats
	35-39 Whalley Road

Clitheroe
	Policy G1 – detrimental impact on residential amenity and Policy G2 Interim SPG Housing Policy 12 JSLP – Housing oversupply



	3/2008/0446/P
	Proposed first floor dormer extensions to front and rear elevations
	18 Langdale Road

Longridge
	G1, H10 and SPG “Alterations and extensions – detrimental to visual amenity.



	3/2008/0447/P
	Retrospective application for decking to front of building 
	Duke of York PH

Brow Top

Grindleton
	Proposal is a prominent, incongruous and alien addition harmful to the character and setting of the listed building.


	3/2008/0448/P

Cont/

Cont…..
	Retrospective application for decking to front of building
	Duke of York PH

Brow Top

Grindleton
	Proposal is a prominent, incongruous and alien addition harmful to the character and setting of the listed building and the character and appearance of Conservation Area.
Seating area will reduce the available footway width to the detriment of highway and pedestrian safety.


	3/2008/0459/P
	Parkland extension to existing residential curtilage for private domestic use at 
	Salesbury Hall

Salesbury Hall Road

Ribchester


	G1, ENV3, H12 – detrimental to visual amenity

	3/2008/0463/P
	First floor extension forming additional bedroom, en-suite and house bathroom.  Existing bathroom and WC to be removed to form new en-suite to bedroom No. 1 (Resubmission) 
	Waddington Old Mill

Mill Lane

Waddington
	Policies G1, ENV1, H10, SPG Extensions and Alterations to Dwellings, Policy 2- JLSP – over large extension to detriment of visual amenity



	3/2008/0470/P
	Alterations and first floor extension to existing garage to form garage and utility and office/store. Re-submission
	Corgill Cottage

Holden Lane

Bolton-by-Bowland
	G1, ENV1 and SPG: Extensions and Alterations to Dwellings – Visual impact and loss of neighbouring residential amenity.


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2008/0544/N
	Portal Frame Agricultural Building for the storage of livestock and feeds
	Shays Farm

Tosside

Skipton


CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2008/0450/P
	Convert an existing domestic 4 car garage to form granny annex to be used an ancillary accommodation to the main dwelling.  Any alterations to the building would be of matching facing brickwork (Certificate of Lawfulness – proposed)
	Tipping Meadow

Lyndale Avenue

Wilpshire


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2008/0211/P
	Demolition of existing property and rebuilding of a new two storey dwelling
	Homestead

Barker Lane

Mellor

	3/2008/0458/P
	Timber framed agricultural storage building 13.92m x 9.15m x 3m to eaves
	Chipping Show Ground

Goose Lane

Chipping


APPEALS UPDATE

	Application No:
	Date Received:
	Applicant/Proposal/

Site:
	Type of Appeal:
	Date of Inquiry/Hearing:
	Progress:

	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 
	Hearing commences at 10am, Training Room, Level D, RVBC

	3/2007/0736 & 0737

D
	11.4.08
	Mr & Mrs H Johnston

Proposed conservatory to side elevation (Resubmission)

Rodhill Lodge

Bolton-by-Bowland
	WR
	_
	Site visit 4.8.08

Awaiting decision

	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
	

	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
	_
	Statement sent

Awaiting site visit

	3/2007/0911

D
	3.7.08
	Mr & Mrs K Sanderson

Retrospective application for the siting of a mobile home for a three year period for use as a temporary farm workers dwelling

Brookside Farm

Moss Side Lane

Thornley
	_
	Hearing – date to be arranged
	Statement sent

	3/2008/0301

D
	3.7.08
	Mr D Simpson

Proposed first floor extension and small ground floor extension

Smithy Cottage

Settle Road

Bolton-by-Bowland
	WR
	_
	Notification letter and questionnaire sent 11.7.08

Statement to be sent by 13.8.08

	3/2007/0046

D
	9.7.08
	David Sunderland

Extension of residential curtilage and formation of new driveway to house

Land west of

Bramley Farmhouse

Clerk Hill Road

Wiswell
	WR
	_
	Notification letter sent 15.7.08

Questionnaire sent 21.7.07

Statement to be sent by 19.8.08

	3/2008/0264

D
	18.7.08
	Sally Thorogood

Extension over garage

14 Back Lane

Rimington
	WR
	_
	Notification letter sent 29.7.08

Questionnaire sent 30.7.08

Statement to be sent by 28.8.08


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: 3/2008/0041/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

This application was deferred for further information and to enable a more detailed assessment of the proposal.  One element of concern was the size of the building and its use as a commercial business.  The applicant is now intending to sell the property and, as such, following advice, is no longer wishing to use it as a commercial business and the equipment and machinery within the building will be removed.

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: 3/2008/0359/P
(GRID REF: 376661, 444312SD)

ERECTION OF TWO STOREY SIDE EXTENSION, SINGLE STOREY REAR EXTENSION AND SINGLE STOREY GARAGE/WORKSHOP AT 31 RIBBLE LANE, CHATBURN

	PARISH COUNCIL:
	Chatburn Parish Council has no objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I am satisfied that the proposed driveway does not present a hazard to motorists or other road users and that I have no objections to the proposal on grounds of highway safety. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letter of objections has been received from the same person which raise the following:

· Development of this kind is out of character with existing properties.

· Parking is a serious problem, this application sounds like more parking.

The property is already a good size with three bedrooms and large gardens, this leads the objector to think developers are moving in to make quick profits and price young people and first time buyers can not afford.


Proposal

Planning permission is sought for a two-storey side extension, single storey rear extension and single storey garage extension.  Permission is also sought for a driveway.  

The additional accommodation would provide an integral garage/ workshop, toilet, store room, cloak and utility room at ground floor and a larger bathroom and a walk in wardrobe to the master bedroom at first floor level.  The extensions will be built in materials to match the existing property.    The proposed extensions result in a 53% increase in floor area.

Site Location

The site is a semi-detached property situated within the village boundary of Chatburn and is located on Ribble Lane between Greenfield Avenue and Darkwood Crescent.  

Relevant History

None relevant

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The 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 extensions are appropriate for this semi-detached property given its plot size.  The application has been amended to provide a set back of the two storey side extension and single storey garage from the front build line of approximately 1.0m, and a set down from the ridge of approximately 0.5m.  This amendment has reduced the overall massing of the proposed extensions, thus reducing the visual impact from Ribble Lane.  The extensions would, if approved, appear subordinate to the main dwelling and is in accordance with the guidelines set out in the SPG.

With regards to the impact on surrounding neighbours, the gable end elevation nearest to Greenfield Avenue would be blank and given that the neighbours on Greenfield Avenue are set at a higher level than the application site there should be no privacy issues raised as a result of the works.  There are no properties directly to the front of the property or to the rear.  The rear ground floor extension would not affect the adjoining neighbours or the properties on Darkwood Crescent as the side elevation nearest to those neighbours would also be blank.  Furthermore, the built form will not affect the adjoining neighbour as a well established privet hedge exists between the two properties.

I note the objections submitted by a resident on Greenfield Avenue regarding the increase in size of this property and pricing young people out of the village, but this application needs to be considered on its merits.  Furthermore, there is to be no increase in the number of bedrooms as a result of these works. And the scheme is compliant to the BRE guidelines on light.

With regards to the proposed driveway, the highways engineer is satisfied that the proposed driveway does not present a hazard to motorists or other road users therefore he has no objections to the proposal on grounds of highway safety. 
SUMMARY OF REASONS FOR APPROVAL

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

have an adverse visual impact or be to the detriment of highway safety.

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

1.
This permission shall be implemented in accordance with the proposal as amended by plans received on the 9 July 2008.


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

2.
The proposed garage/ workshop shall be for private and domestic purposes only and no trade or business whatsoever shall be carried out from within the building.  


REASON:  In order to safeguard nearby residential amenities as provided for within Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.

APPLICATION NO:  3/2008/0454/P
(GRID REF: SD 361824 434235)

PROPOSED HORSE BREEDING FACILITY COMPRISING STABLING, INDOOR ARENA, WORKSHOP AND PARKING AREA AT RIBBLE VIEW FARM, ALSTON LANE, LONGRIDGE 

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

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No observations at the time of preparing this report though previously advised no objections subject to strict control by planning conditions.



	RURAL ESTATES MANAGER:
	No representations have been received at the time of preparing this report. 



	THE Environment Agency:
	No objections subject to conditions concerning satisfactory drainage details and the submission for approval of a scheme for the containment and storage of manure.

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

	
	1.
	Would ask the Authority to apply a condition to the development with respect to minimising noise.



	
	2.
	Concern that due to the open nature of the countryside there may be some issues caused by commercial operation which has the potential to cause noise pollution. Do not consider the need for a Tannoy system as these are not characteristic of the rural landscape.



	
	3.
	Reference is made to the long term viability of the venture and possibility of any potential applications for change of use should it not achieve the level of success and profit laid out in the supporting documentation.




Proposal

The proposal is to create a new stable yard and indoor arena at Ribble View Farm, Longridge.  The indoor arena has a footprint of approximately 22m x 60m with a maximum height of 10m.  Attached to this building are two separate gable buildings which would have an outdoor area in between these two buildings.  These buildings provide stable and tack facilities and measure approximately 24m x 14m with a maximum height of 6.8m.  There is also to be a separate workshop building which would measure approximately 19m x 13m with a maximum height of 6.8m.   All the buildings are to be constructed of profile cladding with blockwork walls at lower level.  

The applicant has indicated that the proposal is to provide stabling for 20 horses which would accommodate six brood mares, foals, young horses being trained, a stallion and the applicant’s own horse.  The indoor arena is required to school horses when conditions outdoors make the ground too soft for training purposes.  The proposed stud farm will provide employment for one full time and two to three part time people.  Vehicular access to the proposed stud farm is off Alston Lane and the applicant anticipates that the likely traffic characteristics are two trips per week of a 7.5 tonne horse box for competing and collecting and delivering mares.  The permitted proposal incorporates landscaping to the rear of the proposed main arena.  

Attached to one of the stable blocks is a covered area which would allow the parking of horse boxes.  This is to have a lean-to roof and will be an open canopy to a maximum height of 7m.  

Site Location

Ribble View Farm is approximately two miles to the south of Longridge at the end of Alston Lane and in close proximity to the River Ribble.  It is in the open countryside as defined in the Ribble Valley Districtwide Local Plan.  

Relevant History

3/2005/0971 – Proposed barn conversion to hybrid workshop with residential use.  Refused.

3/2006/0299 – Conversion of barn to hybrid workshop and residential use.  Refused.

3/2006/0968 – Conversion of barn to two holiday cottages. Approved.

3/2008/0499 – Replacement dwelling.  Not determined.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy G5 - Settlement Strategy.

Policy RT16 - Development Involving the Keeping or Riding of Horses.

Policy EMP12 - Agricultural Diversification.

Planning Policy Statement – Sustainable Developments in Rural Areas.

Environmental, AONB, Human Rights and Other Issues

In determining this proposal it is relevant to have regard to the principle of this development and its appropriateness in a rural area, visual impact, highway safety and residential amenity.  

The proposal is located in the open countryside but is quite well screened by existing tree cover.  The building, although relatively large this would not dominate the landscape area and would be appropriate in this rural setting.  Although the area is relatively devoid of agricultural buildings, I am of the opinion that a building of this nature can be readily accommodated in the locality without significant visual impact.  

I am of the opinion that the proposed use as a stud farm is something that is suitable in rural locations and although there would be some noise resulting from the development it would not be significantly different from agricultural activities.  In relation to highway issues, although there is no formal response from the Highway Engineer, it has been indicated that pre application advice concluded that, providing the level of traffic is that indicated in the proposal, there would be no objection.  On this basis, I consider it essential that a condition be imposed that there should be no events from the indoor arena and that it should only be used in connection with the activities on the site.

I note the concerns regarding noise but I consider that the activity itself would not result in sufficient noise to recommend refusal, and if a Tannoy system was set up, this would be examined, as to whether it constitutes a nuisance, under separate legislation.  

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

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


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


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

3
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.


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

4
No development approved by this permission shall be commenced until a scheme for the containment and storage of manure has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with approved plans.


REASON:  To prevent pollution of the water environment in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

5
The proposed indoor arena shall not be used for competitive events, gymkhanas or other such events and shall only be used by horses stabled within the site. 


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

APPLICATION NO: 3/2008/0472/P
(GRID REF: SD 372949 443724)

PROPOSED SINGLE STOREY REAR EXTENSION AT 47 WEST VIEW, WADDINGTON

	PARISH COUNCIL:
	No objection.

	
	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY NOTICE:
	One letter of objection has been received which raises the following concerns:

	
	1.
	Issues surrounding the apparent demolition of a boundary wall to make a way for the new extension wall which will form part of the new boundary between two properties.



	
	2.
	Loss of light to an adjacent dwelling as a large proportion of lights enters the rear of the property via a window in the rear access door.



	
	3.
	Loss of sun light to the rear yard area of October Cottage with the works reducing the quantity of direct sunlight entering the external living space and casting a shadow over almost the entirety of the usable external living space.



	
	4.
	Oppressive and over bearing nature of development.



	
	5.
	Over development of the site.



	
	6.
	Loss of privacy as there is to be a large full height double window in the gable of the extension which will afford views into the rear living space of October Cottage.



	
	7.
	Impact on Conservation Area.



	
	8.
	Concerns over how access will be gained by the construction workers without trespassing on other peoples land.



	
	9.
	Unnecessary development of the site.


Proposal

This application details a rear lean-to extension to a mid terrace property.  The works would extend across the full width of the property but project 2.2m beyond it at the point on the boundary wall and then step out to approximately 3.4m for roughly two thirds of its width.  The roof profile would be lean-to in slate with walls constructed of stone.

Site Location

This is a mid terraced property within the Conservation Area of Waddington and the AONB.  

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the work and potential impact on neighbouring amenity.  The rear of this terraced row has numerous lean-to extensions and I do not consider that the form of extension put forward here would detract from the visual characteristics of the Conservation Area.  

In terms of residential amenity, there is only one property which would be affected by the works which is October Cottage that is set to the immediate north.  The rear of that property has a doorway (part solid and upper part glazed) on the boundary with a large window serving kitchen/dining room.  Between the respective back yard areas is a stone wall which allows for direct views between the two areas.  In assessing potential light loss to the neighbour’s dwelling, I have applied the BRE methodology and according to that, the room (which is classed as habitable given it is a dining/kitchen) would not be significantly affected when calculating impact on the large window.  I am mindful that there would be an impact on light gained through the upper half of the doorway on the boundary but that is a secondary opening and whilst the neighbour has objected due to the loss of light to that window, I believe it is the larger rear elevation window that is the one the BRE test should be applied to.  As stated, that window would not be significantly affected.  Next, I have considered whether the works would lead to an overbearing nature of development on the neighbouring dwelling.  Again, I believe that it is the impact on the window and not the doorway that should be considered in this respect.  I do not consider that the works outlined would prove significantly detrimental to the existing amenities of October Cottage.  Objectors have made reference to potential loss of privacy and whilst full height glazing is shown in the gable of the extension, I do not believe it would afford any greater degree of overlooking than that which is already experienced given the height of the common boundary wall.  With regards to sunlight the works may have some impact on the outside space of the adjacent dwelling but I am of the opinion that these works would not prove so significantly detrimental to residential amenity as to warrant an unfavourable recommendation.

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: 3/2008/0508/P
(GRID REF: SD 364977 453851)

DEMOLITION OF TRADITIONAL STONE BARN AND ERECTION OF NEW STOCK BUILDING WITH MIDDEN AT LOWER BRENNAND FARM, DUNSOP BRIDGE, CLITHEROE, LANCASHIRE.

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



	LAND AGENCY MANAGER (RURAL ESTATES):
	The Land Agency Manager has not formally been consulted on this application as the building proposed is a substitute for the building approved within Planning Application Number 3/2007/0477/P. The following comments were made in relation to that application;



	
	The proposed development represents the modernisation of cattle housing facilities on the unit and associated waste facilities. I am aware that currently the majority of cattle are housed within traditional buildings using traditional methods, which are not conducive to modern farming practices and animal welfare. The proposed building would also allow the existing adjacent building to be used solely for sheep housing and handling. In my opinion therefore, the proposed development is reasonably necessary.



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


Proposal

This proposal seeks permission for a new covered midden and an adjoining agricultural building to house cattle, all under one roof. The steel portal frame building will measure 42.67m x 22.86m x 3.96m (eaves) height, with an additional open bay on the southeast corner of the building measuring 6.1m x 11.43m for the storage of straw. Internally, the building will be sub-divided into 10 no. 3.05m x 6.16m pens, 2 no. 11.43m x 12.19m pens, 1 no. 6.1m x 11.43m pen, a 6.09m x 11.43m straw storage area and a 12.19m x 22.86m midden area.

Site Location

The application relates to an agricultural holding of approx. 1149 hectares lying within the AONB, approx. a mile and a half to the north of Dunsop Bridge.
Relevant History

3/2007/0477 – Erection of Stock Building & Muck Store (1259.90 sq.m.) – Granted Conditionally.

3/1999/0200 – Construction of new livestock building – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

SPG – Agricultural Buildings and Roads

Environmental, AONB, Human Rights and Other Issues

Due to a change in the general farming practices on this Agricultural Holding, there is the need for greater use of livestock housing at certain times of the year at this site, hence the current and previous applications. There is no modern midden facility with its cattle sheds, and the buildings at Lower Brennand are used for wintering cattle and fattening lambs before sale. The buildings are generally in a poor state of repair and in need of modernisation, and are unsuitable for modern farming practice.

This proposal seeks permission for a new covered midden and an adjoining agricultural building to house cattle, all under one roof. The steel portal frame building will measure 42.67m x 22.86m x 3.96m (eaves) height, with an additional open bay on the southeast corner of the building measuring 6.1m x 11.43m for the storage of straw. Internally, the building will be sub-divided into 10 no. 3.05m x 6.16m pens, 2 no. 11.43m x 12.19m pens, 1 no. 6.1m x 11.43m pen, a 6.09m x 11.43m straw storage area and a 12.19m x 22.86m midden area.

The two main issues arising from this application are the visual impact of the building at that location and whether or not there is an agricultural justification for this new agricultural building.

With regards to whether or not there is a justification for this building, the Rural Estates Manager notes that the proposed development represents the modernisation of cattle housing facilities on the unit and associated waste facilities, and is aware that currently the majority of cattle are housed within traditional buildings using traditional methods, which are not conducive to modern farming practices and animal welfare. The proposed building would also allow the existing adjacent building to be used solely for sheep housing and handling. In my opinion therefore, the proposed development is reasonably necessary. As such, it is still considered that there is a sufficient agricultural justification for this proposal.
With regards to the visual impact on the Forest of Bowland Area of Outstanding Natural Beauty, the building will be sited in-between the existing farmhouse and a modern agricultural building constructed in 1999. It is considered that the design and style of the building is appropriate for this type of area, and that its location is well within the existing built form of the farmstead. The building will be almost entirely enclosed, and constructed from concrete panel walls at ground floor level ranging from to 1.85m high to 2.46m high, with timber space boarding above to roof height. Given the location of the site within the Forest of Bowland Area of Outstanding Natural Beauty, it is considered that the most visible elevation, i.e. the South West facing elevation, should be conditioned to be clad in natural stone up to the timber boarding. The roof will be clad using fibre/cement sheets proposed colour Natural Grey P6 with provision for natural roof lighting. Given the above, and that 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, 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.

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.
Notwithstanding the approved plans, the concrete panels at ground floor level of the South West Side Elevation and the concrete panel on the South East Gable elevation (shown on the Section A-A gable on the approved plans) shall be clad in natural stone, unless alternative materials have first been agreed in writing by the Local Planning Authority.


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

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: 3/2008/0511/P
(GRID REF: SD 374686 442328)

PROPOSED TWO STOREY EXTENSION TO SIDE AND FRONT OF PROPERTY, WORKS TO INCLUDE DEMOLITION OF EXISTING GARAGE, TO BE RE-BUILT AT REAR OF GARDEN AT 12 LONGSIGHT AVENUE, CLITHEROE

	PARISH COUNCIL:
	No Objections.

	ADDITIONAL REPRESENTATIONS:
	No representations received.




Proposal

Consent is sought for a two-storey side extension with approx. dimensions of 6.5m x 4.4m x 7m in height to the ridge incorporating a kitchen at ground floor level and a bedroom with en-suite and dressing room at first floor level. Permission is also sought to demolish the existing garage and relocate it to the rear of the garden.

Site Location

This is a terraced property within the settlement limit of Clitheroe.

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

In terms of visual impact the scale, size and design of the proposed two storey extension is appropriate, would not dominate the existing building and as the proposed extension would be set back approx. 300mm and set down 300mm it would provide some relief from the existing build line and would therefore satisfy the requirements of the Council’s SPG “Extensions and Alterations to Dwellings”. I am satisfied that the demolition and relocation of the existing garage to the rear of the property will also have minimal visual impact. Materials to be used will match those of the existing property.

With regards to any adverse impact on residential amenity the proposed two-storey extension has no windows in the side elevation and as it is at the end of a row of terraced properties I am satisfied that the proposal will have minimal impact upon neighbouring properties as there is sufficient distance between them.  The proposal also complies with the BRE guidelines.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 16 July 2008.


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

APPLICATION NO: 3/2008/0553/P 
(GRID REF: 374364, 442243 SD) 

PROPOSED Revised application of planning consent 3/2005/0218P FOR THE REALIGNMENT OF THE PROPOSED UTILITY ROOM EXTENSION AT 5 Radeclyffe Street, Clitheroe, Lancashire, BB7 2HL.
	TOWN COUNCIL:
	Clitheroe Town Council has no objections to the proposal.



	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a neighbour who objects on the following grounds:

· The objectors’ kitchen and backroom do not get a large amount of light and they feel that the creation of an apex roof as opposed to the hipped roof previously approved will diminish their already small amount of natural light.    

· Both number 5 and 7 Radeclyffe Street had a hipped roof on their existing buildings that were taken down.  Was this type of roof fitted for a reason – to allow natural light into the rooms? 

· They cannot see any gain in having an apex roof rather than a hipped roof as there would be no extra gain other than loft space.

· The resubmitted plans show an apex roof considerably higher than the original hipped roof.

· Approximately 25 years ago we obtained planning permission to build a flat roof garage.  We were refused permission for an apex roof that would have been lower than the plans proposed because of light issues.

	
	We recently viewed plans submitted in 2007 for a similar extension at 7 Radeclyffe Street.  The plans did not show the hipped roof that was previously approved for this property and were therefore incorrect.


Proposal

The application seeks to revise the previously approved planning application by altering the roof from a hipped roof to an apex roof to match the extension approved last year on the next door property.  the maximum height is that of the existing roof line being 4.1m.

Permission was previously granted for a utility room extension projecting approximately 2.1m from the existing single storey projection that it shares with its neighbour (no.7) similar to other properties within the row.  

Site Location

The site is located on Strathclyde Road, the last row of terrace properties off Waddington Road before the railway track and is within the main settlement boundary of Clitheroe, as defined by the Ribble Valley Districtwide Local Plan, adopted June 1998.

Relevant History

3/2005/0218/P – Demolition of existing storage shed.  Erection of utility room – Approved.

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential extensions

Policy SPG – “Extensions and Alterations to Dwellings

Environmental, AONB, Human Rights and Other Issues

Firstly, consent has previously been approved to extend an existing single storey extension by approximately 2.1m in depth.  The main issues to consider with this proposal are therefore the visual impact of the proposal and the potential impact on neighbouring residential amenity.

The rear of this row of terraces is characterised by some dwellings having two storey rear projections and others having single storey projections all shared with their neighbour.  Given that the proposed change in roof type will match that of the adjoining neighbours the visual impact or the works will be minimal and the works proposed will be similar in style to other properties within the street scene and continue the symmetry that exists at the rear of those properties.

With regard to the impact on the neighbouring properties I have considered the potential impact on no 3 Radclyffe Street and note the objectors concerns regarding loss of daylight to their ground floor window facing the back street.  At present there is a tunnel effect for those residents but I do not consider that these works would have a significantly detrimental impact over and above that experienced already, particularly as the proposal passes the BRE test.  Moreover, the boundary between these two properties has a stone wall approximately 1.5m high with a timber interwoven fence above.  This has been erected under permitted development rights by one of the properties and in my opinion is far more detrimental to those neighbours loss of light than the alteration proposed to the roof.  
Having taken the neighbours objections and the above comments into consideration I thus recommend the application accordingly.
SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:  That planning permission be GRANTED.

APPLICATION NO: 3/2008/ 0558/P
(GRID REF: SD 3591 68442 280)

PROPOSED REPLACEMENT DWELLING AND CHANGE OF USE OF AGRICULTURAL LAND TO RESIDENTIAL CURTILAGE TO FACILITATE ACCESS ALTERATIONS AT BLACKSTICKS FARM, BLACKSTICKS LANE, CHIPPING 

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

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No observations received at time of preparing this report.

	
	
	

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


Proposal

Planning permission is sought for a replacement dwelling and alterations to agricultural land to form residential curtilage on a barn and on an existing farmhouse and former restaurant building.  Although it is a replacement dwelling the front elevation is to follow the same format of the existing structure and, as such, it can be viewed as extension/alterations to a dwelling rather than a replacement dwelling itself.  

The siting of the proposed replacement dwelling will be essentially the same as the existing house and former restaurant.  The design retains the main front elevation visible to the walkers who utilise the public footpath.  The overall character and scale of the south elevation remain the same with the exception of a single storey predominantly glazed extension on the south to facilitate light into the proposed swimming pool.  This gable is to have a slated roof.  Originally, the proposal involved significant changes to elevation of the farm cottage but the proposal has been amended to incorporate a façade which now gives the appearance of a cottage and farmhouse relationship and I consider that this is now an improvement.

The proposal has been designed to retain the strong agricultural feel which currently exists.  In doing so it includes large areas of stone wall with relatively few openings as well as a traditional cart door.  

The main changes compared to the original building are at the rear of the property which is predominantly screened by existing landscape and also, due to the topography of the site, would be well screened and set into the embankment.  The proposal incorporates a separate gable parallel to the main elevation and this is predominantly two storey but would also have a single storey element.  It is to be constructed in natural stone and the total length of the gable is 17m with a width of 8.1m.  The proposal also incorporates a four bay garage which is attached to the gable and forms a link building in a courtyard arrangement.   It is to be constructed with a flat roof.  The garage and outbuilding measure approximately 15m x 8.1m.  The extension also includes a two storey flat roofed rear porch entrance.

The access is to be altered to improve the junction layout and to facilitate the new driveway existing agricultural buildings are to be demolished.

Site Location

The site is located in an Area of Outstanding Natural Beauty on the outskirts of Chipping.  It is an isolated farmhouse and a former restaurant.  Access to the property is from Blacksticks Lane.  

Relevant History

3/20036/0519 – Extension of house into former restaurant.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

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

The main issues to consider in this proposal relate to whether it is compliant with planning policy and, in particular, having regard to the replacement dwelling strategy; as well as whether the works would prove detrimental to the visual character of the Area of Outstanding Natural Beauty.  I consider that given the building is reasonably divorced from other dwellings there are no residential amenity issues.  

In relation to the proposal to replace the existing building with a new building, the property is located in an Area of Outstanding Natural Beauty and, as such, careful regard should be given to any visual impact caused by an increase in the size of the unit.  In this respect the existing building, which has previously been extended, is of a significant size and this proposal would actually reduce the overall volume of the current building.  It has been indicated that the combined volumes of the existing buildings constitute approximately 3400 cubic metres and the volume of the replacement dwelling is approximately 3150 cubic metres.  Irrespective of the volume changes I consider that the overall scale has not been increased and, in particular, the visible elevation fronting the public footpath is of a similar proportion to the original building.  The main extensions are at the rear of the property where there are existing lean-to single storey and two storey outbuildings.  I am satisfied that this change does not impact on the visual amenity of the Area of Outstanding Natural Beauty.  This is further reinforced by the fact that the extensions are to the rear and not readily visible given the topography of the land and the natural screening.

In relation to the design of the building, I am satisfied that the overall design changes will actually result in an improvement to the visual amenity with the demolition of some inappropriate extensions to the rear of the building.   The scheme has been designed to give an appearance of an agricultural building and farmhouse and, as such, relates well to the local landscape as well as the historical circumstances of the previous building.   

The curtilage extension is modest and facilitates an improved access and forms a logical boundary, and as such I do not consider this would have an adverse impact on the visual amenity. 

SUMMARY OF REASONS FOR APPROVAL

The proposal would have no 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.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the (insert date).


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

3.
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.

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 Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 27 July 2008.


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