RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
TUESDAY, 7 OCTOBER 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:

	3/2008/0382/P
	Installation of domestic wind powered generator on 12m mast on land owned by the applicant to the north of the farmhouse
	Summit House Farm

Browsholme Road

off Slaidburn Road

Waddington

	3/2008/0468/P
	Construction of bedroom over existing ground floor extension and construction of detached garage to side of property 
	63 Riverside

Clitheroe

	3/2008/0499/P
	Replacement dwelling and garage
	Ribble View Farm

Alston Lane, Longridge

	3/2008/0528/P

	Formation of dormer to rear of existing extension 
	17 Wasdale Grove

Longridge

	3/2008/0531/P
	Two storey rear extension and single storey rear extension
	12 Queensway

Waddington

	3/2008/0542/P

(LBC)
	Rebuild gable end wall due to impending failure
	Bailey Hall Farm

Bailey Hall, Hurst Green

	3/2006/0560/P
	Garage, porch and bedroom to side and front of house
	Mordaunt House

Kirkmoor Road, Clitheroe

	3/2008/0562/P
	Proposed two-storey rear extension 
	The Coach House

Hodder Street, Longridge

	3/2008/0564/P
	Proposed porch to side
	4 Dovedale Gardens

Lower Lane, Longridge

	3/2008/0565/P
	Double storey rear extension and use of attic roof space for bedroom, front entrance porch and new sash windows at ground and first floor level
	69 Whalley Road

Sabden

	3/2008/0568/P
	Proposed demolition of garage and kitchen and erection of a two storey side extension 
	4 George Lane

Read

	3/2008/0574/P
	Two storey and single storey side extension and associated site works
	18 Wasdale Grove

Longridge

	3/2008/0575P
	To remove shrubs and 4 no. Scots Pine from the edge of the woodland to the east of the Listed Building, and then hardcore the area for sheep holding pen and vehicle access to avoid taking heavy agricultural machinery through narrow Listed Building. 
	Huntroyde Home Farm

Whins Lane

Simonstone

	3/2008/0577/P
	Proposed extension to ‘The Bungalow’ and link to ‘The Barn’ 
	The Heaning, Dunsop Road

Newton-in-Bowland 

Clitheroe

	3/2008/0581/P (LBC)
	New folding sliding screen, supporting structure, timber cladding and new doors 
	Chipping Congregational Church

Garstang Road, Chipping

	3/2008/0582/P (LBC)
	Installation of a gas central heating system.  The works do not require any alterations, extensions or demolition
	19 Littlemoor Road

Clitheroe

	3/2008/0585/P
	Proposed installation of new shop front signage 
	38 Henthorn Road, Clitheroe

	3/2008/0588/P
	Alterations to the Lowergate elevation including the new doors in altered openings and the enlargement of existing windows to form new shop windows with decorative surrounds
	37-39 Moor Lane

(incorporating 

126 to 129 Lowergate)

Clitheroe

	3/2008/0589/P
	Change of use of 126 and 128 Lowergate (previously used as a bakery) to use Class A1 (Shops) and sub-division of 126 and 128 Lowergate/37-39 Moor Lane to four separate units.  126-128 currently forms the basement to 37-39 Moor Lane (a vacant shop).  A scheme will involve restoring 37-39 Moor Lane to two storey separate shop units and 126-128 Lowergate to single storey shop units
	126-128 Lowergate

Clitheroe

	3/2008/0591/P
	Starter units at Unit 10 Lincoln Way together with an extension to the boundary fence position
	Unit 10B Lincoln Way

Salthill Industrial Estate

Clitheroe

	3/2008/0593/P
	Single storey rear extension to private dwelling and minor amendment to side elevation to enlarge existing W.C. 
	19 Clitheroe Road

Whalley

	3/2008/0596/P
	Porch extension to side and internal alterations
	West Meath, Jacksons Lane

Balderstone

	3/2008/0598/P
	Single storey extension to rear and side to create kitchen/utility/W.C
	91 Kemple View

Clitheroe

	3/2008/0599/P
	10m x 30m steel framed lean-to onto existing building, replacing existing curved polytunnel
	Parsonage Farm

York Road

Wilpshire

	3/2008/0601/P
	Proposed bedroom extension over existing kitchen and utility room
	14 The Hawthorns

Wilpshire

	3/2008/0607/P
	Proposed construction of timber frame garage in place of approved replacement garage in stone, and demolition of existing lean-to and replacement with timber garden room
	Staple Oak, Trough Road

Dunsop Bridge

	
	
	

	
	
	

	3/2008/0608/P
	Extension to existing timber stables to provide two additional stable units 
	Paddock House

Osbaldeston Lane

Osbaldeston

	3/2008/0610/P
	Dormer extension to full length of both side elevations 
	38 Fountains Avenue

Simonstone

	3/2008/0611/P
	Air conditioning installation comprising 2no. external wall mounted units, 1no. new disabled access ramp and a new purpose built external steel staircase, and change of use on ground floor from domestic to business use
	38 Henthorn Road

Clitheroe

	3/2008/0616/P
	First floor extension to garage
	Old Vicarage Barn

Parsonage Lane, Chipping

	3/2008/0618/P
	Change of use from gallery to residential (Victorian terraced house first floor no work needed)
	64B Church Street

Ribchester

	3/2008/0624/P
	New single storey extensions to side and rear of house to form kitchen and utility room extensions (Resubmission of 3/2008/0367).
	9 Netherwood Gardens

Brockhall Village

	3/2008/0625/P
	Erection of stable block with associated storage (Re-submission) 
	Little Todber, Burnley Road Gisburn

	3/2008/0627/P
	Agricultural Livestock Building
	Gamble Hole Farm

Back Lane

Newton-in-Bowland

	3/2008/0628/P
	Removal of existing timber fence and gate and cutting back of hedge in order to allow for new stone wall and entrance gate to the site 
	Meadows End

Ribchester Road

Clayton-Le-Dale

	3/2008/0630/P
	To construct a lean-to to accommodate a new plant room and covered access to the rear of the property
	Throstle Nest

Edisford Road

Clitheroe

	3/2008/0631/P
	Construction of temporary car park and access opposite
	31 and 33 Ribble Lane

Chatburn

	3/2008/0635/P
	Demolition and replacement of a conservatory with a tiled and rendered extension at 
	Gable Cottage

Grindleton Road

West Bradford

	3/2008/0636/P
	Proposed two storey side extension and rear extension to existing house to form lounge, bedroom and study and including roof patio (over study) and raised decking area to rear garden
	5 Hawthorn Close

Langho

	3/2008/0637/P
	Replacement garage
	47 Kemple View

Clitheroe 

	3/2008/0640/P &

3/2008/0641/P (LBC)
	New substations
	St Mary’s Hall  

at Stonyhurst College

Stonyhurst, Clitheroe

	
	
	

	3/2008/0644/P
	Erection of a weather proof lobby at the east gable of building 407
	British Aerospace complex

Samlesbury Aerodrome

Samlesbury

	3/2008/0648/P
	Single storey staff room and KS2 extension (listed building consent)
	St Mary’s RC School

Longsight Road, Osbaldeston

	3/2008/0649/P
	Erection of a wooden garden shed 

	1 The Cloisters

Whalley

	3/2008/0654/P
	Single storey rear extension (5m x 4.4m)
	143 Whalley Road

Clitheroe

	3/2008/0658/P
	Proposed kitchen extension to side of property (Re-submission) 
	2 Nowell Grove

Read

	3/2008/0659/P
	Resubmission of planning application 3/2008/0273/P for roof lift and addition of front and rear dormers.  Extension of single storey to front.  New work is addition of third bedroom in roof space
	Beth Shalom

Whins Lane

Simonstone

	3/2008/0660/P
	Demolition of existing dwelling and garage and construction replacement dwelling and garage
	Providence House

Preston Road, Ribchester

	3/2008/0664/P
	Proposed conservatory 
	Brer House, 3 Warren Fold

Hurst Green

	3/2008/0665/P
	Portal frame building to provide housing for animals that need separate treatment from cows in milk
	Manor House Farm

Paythorne, Clitheroe

	3/2008/0669/P
	Changing previously approved roof line.  Removal of existing roof and turning it to extend the roof line of the approved application. Resubmission of 3/2007/0962/P
	The Conkers

Dewhurst Road

Langho

	3/2008/0676/P
	First floor dormer extensions to front and rear elevations.  Resubmission of 3/2008/0446/P
	18 Langdale Road

Longridge

	3/2008/0679/P
	Internal and External Alterations to garage
	The Old Dairy,

Whitewell Road, Cow Ark

	3/2008/0680/P


	Internal and External Alterations to garage (LBC)
	The Old Dairy

Whitewell Road, Cow Ark

	3/2008/0690/P (TRAVEL)
	Discharge of condition no 17 relating to planning application 3/2005/0857/P which refers to the submission of a travel plan
	Homebase

Queesway

Clitheroe

	3/2008/0707/P
	Proposed 20m x 40m outdoor horse ménage
	Fairclough Farm

Loud Bridge Road, Chipping

	3/2008/0726/P
	Single storey rear extension 
	7 Crumpax Croft

Crumpax Avenue, Longridge

	3/2008/0730/P
	Extension to private dwelling to form garden room and extended utility facilities
	The Old Farmhouse

Hothersall Lane

Hothersall

	
	
	

	3/2008/0772/P
	Application for approval of details reserved by a condition – relating to conditions 1 and 2 of 3/20071130, and condition1 of 3/2007/1137 
	Maydene

7 Princess Street

Whalley

	3/2008/0809/P
	Application for confirmation of discharge of conditions relating to the approved planning permission 3/2007/0535/P for a proposed two storey block of apartments (total – 16 units) for Fish Associates Ltd.
	Mitchell Street

Clitheroe


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2008/0419/P
	Retrospective application for an externally illuminated fascia sign
	8 Bridge Road

Chatburn
	ENV16 – Detriment to the appearance and character of the Chatburn Conservation Area.



	3/2008/0559/P
	Fixed sign erected on two poles 
	Mill House Nurseries

Longsight Road

Copster Green


	G1 – Detrimental to visual amenity.

	3/2008/0594/P
	Single storey rear extension and demolition of the existing conservatory, and building up over the existing garage to form an additional bedroom. Re-submission 
	18 Clayton Court

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



	3/2008/0597/P
	Retrospective application for a fascia sign and a projecting hanging sign, both with static internal illumination 
	5 in 1

23 Berry Lane

Longridge
	Policies G1 and ENV16 – Adverse impact on character and appearance of Longridge Conservation Area

	
	
	
	

	3/2008/0613/P
	Partial demolition of existing kitchen extension.  New extension at front and rear including raising roof profile to provide additional kitchen and storage area.  Reclaimed materials include slate, windows and door 


	The Villa

76 Whalley Road

Clitheroe
	The proposed extension would be harmful to the character and setting of the listed building because of its prominent and incongruous design which results in a dominance of the historic building and site.



	3/2008/0614/P

(LBC)
	Alteration to existing attached single storey kitchen extension area to create additional floor space and roof storage.  Extension to be set back from front elevation and flush with rear elevation.  Reclaimed materials to be used including slate, ridge tiles, windows and door
	The Villa

76 Whalley Road

Clitheroe
	The proposed extension would be harmful to the character and setting of the listed building because of its prominent and incongruous design which results in a dominance of the historic building and site.



	3/2008/0615/P
	One additional stone chalet on eastern side of lake
	Greenbank Quarry

Old Clitheroe Road

Longridge
	Policy 20, Joint Lancashire Structure Plan and Policy ENV2 – Detriment to the appearance of the AONB.



	3/2008/0650/P
	Repairs to grade II listed farmhouse to bring it up to habitable standards at
	Bailey Hall

Hurst Green
	Insufficient and inaccurate information submitted.
No justification for apparently detrimental re-pointing, window replacement and damp proofing works.


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2008/0651/N
	Proposed agricultural store
	Old Barn

Pendleton Road

Wiswell

	3/2008/0697/N
	New building for storage of machinery and straw
	Higher Greenhead Farm

Gisburn Road

Sawley


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
	_
	
	APPEAL ALLOWED 12.9.08

	3/2007/1146

D
	21.4.08
	Mark Bowie

Rear entrance porch

Riddings Farm

Birdy Brow

Chaigley
	WR
	​_
	APPEAL ALLOWED 4.9.08

	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 – to be held 2 December 2008
	

	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
	_
	Site visit 29.9.08

AWAITING DECISION

	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
	

	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
	_
	Awaiting site visit

	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
	_
	Awaiting site visit

	3/2008/0264

D
	18.7.08
	Sally Thorogood

Extension over garage

14 Back Lane

Rimington
	WR
	_
	Awaiting site visit

	3/2008/0099

D
	27.8.08
	T Robinson & Sons

Outline application to build a farm workers dwelling (Re-submission)

Former site of Crossbank Laithe

Off Catlow Road

Slaidburn
	_
	Hearing – date to be arranged
	Notification letter sent 4.9.08

Questionnaire sent 9.9.08

Statement to be sent by 7.10.08

Awaiting site visit

	3/2008/0483

O
	3.9.08
	Mr Ian Wallis

Erection of a single unit polytunnel with dimensions of 15m length x 5.5m width x 3m height, for horticultural use on an agricultural smallholding

Blue Bell Farm

Higher Road

Longridge
	WR
	_
	Notification letter sent 10.9.08

Questionnaire sent 16.9.08

Statement to be sent by 14.10.08

	3/2008/0518

D
	3.9.08
	Mr & Mrs P J Robinson

Creation of stable block and access track (Re-submission of 3/2007/1080P)

Land adjacent

Briar Cottage

Knowle Green
	WR
	_
	Notification letter sent 10.9.08

Questionnaire sent 17.9.08

Statement to be sent by 16.10.08

	3/2008/0242

D
	16.9.08
	Mr & Mrs P Yates

Conversion and alterations to create 6no. apartments and 6no. parking spaces

The Old Mill

Lower Road

Longridge
	WR
	_
	Notification letter sent 23.9.08

Questionnaire sent 29.9.08

Statement to be sent by 27.10.08


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2007/0915/P
	Re-advertisement of site with ground floor retail unit and 2 No duplex apartments
	Friendship Garage

Whalley Road

Read

	3/2008/0415/P
	Provision of additional 12 No bedrooms with en-suites, wc and lift to existing residential care home including conservatory
	Croft Care Home

84 King Street

Whalley

	3/2008/0500/P
	Erection of single 6kw wind turbine on 15m mast to provide energy for connected barn
	High Ellerbeck Barn

Laythome Farm

Back Lane

Slaidburn

	3/2008/0546/P
	Proposed first floor extension providing a further bedroom
	119 Clitheroe Road

Sabden

	3/2008/0677/P
	Proposed extension of porch to north elevation of church to form accessible WC
	The Parish Church of 

St Mary & All Saints 

Church Lane, Whalley


RECENTLY ISSUED ENFORCEMENT NOTICES

	Ref No:
	Type:
	Activity:
	Location:

	3/2008/062/E
	EN
	Unauthorised timber decking
	Duke of York

Grindleton

	3/2008/074/E
	EN
	Unauthorised perimeter fencing
	Trees

21 Mellor Brow

Mellor

	3/2008/087/E
	EN
	Unauthorised vehicular access track
	Land at

Clitheroe Road

Knowle Green


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:
3/2008/0462
(GRID REF: SD 369768 433410)

EXTENSION TO AND OVER ROOF OF EXISTING HEN HUT TO CREATE A NEW FREE RANGE HUT AT PETRE FARM EGGS, 127 WHALLEY ROAD, WILPSHIRE.

	PARISH COUNCIL:
	Wilpshire Parish Council object to the application for the following reasons:

· Objects to the scale of the building and also notes:

· If the application should be approved then Wilpshire Parish Council would like to see the site cleared prior to the development and also would request that materials should be green to be in keeping with the surrounding area.

	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of observation has been received from a neighbouring resident which raises the following:

· The site referred to in the application has previously been used as an egg production unit but has been unused for some years and has allowed to become derelict with collapsing buildings and overgrown surrounding areas.

· The current state of the land is an eyesore and a defacement of the countryside.

· The plans used for the application are old and misleading – the buildings referred to- such as “garage” and “egg packing building” are no more than derelict shells.

· Therefore demolition of existing buildings, cleaning and landscaping of the site, approved waste disposal should be completed and inspected and only then should applications for reconstruction of buildings to recommence egg production activities be considered.


Proposal

Permission is sought to utilise and extend the existing base of an egg production building that has become derelict and construct a building measuring approx. 80m x 15.2m with a maximum height of 5.3m. Materials proposed in the construction of the building are metal cladding to the walls, metal/roller shutter type doors and a fibre cement roof. The proposed building would extend a further 40 metres southwest from the existing blockwork base and would be used to house a large flock of free-range hens. As part of the proposal all unused sheds to the north of the proposed building will be removed.

Site Location

The site is approx. 20 acres in size and is situated on Whalley Road between Langho and Wilpshire within an area of designated Open Countryside and Green Belt land. The proposed building will be set back approx. 86 metres from Whalley Road and to the rear of three detached properties .

Relevant History

3/1997/0376/P – New poultry unit – Free Range Hut (Re-Submission). Approved subject to conditions.

3/1997/0119/P – New poultry unit – Free Range Hut. Withdrawn. 

3/1991/0742/P – Proposed poultry units (Egg Production). Approved with conditions.

Relevant Policies

Policy G1 – Development Control

Policy ENV3 – Development in Open Countryside

Policy ENV4 – Green Belt

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.

The proposed site consists of an assortment of buildings the majority of which are unused. The existing concrete blockwork base of a previously erected chicken shed (91/ 0742), the walls and roof of which have collapsed due to storm damage, will form part of the proposed 80m base of the proposed building. Although the building will extend into Open Countryside and Green Belt land the development can be seen as an agricultural operation, as such this would be acceptable in policy terms.

I note the concerns of the Parish Council with regards to the visual impact the proposal will have on the landscape. I acknowledge that the proposed building will measure approx. 80 metres in length and will sit as a somewhat sizeable building in comparison to those that exist at present on site. However I consider that the site can sufficiently accommodate a building of this size and would not prove visually detrimental to the area, as it will be set well back from the roadside by approx. over 80 metres and screened by existing residential properties on Whalley Road.

I also note the Parish Council and a neighbouring residents concern regarding the existing state of the land which has become overgrown and unsightly due to existing unused buildings. The agent has confirmed that all buildings/sheds to the north of the proposed building are to be removed to enable the existing main building to be reconstructed and extended to accommodate the hens in one location and therefore in response to these comments an appropriate condition is placed on this report to ensure that these sheds are removed prior to the use of the proposal. I consider that the new proposal for the site will dramatically improve the aesthetic appearance due to the removal of the old buildings.  I have also taken note of the comment from the Parish Council with regards to the materials used for the construction of the proposed building and in response an appropriate condition has been placed on this report to ensure that the materials used have been approved by the Local Planning Authority before their use in the proposed works.

With regards to impact upon neighbouring residential amenity I consider that any impact will be minimal due to the distance of approx. 58 metres between the side elevation of the proposal and the nearest residential property.

Rural Estates have been consulted and consider that the development is reasonably necessary for the purposes of agriculture and that the design of the building is appropriate for the intended use and complies with regulations with regards to the area required for the intended number of birds to be kept and provision of popholes.

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 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 an 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 Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
No development approved by this permission shall be commenced until all sheds to the north of the proposed building have been removed and the site cleared to the satisfaction of the Local Planning Authority.


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

3.
No development approved by this permission shall be commenced until details have been submitted to and approved by the Local Planning Authortiy with regards to the containment, storage and removal of waste from the site.


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

NOTE

1.
The proposed development must fully comply with the terms of the Control of Pollution (Silage, Slurry and Agricultural Fuel Oils) Regulations 1991 (as amended 1997) and the “Code of Good Agricultural Practice for the Protection of Water”. Only clean surface water from roofs and paved areas should be discharged to any surface water soakaway.

2.
The development shall be carried out in accordance with the recommendations of the Senior Estate Land Agent of Lancashire County Council and his report dated 30th July 2008 ‘in order to avoid overheating during the summer months and prevent the building from becoming cold in winter, both the walls and roof should be insulated. As set out in DEFRA’S publication ‘The Welfare of Free Range Systems’, a minimum of 100mm of glass fibre (or equivalent) insulation should be provided together with a vapour barrier to prevent the insulation from becoming damaged. A suitable lighting system should also be provided in the building’.

APPLICATION NO: 3/2008/0547/P
(GRID REF: SD 364554 429938) 

PROPOSED EXTENSIONS AND ALTERATIONS TO CREATE 38 ADDITIONAL BEDROOMS, HEALTH SPA/LEISURE FACILITIES, NEW BRASSERIE, REVISED ACCESS, PARKING AREA, ANCILLARY BUILDING AND LANDSCAPING AT STANLEY HOUSE, FURTHER LANE, MELLOR

	PARISH COUNCIL:
	Raise no objection to this application.  Members were mindful of the size of the significant development and trusted that planners will take into full account amongst other issues, the increase in vehicle usage on an already difficult road junction, concerns for neighbouring properties, listed building regulation observance and a compliance of the finally submitted scheme.



	ENGLISH HERITAGE:
	Summary

Stanley House is a Grade II* listed building and represents a significant element of Mellor’s local historic environment.  A long background of working closely with English Heritage during the initial renovation of the listed building precedes this application.  More recently having identified a business need for additional hotel build, the owners have engaged once more with English Heritage to find an acceptable solution to the site.  This has now culminated in the submission of the proposal.



	
	Over the course of pre-application discussion with English Heritage, the scheme proposed for Stanley House has evolved to one that meets the ongoing and future business needs of the hotel whilst minimising any detrimental effect on the historic building and its setting.



	
	Whilst it is understood that further development on the site is necessarily in line with current local policy, it has been demonstrated that the site in its current form is not viable.  One phase of major refurbishment has already been undertaken in order to allow the reuse of the listed building in a hotel context.  



	
	This was sympathetically carried out, however a further phase for alterations for change of use could be potentially damaging to the surviving integrity of this structure.  The listed building can therefore best be protected by ensuring, as far as practical, the viable future of its current business use.  This scheme aims to provide that.



	
	Recommendation

English Heritage is able to add its support to the proposed scheme on the ground that the proposed development will secure the continuation of the viable and sympathetic re-use of Stanley House.

	
	
	

	STATUTORY ADVERTISEMENT/ADDITIONAL REPRESENTATIONS:
	No comments received.  However it is relevant to advise Committee that in connection with the planning application 3/2008/0548/P there has been a policy objection from Lancashire County Council in relation to greenbelt and no objection from Blackburn with Darwen Borough Council.


Proposal

This proposal seeks listed building consent for a range of extensions and alterations to the existing building located within the grounds of Stanley House.  The proposal involves significant new build as well as landscaping and an alteration to the existing access.  The proposed access would be re-routed further to the west to create a track for the development of a new building away from Stanley House.

The proposal also incorporates the erection of a bedroom wing to the east and south of Stanley House which would create a walled garden fronting the house.  There are various links between the various buildings which utilize glass as the main material for construction and offering either a flat roof or shallow pitch roof so as to be subservient to the main complex.

The proposal incorporates various elements of single and two storey buildings which are detached from the main buildings.

Stanley House itself is retained as a bedroom accommodation with the lower ground floors being used as a reception area.  Externally there are no changes to the historic fabric of the building.

In relation to the existing barns, these retain their current use with some minor alterations including entrance porches.

The main hotel entrance would be altered with the creation of a two-storey entrance building on the south east corner of the barn.  This extends across the current access road and as such the access will be realigned over the existing car park.  The building would accommodate a new entrance foyer, reception and associated seating areas.  It also incorporates a first floor balcony.

The buildings within the site will have various links to both Stanley House and to the new courtyard wing.  The link between the new entrance and Stanley House is formed along the gable walls of the barns and utilizes the existing single storey building known as The Lodge.  From the new entrance to The Lodge the link takes form of a conservatory built in the position of the existing arched window to the barn.

From The Lodge to Stanley House the link is designed as a lean-to against the gable of the barn continuing against the new brick wall which will reflect the original wall of the walled garden.

The link between the Courtyard wing and Stanley House is again formed as a new wall representing the original wall of the garden.  There is a glazed section on the northern side of this link.

One of the main elements of new build is the courtyard wing which is a two storey and part single storey building proposed to the south and east of Stanley House which would in essence create a walled garden fronting the house itself.  The west elevation reflects the principle of the original wall of the walled garden with modern fenestration to the east of the building.  The proposal is for 21 bedrooms.  The courtyard wing is an ‘L’ shaped design and would be constructed in a modern approach with large overhanging eaves, a mixture of walling materials incorporating timber glazing and stone.  It measures approximately 17m x 5m with a gable extension and maximum height of 10m.

A further new build element is the woodland garden wing which is proposed to the west of Stanley House.  It is located approximately 6m away and linked with glazed structures.  The building is one and a half storey high with bedrooms in the roof space incorporate flat roofed dormer windows to the north.  it measures approximately 15m x 5m with two projecting wings of approximately 7m.  It has a maximum height of approximately 9.5m.

The proposal is for 21 bedrooms and this building is also utilized of a range of materials incorporating significant glazing areas, natural stone, brickwork and timber weather boarding.

The proposal also includes a spa and leisure building within the site.  The leisure building includes spa treatment facilities, swimming pool and gymnasium.  The building has been designed with a number of smaller scale buildings arranged in a traditional format linked by flat roof buildings in certain instances.  The centre block of the building measures approximately 12m x 12m with various projecting additional buildings.  The maximum height is approximately 9m.

The main spa building is a two-storey building and has a relatively simple elevation with little glazing.  The swimming pool is at the westerly side of the development and is of single storey construction with extensive glazing to most elevations.  It is to be constructed of slate roof.

The gymnasium building is of two storey construction but is generally enclosed by the swimming pool building.  As such there are no windows in this building but it relies on continuous roof glazing to provide top light to the roofs.

The proposal also incorporates a new brasserie building which has a twin pitched roof and is of a two-storey building attached to the existing barn and also linked to the gymnasium building via a flat roof link.  It is to be constructed of a blue slate roof again with a mixture of brick and timber weather boarding and has been designed with two individual gables which are significantly glazed.

In order to accommodate the additional accommodation and leisure facilities there is to be a new service yard to the west of the existing kitchen entrance.  This is to be closed by a 3m high wall.  Within the yard is a new service building to include facilities such as staff canteen and storage facilities.  The building is of a single storey with a twin pitched roof and is constructed of blue slate and natural stone.  The internal access road is to be altered so as to wrap around the new elements of the building.  The road starts at the junction of the access road and historic access track and diverts to the west before extending around the southern end of the existing car parks.  There would be a tree line drive to the new entrance building with views of Stanley House.

The proposal also provides for additional car parking around the complex.  The main section of the existing car parks will continue to serve the function and conference uses of the barn.

Motor and cycle parking provision is provided at the site with 26 cycle parking stands and 13 motorcycle spaces.  There will be parking areas for coaches and mini buses on the site.

The proposal also details a landscape strategy as part of this application.  The scheme incorporates additional tree planting copses on each side of the access road and the existing stock fencing will be removed from the edge of the driveway and replaced with a steel hurdle fencing or stone walling.

On the approach to the main hotel and to the adjacent junction of the access road the existing copse of trees will be reinforced with additional planting.  The proposal is also for additional planting round a proposed access way.  Internally there is a herb garden which will created off the west side of Stanley House.

Site Location

Stanley House is a grade II* listed building located off the A677 and situated within the greenbelt.  It occupies an elevated position on the outskirts of Mellor.  It is accessed from Further Lane.

Relevant History

3/2002/0492/P – Alterations and extensions to existing building to form restaurant, functions rooms and bedrooms.  Approved, 

3/2002/0493/P – Alterations and extensions to existing building to form restaurant, functions rooms and bedrooms.  (Listed Building Consent) Approved, 

3/2005/0889/P – Alterations to external lighting.  Approved 

3/2007/1022/P – two garden shelters.  Approved.

3/2008/0548/P – Extensions and alterations to create 38 bedrooms, health and spa facility, new brassiere, resized access/parking areas, ancillary building and landscaping.  Hot yet determined. 

Relevant Policies

Planning Policy Guidance 15 “Planning and the Historic Environment”

Regional Spatial Strategy, Policy EM1(C) Historic Environment 

Policy G1 - Development Control.

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings. 

Environmental, AONB, Human Rights and Other Issues

It is important to emphasise that this application can be determined on its own merits and separate from the planning application 3/2008/0548.  The main consideration in dealing with the listed building application is to the impact on the listed building and its setting.  All other relevant policy issues such as greenbelt considerations need to be determined when assessing the planning application.  

The proposal has been the subject of extensive pre-application discussion with both English Heritage and the Council and the resultant scheme reflects the advice of both parties.  

It is evident that given the amount of alterations proposed, the development would have a visual impact on the setting of a listed building and its grounds as well as a direct impact on the listed building due to various link buildings.  The proposal involves a total floorspace of approximately 7500m2 which includes a new bedroom block, spa, and health complex and new brassiere located throughout the site.  These buildings are often separate from the main Stanley House, they are seen within the overall landscape context and the many incidences there are link buildings to the main building.

I recognise that development is significant to the design of the building and the use of appropriate materials has resulted in the scheme and compliments the new building but does not compete with it.  The alterations and extensions are sited in locations to allow relatively uninterrupted views of Stanley House and also utilise the land levels to maximise the size of the development and minimise the visual impact.  

To conclude I am satisfied that the proposal does not adversely affect the character of the listed building.  

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on the character or the setting of the listed building.

RECOMMENDATION: That Listed Building Consent 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 Policies G1 and ENV19 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO: 3/2008/0549/P
(GRID REF: SD 374120 440902)

PROPOSED DEMOLISH EXISTING BUILDINGS AND ERECT NEW CANOPY, PUMPS, CONVENIENCE SHOP AND CAR WASHES AT PRIMROSE GARAGE, WHALLEY ROAD, CLITHEROE

	TOWN COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection in principle to the proposal on road safety grounds. 

	
	
	

	ENVIRONMENT AGENCY:
	No objection to the development subject to the imposition of conditions.

	
	
	

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



	
	1.
	Concerns over noise from the wash bays, car wash and plant room and effect on nearby residents.



	
	2.
	The Design and Access Statement indicates that the garage is currently operating on a 24/7 basis and this is not the case – there is no activity between 10pm and 7am.  An extension of hours is objected to on grounds of noise and light pollution.



	
	3.
	Question the need for the development when there are other petrol stations within the town, national supermarket chains as well as a garage opening for 17 hours seven days a week with large retail facilities at Barrow.



	
	4.
	A belief that the proposed staff numbers are exaggerated to influence a positive outcome of the application.



	
	5.
	A request that any conditions be imposed to limit sale of alcohol in order to prevent antisocial behaviour from underage youths congregating in the area.



	
	6.
	A professional survey should be undertaken to ensure the current water drainage system will be able to cope with the substantial increase of waste water from the proposed car wash facilities.



	
	7.
	Traffic congestion with influx of more vehicles and difficulties parking for adjacent houses.



	
	8.
	Noise pollution from petrol tankers delivering late at night.


Proposal

This application seeks to demolish the existing garage buildings and modernise the petrol filling station with new pumps, a new canopy, small shop and car wash.  

The new building would be located on the site of the existing buildings at the southern end of the site and have approximate dimensions of 17m x 24.5m x 5.7m in height.  It will be constructed of brick with a slate roof and house a small convenience store, including food counter, ATM machines, storage, office and toilet.

Four new fuel pumps, two underground fuel tanks and a new canopy would be set to the north of the new building with the canopy measuring approximately 12m x 28.5m x 5.7m in height.  

Customer parking will be provided to the northern site boundary and immediately to the north of the shop building.  To the rear (east) of the site there will be a drive-through car wash and three jet wash bays. Also denoted are the plan are plant room and car vac bays. 

New and relocated vehicular cross overs to Whalley Road are shown to the site frontage with better defined footways.  Existing building site boundary walls (north and south) are to be reduced in height to 3m, 2m and 1.2m respectively with areas of shrub and tree planting provided.

Site Location

The site was formerly a Rover Dealership and comprises canopy, fuel pumps, shop, showroom and office, car workshop and outdoor parking/display area.  It is set to the east of Whalley Road within the settlement limit of Clitheroe.  There are residential properties to its north, south, west and open fields to the east.  

Relevant History

Numerous applications for signage since 1978.

3/91/0364/P – cladding sections of building.  Approved 17 July 1991.

3/90/0646/P – Installation replacement pump, new underground storage tank and alterations to shop front.  Approved 4 October 1990.

3/85/0370/P – Installation of tank for storage of diesel fuel.  Approved 5 May 1985.

6/2/1435 – Canopy over existing pump island.  Approved 9 March 1967.

6/2/1085 – Rearrangement of access.  Approved 8 May 1963.

6/2/545 – Showroom extension and petrol pump installation.  Approved with conditions 10 May 1957.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

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

Committee should have regard to the fact that this is an existing petrol filling station and garage (repairs and sales) and thus the redevelopment of the whole site as a filling station is acceptable in principle.  It is acknowledged that the shop proposed is larger than that which exists at present on site but PPS6 ‘Planning for Town Centres’ makes clear that provided such a shop is an ancillary element to the main use it is appropriate.  In this instance I am satisfied this is the case.

In respect of the visual impact of this development there are a range of buildings on site at present with this proposal substantially reducing the overall amount of built form on site.  The shop building would be set back from the front building line of No. 157 to its south and be of a lower height than that dwelling.  The profile and materials of the building would be more in keeping with the surrounding development than that which exists at present.  The car/jet wash facilities are to the rear of the site and thus visually would not, I believe, be an over dominant feature.   With regard to the canopy this would run east/west across the site and be set forward of the shop gable building line towards the roadside.  However, this is a feature of petrol stations and would not, I consider, prove significantly detrimental to the streetscene with again this element being lower than the ridge heights of the dwellings to either side of it.  Thus, in visual terms I raise no objection to the development.  

Turning to residential amenity, it is noted that the scheme proposes a 1.8m high fence along the northern boundary to limit the potential impact on No. 151 Whalley Road from overlooking by persons using the customer parking on that boundary.  The car/jet wash would be set approximately 19m from the rear of that dwelling and, whilst it is recognised that such facilities have the potential to cause nuisance from lights and the noise compressors and water hoses it is the opinion of one of the Council’s Senior Environmental Health Officers that, subject to an hours of restriction being placed on their use the relationship would not lead to significant detriment.  I have also discussed the suggested 24 hour operation of the premises with him but he does not consider that an hours restriction should be imposed on those aspects of the scheme, nor indeed on deliveries.  This is a main route out of Clitheroe and, whilst the current business does not operate 24 hours a day I have not found any hours restriction on its operation.  Therefore, I cannot see a justifiable reason to limit the use of the business in the manner outlined by objectors.

The Highway Engineer from Lancashire County Council is satisfied with the details of the scheme from highway safety aspects and I thus recommend accordingly. 

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 21 August 2008 which shows the location and layout of customer parking and a frontage footway.


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 car wash, three jet wash bays and 2 car vac bays shall be restricted to the hours between 0800 hours and 2100 hours.


REASON:  In order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  The use of these facilities outside these hours could prove injurious to the amenities of neighbouring residential properties.

4.
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.

5.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from the forecourt and all yard areas shall be passed through an oil interceptor designed and constructed to have a capacity and details compatible with the site being drained.  Roof water shall not be passed through the interceptor.


REASON:  To prevent pollution Mearley Brook and Pendleton Brook in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
Prior to the commencement of development approved by this planning permission (or such other date or stage in development as may be agreed in writing with the Local Planning Authority), the following components of a scheme to deal with the risks associated with contamination of the site shall each be submitted to and approved, in writing, by the Local Planning Authority.

(i)
A site investigation scheme, based on the Desk Study and Site Investigation Report dated 4 February 2005 and produced by ENSR, to provide information for a detailed assessment of the risk to all receptors that may be affected, including those off site. 

(ii)
The site investigation results and the detailed risk assessment (1) and, based on these, an options appraisal and remediation strategy giving full details of the remediation measure required and how they are to be undertaken.

(iii)
A verification plan providing details of the data that will be collected in order to demonstrate the works set out in (2) are complete and identifying any requirements for longer term monitoring of pollutant linkages, maintenance and arrangements for contingency action.  


REASON:  In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan as previous site investigation works have identified a source of contamination on the site and the risk to controlled waters needs to be assess further.

7.
The development hereby permitted shall not be commenced until details of the landscaping of the site, consisting of native trees/shrubs, 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.

8.
Any facilities for the storage of oils, fuels and/or chemicals shall be sited on impervious bases and surrounded by impervious bund walls, details of which shall be submitted to the Local Planning Authority for approval.  The volume of the bunded compound should be at least equivalent to the capacity of the tank, plus 10%.  If there is multiple tankage, the compound should be at least equivalent to 110% of the capacity of the largest tank or 25% of the combined capacity of the interconnected tanks, whichever is the greatest.  All filling points, vents, gauges and sight glasses must be located within the bund.  The drainage system of the bund shall be sealed, with no discharge to any watercourse, land or underground strata.  Associated pipework should be located above ground and protected from accidental damage.  All filling points and tank overflow pipe outlets should be detailed to discharge downwards into the bund.


REASON:  To prevent pollution of Mearley Brook and Pendleton Brook in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

NOTE(S):

1.
The oil interceptor must be capable of holding contents of the largest compartment of any road tanker which delivers fuel to the site.

2.
Site operators should ensure that there is no possibility of contaminated water entering and polluting surface or groundwater.

3.
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 United Utilities will be required.  In the absence of a sewerage system, such drainage must go to a tank(s) with no discharge to watercourse.

4.
Only uncontaminated surface waters can be discharged to any watercourse.  Vehicle wash waters must be conveyed to a foul sewer (with the permission of the water undertaker).  If no foul sewer is available then the wash water must be conveyed to a sealed, recirculation system with no overflow, or to a sealed tank for off site disposal.

5.
Oil interceptor efficiency is enhanced by connecting roof water into the surface water system, downstream of the interceptor.  However, if the unit is sized accordingly, taking the area of roof drainage into account, then roof water may pass via the interceptor.  Detergent entering oil interceptors may render them ineffective. 

6.
No raw materials, finished or unfinished products or parts, crates, materials, waste, refuse or any other item shall be stacked or stored outside any building on the site without the prior approval in writing of the Local Planning Authority.


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

APPLICATION NO:
3/2008/0567/P                                  (GRID REF: SD 369912 436633)

PROPOSED ERECTION OF 15 LIVE WORK APARTMENTS, GARAGES AND ASSOCIATED WORKS AND TWO OFFICE BLOCKS OFF CHERRY DRIVE, BROCKHALL VILLAGE, OLD LANGHO

	PARISH COUNCIL:
	Object to the proposal as previously.  Consider that these units will bring no significant employment to the area and the size of the work units are no larger than an additional bedroom. 

	
	
	

	COUNTY PLANNING:
	Consider that the proposed development is on an appropriate site of the village but suggest that the Council should be satisfied that it meets identified local need and supports rural and urban regeneration.

In relation to housing, it recognises that there is no official guidance for minimum floor space to deal with live work.  A report by Tim Dwelly gives examples that some restrictions in Local Planning Authority policies.

	
	· Assessment of the size for business floor space – 50m2.

· Assessment of a size ratio for living from 35% to 60% of area.

· Limiting number of bedrooms to two or less.

· Discouraging family accommodation.

	
	These units are only provided between 12-15m2 and therefore conclude that this is more akin to C3 residential use and therefore housing policies should be appropriate.  If this is the case, conclude it would contribute to over supply unless the Council consider it forms an essential element of a mixed use regeneration project which should be resisted.  



	
	Need to consider whether the loss of land to residential development would not prejudice delivery of appropriate business and industrial land.  Consider the office use appropriate and that conforms with policy 5 of the joint Lancashire Structure Plan.  Request that the applicant demonstrates that the development has no adverse impact on Greatwood and Millwood Biological Heritage Sites.



	LANCASHIRE COUNTY COUNCIL PLANNING OBLIGATION OFFICER:
	If minded to approve request contribution to waste management infrastructure as well as possible contribution towards sustainable transport measures. 



	LANCASHIRE COUNTY COUNCIL HIGHWAYS:


	Verbally advised no objection.

	STATUTORY ADVERTISEMENT AND ADDITIONAL REPRESENTATIONS:
	Six letters of objection have been received which raise the following issues.  

· The height of the office block is intrusive.

· Light pollution due to the necessary security lighting for the office block.

· Loss of light to residential properties.

· The associated traffic issues would be inappropriate.

· Inappropriate location of bins for the apartments.

· The over bearing impact caused by the height of the offices and the adjacent properties as well as subsequent loss of privacy.  

· Inappropriate to have offices in a residential area.

· The effect on saleability of properties.

· Consider it would add to over supply of housing caused by the live work apartments.


Proposal

This scheme is for the erection of 15 live work apartments over three storeys in height, parking and garages and two linked office blocks which are both three floors.  

The office element would back on to the existing residential units of Masefield Court and Cherry Drive.  The nearest part of the building would be approximately 28m from the rear windows of the existing apartments.  Parking facilities would be adjacent to the current rear boundary of Masefield Court.  

The two storey office building has a floor space of 360m2 and 294m2 and are linked by predominantly glazed reception area which incorporates a lift.  The office block would be a maximum height of 12.8m and constructed of brickwork and render and a concrete tiled roof.   

The live work units comprise a block of 15 apartments.  It is an L shaped inside and would be approximately 15m x 10m with the widest part being 20m.  There are two lobby areas which also incorporate the lifts.  The maximum height is 11.5m.  The rear elevation has balconies for individual apartments.  The mass of the building is broken up by projecting bays and different roof scapes.  Materials are brick and render with the lobby area predominantly glazed.

The live work units comprise a mixture of two and three bedroom units and have the work units of a range between 12-15m2 floor space.  

Site Location

The site is within the Brockhall village complex adjacent to Cherry Drive and Masefield Court.  

Relevant History

3/2006/0088/P – Erection of 26 live work units.  Approved.

3/2006/0830/P – Erection of 24 live work units. Approved.

3/2007/0740/P – 7 detached dwellings and associated work units.  Withdrawn.

3/2007/0771/P – 7 detached dwellings and associated work units.  Refused. (current appeal due 8 December 208).

Relevant Policies

Policy 1 Joint Lancashire Structure Plan.

Policy 5 Joint Lancashire Structure Plan. 

Policy 12 Joint Lancashire Structure Plan.

Policy G1 - Development Control.

Policy A2 - Brockhall Area Policy.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider here relate to the impact on residential amenity, traffic generation, visual impact and creation of an employment use.

I note the opinion of Lancashire County Council and the Billington Parish Council in relation to whether or not the units are more akin to residential and of limited use and I accept their concerns given the limited amount of floor space dedicated to the work element.  However, consideration should be given to the totality of the employment use and as such I believe it is relevant to have regard to the two office blocks.  When this is taken into account, it will lead to more employment space than the previously granted consent for the apartment block.  

In relation to design issues I am satisfied that the site sits reasonably well in the local environment which is predominantly three storey.  

It is clear that the dedicated work space enables commercial operations or businesses to be operated from the unit.  The units would provide a sustainable working environment.  It is also expected that when necessary live work units would make use of some of the corporate facilities in the adjoining office block.  In relation to highway issues and traffic generation, there is no objection from Lancashire County Council given the nature of the development and as such I consider this element to be acceptable.  I note the concerns regarding the loss of privacy and overlooking and the effect on residential amenity. I recognise that the development is a three storey complex, I consider that 28m separation distance is reasonable in terms of privacy and would have a limited impact in relation to overbearing.  In relation to the saleability of the properties this is not a material consideration.  

In order to ensure there are adequate safeguards in relation to the office block being erected within an appropriate timescale in relation to the live work units, I consider it necessary to impose a planning condition that will limit the numbers of apartments occupied being dependent on the shell of the office building being complete.  

I note the request from Lancashire County Council for additional funding but I consider that given the planning history of the site, it would be unreasonable to require such funding.

I note the concerns but consider that the proposal offers a further introduction of employment within the Brockhall area and as such a recommendation of approval is appropriate.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Precise specifications or samples of 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.
Prior to commencement of development a detailed ecology report shall be submitted to and approved in writing by the Local Planning Authority. 


REASON: In the interests of protecting nature and conservation issues in accordance with Policies G1, ENV9 and ENV10 of the Ribble Valley Districtwide Local Plan.

3.
Notwithstanding the submitted layout plan for the apartment block, a further plan showing a resiting of the block to avoid any impact on the adjacent Biological Heritage Site shall be submitted to and approved in writing by the Local Planning Authority.


REASON: In the interests of protecting nature and conservation issues in accordance with Policies G1 and ENV10 of the Ribble Valley Districtwide Local Plan.

4.
Upon occupation of five of the live work units the external shell of the office blocks shall have been completed.


REASON: In order to ensure that the land is suitably used for employment purpose and to comply with Policy A2 of the Districtwide Local Plan.

5.
None of the apartment shall be occupied until the related work unit is complete and details of the work elements including the nature of business shall have been submitted to the Local Planning Authority.   The precise details of the occupier and business shall be submitted to the Council in January of each year of the planning use to which the related work unit was put during the previous calendar year.


REASON: In order to ensure that the land is suitably used for employment purpose and to comply with Policy A2 of the Districtwide Local Plan.

6.
Prior to commencement of development a scheme identifying how a minimum of 10% of the energy requirements generated by the development will be achieved by renewable production methods shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall then be implemented in a phased programme agreed by the Local Planning Authority.

REASON: In order to encourage renewable energy and comply with Policy G1 of the Districtwide Local Plan.

APPLICATION NO:
3/2008/0592/P
(GRID REF: SD 360661 437028)

CONVERSION OF GARAGE TO FORM LOUNGE WITH BEDROOM OVER AND ERECTION OF SINGLE GARAGE AT 3 APSLEY FOLD, LONGRIDGE, LANCASHIRE.

	TOWN COUNCIL:
	The Town Council object to this application as they feel this application would create over intensity of development, create overlooking issues for neighbours and prove detrimental to the streetscene.



	LCC HIGHWAYS OFFICER:
	No objection to the application in principle on highway safety grounds. The proposed development maintains provision for three vehicles to be parked off the highway and to maintain safe access to/from this location.



	ADDITIONAL REPRESENTATIONS:
	Seven letters has been received from five nearby neighbours surrounding the site, and the following points of objection have been raised;

1. Overlooking of properties to the rear of no. 3 Apsley Fold,
2. Loss of view,
3. Devaluation of property

4. The garage proposed will be built on the land owned by no. 35 Highfield Drive,
5. Loss of the boundary hedge between no. 3 Apsley Fold and no. 35 Highfield Drive,

	
	6. 
Applicant is currently running a business from his property and there will be insufficient car parking space for all his vehicles if passed, causing an increase in on-street parking,
7. 
The running of a business from his premises is against a Restrictive Covenant in place on Apsley Fold,

8. 
Loss of the garage and new garage will create a frontage completely out of character with the nearby houses that will spoil the balance of the three houses at the head of the cul-de-sac,
9. 
In extending the property by approx. 67%, we consider this creates a property of a size inappropriate for the locality that will dominate the streetscene,

10.
No details of the precise location of the garage in relation to the garage at No 2 Apsley Fold,
11.
The position of the new garage will not allow safe maintenance of the garage at no. 2 Apsley Fold,

	
	12 
Access to the public highway from the house will be at an acute angle that will create problems if there are any vehicles parked nearby,

13. Concerns over health and safety of pedestrians due to irregular vehicular movements to and from the site,

14. Work has already been carried out by the applicant including removal of trees, creation of the office area and the creation and widening of the driveway,

15. 
Loss privacy for no. 3 Apsley Fold as there will be less than 21m between first floor windows, the rear garden will be overlooked as will the conservatory,

16. Not in accordance with relevant Ribble Valley Planning Policies, and

17. 
Approval will set a precedent for every other house on the Fold to build garages in their gardens.


Proposal

The application seeks permission to convert the existing double garage into an additional lounge area, extend over the garage to create first floor extension containing an additional bedroom with dressing room and en-suite and the erection of a single storey garage to the front of the property adjacent to the existing single storey garage at no. 2 Apsley Fold.

Site Location

The property in question is a detached, two storey property within the residential settlement of Longridge, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to convert the existing double garage into an additional lounge area, extend over the garage to create first floor extension containing an additional bedroom with dressing room and en-suite and the erection of a single storey garage to the front of the property adjacent to the existing single storey garage at no. 2 Apsley Fold. The main concerns with this proposal are the potential impact on the residential amenity of the neighbouring properties, potential overlooking issues, potential visual impact on the street scene and issues concerning highway safety.

In terms of the impact on the street scene, Apsley Fold consists of three detached two storey properties at the head of the cul-de-sac, and two detached bungalows. The middle detached two storey property has already been extended at first floor over the garage, however the garage has remained untouched. The proposed first floor extension proposed over the garage of no. 3 Apsley Fold will create two small windows in the front elevation for the new bedroom as opposed to the balcony area to the front of no. 4 Apsley Fold, and will convert the garage into an additional lounge. It should be noted that the conversion of the garage into living accommodation can be done without formal planning consent. Given that no. 4 has already been extended in a similar fashion, the proposed first floor extension is not considered to have an undue impact on the streetscene, and by virtue of its location to the north east corner of the cul-de-sac and that it will be no nearer to any of the properties nearby, it is not considered to create an adverse, over dominant property in relation to the other properties.

With regards to any impact on the residential amenity of the nearby dwellings and any potential overlooking issues, it must be noted that at present the distance between the existing bedroom windows at no. 4 Apsley Fold and the first floor bedroom window at no. 3 Apsley Fold is approx. 17.5m. The proposed new bedroom windows in the first floor extension over the garage will be over 17.5m away from this window due to the orientation of the property within the site and the line of sight of these windows is more towards the footpath to the front of the property. The neighbour at no. 3 Apsley Fold is extremely concerned with the loss of privacy and overlooking that the proposed extension will create, however having assessed the impact on this property by virtue of a site visit, I do not consider the concerns to be significantly justified. The Council’s SPG: Extensions and Alterations to Dwellings, Paragraph 6.1.1, notes that ‘Except in special circumstances windows to habitable rooms at first floor level should be a minimum of 21 metres from any such facing windows in neighbouring houses, however existing built form in areas may lead to a situation where a reduction in spacing is in keeping with the overall character of the site.’ Bearing this mind, and the existing situation on site, I do not consider the proposal will cause any further harm to the detriment of the residential amenity of the occupiers of the adjacent dwellings.

Finally, the neighbours of Apsley Fold are concerned regarding the level of parking that will be provided on site once the double garage is removed and the single garage is erected. The applicant has already created a large parking area to the front of his property, which does not require formal consent, and the worry is that there will be additional vehicles parked on the cul-de-sac as they will not fit on his drive. Having discussed the proposal with the LCC Highways Officer, he is happy that two cars can be parked off the road as well as a parking space being provided within the garage. The issues regarding the applicant using his property to run a business from home are being dealt with as an enforcement enquiry, and as such we must only take into account the level of parking to be provided for a domestic property. This being the case, I consider the scheme will provide sufficient on-site parking for a property of this size, and will not have an undue impact on the movement of vehicles within the cul-de-sac to the detriment of highway and pedestrian safety.

Therefore, whilst I am mindful of the objections from both the Town Council and the nearby neighbours, it is considered that the proposal is in accordance with the Local Plan Policies and the Supplementary Planning Guidance notes, and will cause no significant impact on highway or pedestrian safety, have no significant visual impact on the streetscene and will cause no further overlooking or loss of privacy to the detriment of the residential amenity of the occupiers of the nearby dwellings, and as such this application is granted accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be granted conditionally.

1.
The proposed garage 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”.

2.
The proposed garage shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of the dwelling house as such) which would preclude its use for the parking of a private motor vehicle.


REASON:  In the interests of visual amenity and to facilitate adequate vehicle parking and/or turning facilities to serve the dwelling in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.

3.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 22 August 2008.


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

APPLICATION NO:
3/2008/0603/P
(GRID REF: SD 363837 431284)

PROPOSED REPLACEMENT OF AGRICULTURAL BUILDING FOR STORAGE AND REPAIR OF VEHICLES AND FARMING MACHINERY (TWO TRACTORS, FORKLIFT, MOWER AND TWO TRAILERS) (RESUBMISSION) AT THURSTONS FARM, MYERSCOUGH ROAD, BALDERSTONE

	PARISH COUNCIL:
	The Parish Council appreciate that they cannot object to this proposed development on planning grounds, but, nevertheless, feel that the thoughts of the Parish Council and several parishioners should be taken into account. 



	
	They say that the proposed development is in close proximity to Monks, a site for which planning permission was granted subject to conditions which, they say, have not been adhered to or enforced.  There are now fears that this proposed new building could be used for other purposes than those described or by a third party, and that it is therefore essential that the situation is monitored.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters have been received from residents of Feildens Farm Lane in which objections and concerns are raised as follows:



	
	1.
	The area of Mellor Brook is currently under review for road safety due to expansion of BAE Systems.  Would this proposed development not increase the use of heavy goods vehicles due to transportation of vehicles and farming machinery?



	
	2.
	Noise and light disturbance would be considerable due to the close proximity of the building.



	
	3.
	Does the previously granted planning permission for the land at the side of Thurstons Farm (Monks Contractors Ltd) for similar usage mean that this application constitutes an enlargement of that site?



	
	4.
	The development description in the application is too all embracing.  As such, it is unclear what exactly is being requested.  Thurstons Farm is a residential property.  Would a permission in relation to this application change the use of the site to commercial? 



	
	5.
	If planning permission is granted, will there be an enforceable and policed restriction on the two tractors, forklift, mower and two trailers?  There is no indication of the sizes/types, ownership etc of these vehicles/machinery.  



	
	6.
	This site already results in nuisances to neighbours with fires burning from one of the outbuildings, noise from the site which is always of an untidy appearance which is detrimental to the entrance of Mellor Brook and Ribble Valley.  



	
	7.
	This resubmission gives no reasons why the previous refusal should be overturned.  


Proposal

Thurstons Farm comprises a dwelling and a number of outbuildings.  One of the existing outbuildings is a timber building with a corrugated sheet roof which is 13.7m x 6.1m with an eaves height of 2.1m and a ridge height of 3.6m.  This building is old and in a very poor state of repair.  Recently, around and above this building, the steel framework of a larger building was constructed without the necessary planning permission.  When the applicant was informed that planning permission was required for that building, works ceased and application 3/2008/0312/P was submitted.  That application was therefore partly retrospective.  If that application had been approved and implemented, the resultant building would have measured 15m x 9m with an eaves height of 3.6m and a ridge height of 4.9m.  Its walls up to 2.2m would have been concrete blocks with vertical metal sheeting to the upper part of the walls and to the roof.  

However, permission was, in fact, refused for the following reason:

The proposed building is not essential for agricultural purposes, and its excessive size and height, and its design and external materials, are inappropriate to its location within the curtilage of the former farmhouse.  As such, the proposal represents an over prominent and incongruous structure which is detrimental to the appearance of the locality contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.  

The steel work has now been removed.  Planning permission is now sought for a replacement building still measuring 15m x 9m, but with an eaves height of 2.7m and a ridge height of 4.1m.  The external materials now comprise blockwork for the walls up to 1.5m high, Yorkshire boarding for the upper part of the walls and green coloured profiled roof sheets.  

The building is to be used for the storage (and repair when necessary) of the applicant’s own vehicles and machinery as specified in the description of development.  These vehicles/machinery which are already situated within the confines of the yard, are required by the applicant in association with his operation as an agricultural contractor on local farms.  

Site Location

Thurstons Farm comprises a dwelling and a number of outbuildings between Myerscough Smithy Road and the A59 to the south east of the Mellor Brook roundabout on the A59.  It is adjoined to the west by the Monks plant hire repair garage.

Relevant History

3/2008/0312/P – Proposed replacement of agricultural building for storage and repair of vehicles and farming machinery (part retrospective).  Refused.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The application is to replace an existing dilapidated timber building with a slightly larger and higher building.  A similar application for a building higher than that now proposed and with different external materials has recently been refused for a reason that was quoted earlier in this report.  I consider that the reduction in the height of the building and the external materials, which are now more appropriate for an agricultural building, have satisfactorily addressed the objections to that previous application (3/2008/0312/P).  A supporting letter has been submitted by the applicants agent which concludes that there is no significant impact on residential amenity or highway safety and I concur with his view.

Whilst it could not be said that the building is essential for agriculture, it does appear that it is to be used in association with a business associated with agriculture which is long established at this site.  Through the replacement of an existing unattractive building with one which is now of an appropriate height, design and external materials, and given that it will allow vehicles to be stored inside rather than in the yard, I consider that the proposal will result in improvements in the visual amenities of the locality.  Given the separation distance, I do not consider that the building or its intended use would have any seriously detrimental effects on the amenities of the residents of Feildens Farm Lane.  Given the relatively small number of vehicles involved, and the fact that they are already stored at the site, I do not consider that the proposal would have any effects on highway safety.  Subject to a condition to ensure that the building is only used for the storage and routine maintenance of the applicant’s own vehicles and equipment, I can see no sustainable objections to the replacement building as now proposed.  I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The replacement building hereby permitted shall only be used for the storage and routine repair/maintenance of the vehicles and farm machinery (ie two tractors, a forklift, a mower and two trailers) owned by the applicant and used in association with his agricultural contractors business, unless the Local Planning Authority grants prior written consent for the storage of any other vehicles or machinery.  Specifically, the building shall not be used either by the applicant or by any third party in association with any other trade or business.


REASON: To comply with the terms of the application and in the interests of the character of the locality, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2008/0605/P
(GRID REF: SD 375018 450257)

EXTENSION TO ALREADY APPROVED BUILDING AND CHANGE OF USE OF LAND FROM GENERAL GRAZING TO HORSE MENAGE ON FIELD ADJACENT TO BAMBERS, LANE ENDS, GRINDLETON, CLITHEROE, LANCASHIRE, BB7 4PH.

	PARISH COUNCIL:
	No comments have been received at the time of the reports submission regarding the amended plan, however the Parish Councils original comments state no objection to the above application subject to the following issues;

· Surface water drainage treatment. The Council suggest that the area would be better drained if surface water were diverted into an existing drain running parallel with Smalden Lane. This would help alleviate previous flooding which the two properties below have experienced in the past, and

· A concern regarding the size of the ménage, which we feel, is over development.



	LCC HIGHWAYS OFFICER:
	No objections to the application in principle on highway safety grounds, on the understanding that previous Highway Conditions relating to this site, most notably 3/2007/1019/P, are complied with.



	UNITED UTILITIES:
	No objections to the proposal.

	ENVIRONMENT AGENCY:
	No objection in principle to the development but recommend that any subsequent planning approval be conditioned accordingly.

	ENVIRONMENTAL HEALTH:
	No comments have been received at the time of the reports submission regarding the amended plan, however the Environmental Health Officer has no objections to the scheme but would like to make the following comments.

· The condition of the ground indicates that the existing land drainage is in poor condition and requires cleaning, repair or replacement. It is therefore suggested that the ménage drainage should remain separate from the land drainage pipes until the 9-inch culvert is reached. The size of the pipe will determine the speed of water drainage and discharge.
· Slowing down the rate of discharge will help prevent flooding, and it is suggested that forming a bund around the ménage may increase the water holding capacity of the ménage area.


	ADDITIONAL REPRESENTATIONS:
	At the time of the reports submission ten letters of objection have been received from nearby residents in regard to the application at this site, and the following points of objection were raised;

· Conditions on previous consent at the site have not been met, these include materials, details regarding the manure store and containment and disposal of sewage,

· No reference to septic tank on scheme,

· There are no provisions for run off of water or urine, or for the storage of manure from the proposed stables,

· Concerns regarding run off and flooding as it is considered that the scheme as proposed including the hard standing areas will exacerbate existing problems,

· Proposed soakaways will in no way be effective enough to prevent flooding,

· Concerns regarding foul water run-off from the site and subsequent environmental health issues,

· Size of ménage is excessive in size and materials inappropriate for the area,

	
	· The application states it will be for private and domestic only but surely a development of this size and enormity will be leading up to a future business venture at the site,

· Visual impact on the A.O.N.B. and nearby properties by virtue of increased size of building and increased size of hard standing area,

· Not in accordance with Policy G5 as the scheme is not a ‘small scale development’,

· If approved the application should be conditioned so that no floodlights or outside lighting is allowed, and that no activity goes on after dark,

· The boundary hedge should also be retained to at least its present height and density if the application is approved,

· And the existing access onto the lane to the south of the site be blocked up,

· Highway concerns as the entrance to the site is at a dangerous point with poor visibility, and the manoeuvring of vehicles, trailers and horse boxes at this junction would be dangerous, and

· The applicant continually parks his vans and cars outside his land on the roadside causing other highway issues, and he also parks his van over a fire hydrant, which is a criminal offence.


Proposal

The application seeks permission to extend an already approved stable building, and create a ménage area to the north of the approved stable building, on land currently used for the grazing of horses. The stable building was approved under Planning Application Ref. No. 3/2007/1019/P and contains space for stables, storage, tack room and trailer store for two horses. The extension to the stable building is the creation of a canopy measuring 3m x 13.5m and will follow the existing roofline of the steel portal framed building. The building will be clad entirely in timber with a grey fibre cement coloured roof. The ménage proposed measures 25m x 45m in size, comprising of sand and rubber uncompacted surface, and surrounded by 1.2m high timber fencing. The ménage will be constructed on land to the west of the property Bambers, with the land levelled by the removal of a large area of earth in order to create a flat area of land.

Site Location

The site is located on the west side of Smalden Lane, Lane Ends, north of Grindleton.  The land slopes slightly from north to south, and the site lies within the Forest of Bowland Area of Outstanding Natural Beauty. The building in question is approximately 45m from the highway, and the proposed ménage area is approximately 30m from the adjacent highway to the west of the property Bambers.

Relevant History

3/2007/1019 - Proposed stable, storage, tack room and trailer store. Portal frame building with blockwork to 1200mm above first floor level with Yorkshire boarding above with Eternite sheeting in dark green (Re-submission) – Granted Conditionally.

3/2007/0888 – Proposed stable, storage, tack room and trailer store. Portal frame building with blockwork to 1200mm and Yorkshire boarding above with Eternite grey sheet roof. – Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG – “Extensions and Alterations to Dwellings”

PPS25 – Development and Flood Risk.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to extend an already approved stable building, and create a ménage area to the north of the approved stable building, on land currently used for the grazing of horses. With regards to the principle of the development, Policy G5 of the Districtwide Local Plan states that ‘Outside the main settlement boundaries and the village boundaries, planning consent will only be granted for small scale developments which are needed for the purposes of agriculture or other small scale developments appropriate to a rural area which conform to the policies of this plan.’ Bearing this in mind, it is considered that the development proposed is requisite for an agricultural use and given the small scale of both the building and the nature of the use of the ménage i.e. private and domestic, the proposal is considered appropriate to this rural area, and as such complies with the above Policy.

The main issues with regards to the proposal are the visual impact of the extension to the building, the visual impact of the proposed ménage, any potential impact on the residential amenity of the occupiers of the nearby residential properties and concerns from residents regarding flooding and drainage of the site.

With regards to the visual impact on the area by virtue of the extension to the stable block, it is considered that given the minor size and scale of the canopy it will blend seamlessly onto the existing stable building, and as such will not be to the detriment of the locality. With regards to the proposed ménage area, given the location of the proposal to the west of the existing domestic dwelling, its distance from the adjacent highway, the existing dense boundary hedge screening the site and that the ménage will be constructed lower than the existing ground level, I consider the scheme to comply with Policy ENV1 of the Districtwide Local Plan as I do not consider that there will be any adverse visual harm caused that would be to the detriment of the hamlet of Lane Ends or to the Forest of Bowland Area of Outstanding Natural Beauty.
With regards to any potential impact the proposed building extension may have on the residential amenity of the occupiers of the adjacent properties, it is worth noting that the position of the stable building on site has already been approved under application no. 3/2007/1019/P. The building is adjacent to an existing large agricultural building within the site, and approx. 16m from the nearest property, Lane Ends Cottage. The proposal seeks permission for a canopy extension to the building and not an increase in storage space, and as such, given that the proposal is appropriate for a rural area, it is considered that due to the siting and location of the building adjacent to the existing building on site, the proposal will have no significant, detrimental impact on the residential amenity of the occupiers of the adjacent dwellings, and as such is considered to comply with the relevant Policies.

With regards to any potential impact the proposed ménage may have on the residential amenity of the occupiers of the adjacent properties, it is considered that as the ménage will be adjacent to owners property, approx. 47m from the nearest other residential properties and due to the difference in land levels and existing boundary screening, it is not considered that the proposal will have a significant, detrimental impact on the residential amenity of the occupiers of the adjacent dwellings, and as such is considered to comply with the relevant Policies.

Finally, with regards to the concerns of flooding and poor drainage at the site, the agent and applicant have spent a considerable amount of time discussing the best possible methods to ensure an appropriate and suitable drainage scheme for the site, and following the submission of an amended plan on the 17th of September 2008, it is considered that this is more than adequate to provide the safe and manageable drainage of the land in question. The drainage scheme comprises of a mixture of soakaway systems and stone filled ditches with bunds to the southern boundary of the site. The scheme has attempted to filter all the run off from the ménage, the stable and the land into these three soakaways, with the stone filled ditches and bunded areas as secondary barriers to store any additional rain water run off before allowing it to flow off the site. I am aware of the objections made by the nearby residents regarding this issue, but I am also aware of the existing issues of flooding and drainage that currently exist on the site. The scheme proposed has been designed to manage the drainage of the land and should control the run off of rain water more efficiently than at present. In doing this, it is considered that the scheme is in accordance with the national guidance contained within Annex F of PPS25 – Development and Flood Risk, as it contains a mixture of infiltration devices, filter drains and two bunded areas that can hold an excess of water to allow a controlled discharge to avoid flooding.
With regard to the points of objection raised by both the Parish Council and the objectors, the material considerations have been covered within the above report, however I wish the Committee to note the following. The application must be considered and dealt with on the basis of the information submitted, and not subject to speculation over the nature of the proposal and its use. With regards to the comments about possible highway safety issues, the applicant will be using an existing vehicular entrance to the site, and I do not consider the proposed development will cause such a significant change in vehicular movements to and from the site, that would be to the detriment of highway safety. Finally, there are no details regarding the storage of manure, however this can be dealt with using a planning condition.
Therefore, whilst I am mindful of the comments from both objectors and the Parish Council, I consider the scheme to comply with the relevant policies, and as such to be acceptable.

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.
Prior to the completion of the stable building, details for the containment and storage of manure shall be submitted to and approved in writing by the Local Planning Authority. Such a scheme shall be constructed and completed in accordance with the approved plans.


REASON: In accordance with Policy G1 of the Ribble Valley Distictwide Local Plan preventing pollution of the water environment.

2.
The proposed ménage hereby approved 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 Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
Surface water run off from this site should be restricted to existing rates in order that the proposed development does not contribute to an increased risk of flooding.


REASON:  To reduce the increased risk of flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
The proposed development shall inure for the benefit of the owners of Bambers and accompanied friends/family only and not for the benefit of the land nor any other person or persons, whether or not having an interest on the land, and it shall not be used as a separate unit. 


REASON: Permission would not have been given for the proposed development but for the personal circumstances applying in this case, as the development would otherwise be contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
Notwithstanding the approved plans, the existing boundary hedgerow to the eastern and southern boundary of the site shall remain so in perpetuity, and its replacement, if required, shall be otherwise agreed in writing by the Local Planning Authority.


REASON: In order to retain the existing level of boundary screening for the site in the interests of the residential amenity of the nearby neighbours.

6.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 17 September 2008.


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

NoteS

1.
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.

2.
The applicant should ensure that the land proposed for the soakaway has adequate permeability in accordance with BS6297:1983.

3.
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).

APPLICATION NO:
3/2008/0606/P
(GRID REF: SD370738, 435998) 

PROPOSED NEW AGRICULTURAL MULTI PURPOSE BUILDING (RESUBMISSION OF 3/2008/0289) AT SUDELLS FARM, NORTHCOTE ROAD, LANGHO, BLACKBURN

	PARISH COUNCIL:
	The parish council still objects to this application.  The applicant has previously converted a barn and knocked down another building, both of which would have been adequate as a multi-purpose building.  If there is sufficient agricultural use for a new building we still feel it is too large and could be better located in the yard.

The parish council are also concerned that the footpath running through the site will be obstructed by the development.

At this address there is also the issue of the holiday cottage that we would like investigating.  The condition that the same person should not occupy this cottage for more than three months is being breached.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY LAND AGENT):
	My previous report explained that whilst I consider an undercover facility reasonably necessary, the scale of the proposed building was too large.  I note the size of the building in the current application has been reduced by the removal of the lean-to and I therefore consider the amended scale to be acceptable.

	
	
	

	FOOTPATH OFFICER:
	Provided the footpath will not be obstructed during construction the footpath officer has no objections.  If the footpath will be obstructed it will need to be temporarily diverted.

	ADDITIONAL REPRESENTATIONS:
	No representations have been received.


Proposal

Permission is sought for the erection of a multi purpose agricultural building with approximate dimensions of 18.2m x 12.1m.  The building would have an eaves height of 4.2 metres and would be 5.8 meters to the ridge.  
Site Location

The proposal is located to the rear of the existing farmhouse and barn and will be located mainly in the existing yard area with part of the proposal encroaching onto the field bordering the yard.  Sudells Farm is located in open countryside off Northcote Road, Old Langho and extends to approximately 49.5 acres (20 hectares), all of which is in a ring fence.  
Relevant History

3/2008/0289/P – Agricultural multi purpose building.  Refused 

Relevant Policies

Policy G1 – Development Control

Policy G5 - Settlement Strategy

Policy ENV3 - Development in Open Countryside

Policy SPG - Agricultural Buildings and Roads

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the proposal and whether there is sufficient agricultural justification for the proposal.

This planning application details an agricultural building proposed to be located to the rear of the barn at Sudells Farm.  The building will be used as a lambing shed during the spring and machinery/ implement store during the winter months.  A doorway on the proposed east facing elevation, nearest to the yard, would provide access into the building.

The County Land Agent states that the land is currently let to another farmer on an informal basis however the applicant looks after the sheep that are grazed on the land.  The County Land Agent has been advised that it is the intention to establish a breeding flock and that would increase the number of breeding ewes from 100 to 140.  The County Land Agent is satisfied that there is sufficient justification for the proposed building.

The siting of the proposed building would be to the north of the existing barn, as shown on the site plan submitted with the application.  Now the lean-to portion of the building has been removed and the proposed building resited, the building would appear a less prominent feature within the landscape than originally submitted.  Materials used would consist of concrete panels to a height of 2m with tanalized timber space boarding above and a natural grey corrugated fibre cement roof and are typical for an agricultural building.  From the main viewpoints from Old Langho Road and the public footpaths running adjacent to the site, the proposal will be seen near to and against the existing group of buildings and will not appear isolated or unduly prominent within the landscape.  

With regards to the parish council comments, the Footpath Officer has no objection to the proposal provided the footpath is not obstructed during construction.  The Enforcement Officer is addressing the issue regarding the unauthorised use of the holiday let.

Considering the amended siting and the justification for the building confirmed, I thus recommend the application 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.

RECOMMENDATION:  That planning permission be granted.
Notes:

1.
The granting of planning permission does not entitle a developer to obstruct a right of way and any proposed stopping up or diversion of a right of way should be the subject of an Order under the appropriate Act.  Footpath no. 8 in the parish of Billington and Langho abuts the site.

APPLICATION NO:
3/2008/0638/P & 3/2008/0639/P (LBC) 

(GRID REF: SD 369060 439230)

PROPOSED NEW CAR PARKING AREAS ADJACENT TO EXISTING SWIMMING POOL AND ALL WEATHER PITCH.  NEW ACCESS ROAD AND CAR PARKING SPACES TO REAR OF NEW WING.  NEW ROUNDABOUT ADJACENT TO SITE OF NEW BUILD HOUSE.  NEW ACCESS ROAD TO SUBSTATION TO NORTH OF NEW WING AT STONYHURST COLLEGE, STONYHURST, CLITHEROE 

	PARISH COUNCIL:
	No observations received.

	
	
	

	ENGLISH HERITAGE:
	The grounds and associated parkland of Stonyhurst College designated grade II* on English Heritage Register of Historic Parks and Gardens are nationally important as an historic designed landscape fundamental to the setting of the Grade I listed buildings.  The significance of the main south eastern approach with its flanking canals and entrance court is well recognised and valued by the college as one of the unique features of Stonyhurst.  In contrast the historic landscape to the north has been eroded by new development, the accumulative effect which has had a significant impact on the historic character of the area of parkland.  



	
	English Heritage recognise the difficulties of balancing the needs of a modern school with a need to preserve a nationally important historic site and acknowledges the efforts made by Stonyhurst to achieve this balance.  However, in weighing up the current application, the following comments need to be taken into consideration.



	
	The current applications including the new car parking areas and additional access roads within the historic landscape to the north of college.  Given the sensitive nature of the parkland and level of intervention already undertaken, believe the scheme may benefit from further work.  Of particular concern is the introduction of a new parking area to the north of the drive within Harry’s Meadows.  This area of parkland is an important element setting of the college and already reduced by the introduction of the all weather pitch and associated parking.  The retention of this remaining piece of open space is essential to the setting of the college and the insertion of new car parking in this area will inevitably lead to further expansion in the longer term.



	
	The proposal to reinforce the line of the rear drive by regularly spaced tree planting will further reinforce the separation of the park and the college and detract from its historic parkland character.  



	
	The intention to remove parking to the main entrance court is supported but more consideration should be given to finding the best site for its location.  Ideally, to the south of the rear entrance drive.  More consideration should be given to the pattern of vehicular circulation with the aim of reducing vehicular movements around the college buildings.  The choice of location of the new substation is apparently justified with a separate application but the necessity for a new service road further erodes the historic design landscape.



	
	Stonyhurst college in collaboration with English Heritage has recently updated a Conservation Plan to the site.  This addresses the relative significance of the total historic asset and identifies constraints and opportunities that should feed into a master plan defined in future development patterns for the whole school site.



	
	Whilst this step is fully supported by English Heritage we have not formally ratified the plan.  We wish to see any proposal for changes to the buildings or landscape considering the contents of the agreed Conservation Management Plan, therefore recommend that the current proposals are deferred and reconsidered in the context of an agreed Conservation Management Plan.  We also recommend that it would be helpful to involve a landscape architect experienced in working with historic areas in any reconsideration of the scheme. 

 

	
	Pleased to offer our help in supporting the proposals in partnership with the college, however it if the Council decides not to defer consideration of the proposals we must recommend that the current applications are refused.

	
	
	

	STATUTORY ADVERTISEMENT:
	None received.


Proposal

This proposal is for two new parking areas, one adjacent to an existing swimming pool and one located within Harry’s meadow adjacent to the existing all weather football pitch.  It would also involve the new access road and additional parking spaces to the rear of the new wing.  A new roundabout adjacent to the site of the new build house as well as an access road to new substations.  

The car parking area adjacent to the swimming pool is at the rear of the swimming pool which has a frontage on to the main internal access road.  It would provide for 26 car parking spaces and would have an in from the main internal road and an exit point on to the existing car park near the maintenance block of offices.  The car park is punctuated with trees which would form an avenue along the existing internal road.  The car parking area adjacent to the all weather pitch which is situated at Harry’s Meadow is for 79 spaces.  The new access road is situated in close proximity to existing cabins and within a partly wooded area and would link up with the existing internal access roads which serve the swimming pool and maintenance buildings as well as the proposed new substation.  It would involve the loss of some trees and is approximately 5m wide x 140m long and would in part have footways on either side.  The scheme would also incorporate details of a access road and access track and car parking towards the new sixth form house which has detailed consent.  This would lead to some loss of trees.  All of the areas concerned are within the areas designated as historic park and garden.  

Site Location

The site of the proposals are located within the main Stonyhurst complex all of which are within historic park and garden areas.  The proposals are served by an internal access road which is at the rear of the main buildings.  

Relevant History

3/2008/0640/P – Sub station building.  Approved.

3/2008/0641/P – Sub station building (Listed Building Consent).  Approved. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV19 - Listed Buildings.

Policy ENV21 - Historic Parks and Gardens.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in this proposal relate to the impact the schemes have on the setting of the listed buildings and historic gardens.  It is clear from the consultation response that English Heritage object to some of the development and in particular have concerns regarding the proposed car park at Harris Meadows and the new access road to the sixth form house and the maintenance buildings.  I note the concerns regarding the comments of English Heritage and the impact it would have on the historic garden but I also consider there is a need to reflect the demands of the college in relation to approved schemes and the future demands of the college.  I accept there will be some harm caused by the introduction of a car parking area towards Harry’s Meadows and to minimise the impact in consider further details should be submitted which would reduce the size of the car park.  I note the concerns of English Heritage but having regard to all the issues and that the Council's Countryside Officer has been involved with the schemes and has no objection to the proposal.  I consider the proposal acceptable.

SUMMARY OF REASONS FOR APPROVAL

The proposal does not have a significant adverse impact on the setting of the listed building nor the historic parks and garden and as such complies with Policies ENV19 and ENV21 of the Districtwide Local Plan.

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

1.
Precise specifications or samples 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 Policies G1 and ENV19 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.
Within six months of the date of this permission further plans showing future car parking requirements shall be submitted to and agreed in writing by the Local Planning Authority.


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

4.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 29 September 2008.


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

APPLICATION NO:
3/2008/0642/P
(GRID REF: SD 374189 442700)

DEMOLITION OF DETACHED GARAGE AND ATTACHED CONSERVATORY TO CREATE SPACE FOR NEW PART SINGLE PART TWO STOREY EXTENSION. SINGLE STOREY ELEMENT AT THE REAR TO CREATE EXTENDED DINING/KITCHEN. TWO STOREY ELEMENT TO SIDE AND REAR TO FORM DOUBLE GARAGE/SNUG/STAIRCASE/W.C. AND FIRST FLOOR BEDROOM AREAS (RE-SUBMISSION) AT 20 HIPPINGS WAY, CLITHEROE, LANCASHIRE, BB7 2PQ.

	TOWN COUNCIL:
	The Town Council have no objection to the proposal.



	LCC HIGHWAYS OFFICER:
	No objection to the application in principle on highway safety grounds.



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

1. The development will occupy the present area of hardstanding, therefore the applicant needs to provided a fresh hardstanding suitable for at least 2 cars,
2. 
There appear to be inconsistencies with the boundaries marked on the plans submitted compared to the land registry deeds,

	
	3. 
The size of the extension will compromise the safety of children and pedestrians as it will compromise the visibility of drivers coming into the cul-de-sac by virtue of its height, scale and proximity to the road,
4. 
Height, sale and proximity of the extension to the road is considered out of keeping with the general layout of the area,

	
	5.
No details relating to additional parking area to the front of the property (additional plans have been submitted),
6. 
Given that the road is only 5m wide and there are no pavements, the potential re-location of the driveway to the front of the property would impact on available parking space for our property and for deliveries to our property, and
7. The estate was designed with every property including garages being offset to allow ease of accessibility. Should this be approved it will restrict the accessibility of our driveway.


Proposal

The application seeks permission to demolish the existing detached double garage and conservatory in order to create space for a new single storey extension to the rear of the property to extend the dining room and kitchen, and to erect a new large garage with an extension to the rear to create a new garage area with snug to the rear and two bedrooms and a bathroom within its roofspace. The garage will be almost two storey in height.

Site Location

The property in question is a detached, two storey property within the residential settlement of Clitheroe, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2008/0529/P – Demolition of detached garage and attached conservatory to create space for new part single part two storey extension. Single storey element at the rear to create extended dining/kitchen. Two storey element to side and rear to form double garage/snug/staircase/W.C. and first floor bedroom areas – Withdrawn.
Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to demolish the existing detached double garage and conservatory in order to create space for a new single storey extension to the rear of the property to extend the dining room and kitchen, and to erect a new large garage with an extension to the rear to create a new garage area with snug to the rear and two bedrooms and a bathroom within its roofspace. The new garage extension will be approx. 5.6m high, 0.4m higher than the existing detached garage. The main concerns with this proposal are with regards to the proposed garage extension and its potential impact on the residential amenity of the neighbouring properties, the potential visual impact on the street scene and issues concerning highway safety. There are no issues with regards to the proposed single storey dining/kitchen extension.

In terms of the impact on the street scene, Hippings Way is a modern style housing estate, characterised by large, detached, two storey properties with both detached and integral garages. The proposed new garage extension will be moved approx. 6.8m towards the front elevation of the house, and will be attached to it side elevation. The rear elevation of the garage will now be 6.6m from the neighbours detached garage at no. 18, as opposed to only 3m, and it will measure approx. 5.6m to the ridge, only 0.4m higher than the existing garage. In addition, the agent has now amended the scheme to include hipped roof ends and reduced window sizes in order for the scheme to blend in with the character and design of the existing property. Therefore given the above, I do not consider the proposed garage extension to have an undue visual impact on the streetscene, as the garage has been sympathetically designed to blend in with the existing property and is not considered to create an adverse, over dominant extension in relation to the other properties on Hippings Way.

With regards to any impact on the residential amenity of the nearby dwellings, it must be noted that the proposed garage extension once moved in location will be no nearer to any dwellings to the south of the site, and will actually be 3.6m further away from the dwellings to the west of the site, and as such I do not consider the scheme to have any impact on the residential amenity of the occupiers of the adjacent dwellings.

With regards to any impact the proposal may have on parking, ease of access and indeed highway safety within the vicinity, as the Highways Officer at LCC has raised no objections to the proposal, I do not consider that the proposal will have an undue impact on the movement of vehicles within the cul-de-sac to the detriment of highway and pedestrian safety. In addition, given that there will be a new area of driveway created to the front of the property, it is considered that the applicant will provide sufficient parking.

Therefore, whilst I am mindful of the objections from the nearby neighbours, it is considered that the proposal is in accordance with the Local Plan Policies and the Supplementary Planning Guidance notes, and will cause no significant impact on highway or pedestrian safety, have no significant visual impact on the streetscene and will cause no impact that would be to the detriment of the residential amenity of the occupiers of the nearby dwellings, and as such this application is granted accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be granted conditionally.

1.
The proposed garage 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”.

2.
Prior to the commencement of the built development, the proposed new car parking area to the front of the property shall be created and surfaced or paved in accordance with the details submitted on the 9th of September 2008 unless otherwise agreed in writing by the Local Planning Authority. 


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to ensure an appropriate level of car parking space on site for the property in question.

3.
The proposed development shall only be occupied as an extended family unit in conjunction with the property to which it is attached or related to and it shall not be used as a separate unit.


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

4.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 17 September 2008.


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

5.
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 25 June 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.

6.
There shall be no disturbance to the north gable wall or exclusion of bats from the roost access point if bats are disturbed or found during demolition/dev work shall cease immediately and further advice sought from the Bat Conservation Trust.


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

APPLICATION NO: 3/2008/0643/P
(GRID REF: SD 373454 436168)

PROPOSED CONSTRUCTION OF FOUR, ONE-BED FLATS WITH FOUR CAR SPACES AT CENTRAL GARAGE, MANOR ROAD, WHALLEY

	PARISH COUNCIL:
	Express concerns that should this development take place, the resultant increase in traffic would have a further detrimental impact to an area already suffering congestion.  Manor Road without double yellow parking orders would have difficulty accepting emergency vehicles.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection to the application in principle on highway safety grounds, however it is clear that in order to maintain suitable sightlines for pedestrians or vehicles manoeuvring to/from the four spaces proposed, it would be appropriate to consider measures to remove parked vehicles from a significant length along the east side of Manor Road.  Therefore in order to accommodate the traffic impact of the proposed development, traffic regulation orders prohibiting waiting at any time should be pursued along stated lengths of Manor Road.

	
	
	

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



	
	1.
	Concerns over ability of emergency vehicles to access Manor Fields.



	
	2.
	If approved, double yellow lines should be incorporated along one side of the road.



	
	3.
	Noise disturbance.



	
	4.
	Loss of light and open aspect.



	
	5.
	Block visibility of adjacent business premises from Manor Road.



	
	6.
	Effect of construction traffic on neighbouring business.



	
	7.
	Increased congestion and highway safety.


Proposal

This application details the erection of a building to house four, one-bed flats with approximate dimensions of 11.4m x 9.5m x 8.7m to the apex of its pitch.    To the front elevation a lean-to porch design type feature is shown to provide access to ground and first floor units with approximate dimensions of 5.3m x 2.5m x 3.5m in height.  Construction materials would be artificial stone and artificial slate roof with timber doors and uPVC windows.  Four off-street parking spaces are shown to the front of the building with a grassed area to the rear.

The units are low cost home ownership offered on the basis of shared ownership.

Site Location

The land is set to the east of Manor Road within the settlement limit of Whalley.  To its north and south are residential properties, to its east a commercial business and directly to the opposite site of Manor Road a vacant garage site that is within the applicant’s ownership.  The site is presently a tarmac car park that was used in conjunction with the garage premises when it was operative.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Policy H19 - Affordable Housing - Large Developments and Main Settlements.

Regional Spatial Strategy.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration are the principle of development, highway safety and potential impact on visual and residential amenity.

In terms of principle Members will be aware that the Council has been operating a policy of housing restraint in recent times given the over supply of housing the borough had when measured against the targets set in Policy 12 of the Joint Lancashire Structure Plan.  However, Planning and Development Committee agreed that as 1 September this year (or the date RSS became adopted, whichever was the sooner (RSS having adopted on 30 September 2008)) the Council would use the draft RSS figure as a baseline for any application submitted or determined after that date.  As a result schemes of less than 15 units do not require an affordable element provided they comply with the limits of development as identified in the saved settlement hierarchy of the Districtwide Local Plan.  However this is an affordable scheme with Policy G2 of the Districtwide Local Plan allowing for development wholly within the built up part of the settlement or the rounding off of the built up area.  The site is within the built up area of the settlement and the Council’s Housing Strategy Officer has commented that the units would meet a need identified in the housing needs surveys carried out for that area.  The principle of residential development is therefore acceptable.

Turning to highway safety, the County Surveyor has advised that subject to traffic regulation orders prohibiting parking on certain lengths of Manor Road, he would raise no objection to the development.  Whilst a condition can be imposed on any consent granted requiring that the applicant liaise with Lancashire County Council over this matter, Committee should be aware that separate proceedings will have to take place in order to secure such an order.  Therefore subject to this matter being resolved with Lancashire County Council there are no objections from a highway safety point of view.

With regard to neighbouring amenity, the site is bounded by residential properties to the north and south and a commercial business to the east.  I am of the opinion that given the northern elevation of the building would be a blank gable and that it is set approximately 12m away from the gable of Manor Court there would be no significant detriment to the residential amenities of those occupants.  In terms of the relationship with the rear of the terrace of houses that front onto Accrington Road there would be a distance of approximately 14.9m and 10m where there is a two storey rear extension to one of those houses.  Again a blank gable is shown to respect privacy levels and in terms of the proximity of development to those dwellings, I do not consider that this scheme would lead to an oppressive overbearing form of development.  I am also mindful of the business premises to the rear of the site which are formed by a two storey structure with window openings at both ground and first floor levels.  It is off-set from the development site and thus only half of it would face directly towards the rear of the unit proposed here.  There is a distance of approximately 22m between the two buildings which I consider is a satisfactory relationship.

Turning to the visual impact of the development, I am mindful that the Whalley Conservation Area boundary has been extended and now runs down the southern boundary of the site taking in the terraced row that fronts Accrington Road.  Thus regard needs to be had on the impact which this development would have on the conservation area as it is now immediately outside that designation.  The style of property put forward would not, I believe, prove to be out of keeping in the street scene and its overall height is between that of terraces to the south and Manor Court to the north.  The building is set back from the roadside to enable to forecourt parking and this assists in preserving the view into the extended conservation area when approaching along Manor Road towards Accrington Road.

Therefore having carefully assessed all the above, I am of the opinion that the scheme accords with plan policy and would not significantly affect existing amenities.  I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Precise specifications or samples of 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.
No part of the development shall be commenced until a traffic regulation order to prohibit waiting at any time along lengths of Manor Road has been confirmed and implemented.


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

3.
Prior to commencement of development a Section 106 of the Town and Country Planning Act 1990 shall be entered into between the applicant and Ribble Valley Borough Council which shall detail the pricing of the properties as well as criteria for eligibility of occupation.


REASON: In order to comply with Policy 19 of the Ribble Valley Districtwide Local Plan. 

NOTE

1.
This consent requires the construction, improvement or alteration of an access to the public highway.  Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the works to be carried out.  Only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any access works can start you must contact the Environment Directorate for further information by telephoning Area Surveyor East 01254 823831 or writing to the Area Surveyor East, Lancashire County Council, Area Office, Riddings Lane, Whalley, Clitheroe BB7 9RW quoting the planning application number.

APPLICATION NO: 3/2008/0661/P 
(GRID REF: SD 365560 431075)

PROPOSED ERECTION OF 16 DWELLINGS AT LAND AT JUNCTION OF MELLOR LANE AND ABBOTT BROW (SITE OF FORMER RC CHURCH HALL, MELLOR)

	PARISH COUNCIL:
	Whilst confirming its acknowledgement of the need for brownfield development in general and the need to supply affordable housing for its own villagers, the Council object to the development for the following reasons:



	
	1.
	Concerns over highway safety – in particular the road junctions of Abbott Brow, Nicky Lane, Hobb Green and Mellor Lane, compounded with the Trader’s Arms car park having high usage.



	
	2.
	It is believed that drainage of both rainwater and sewage will be problematic given that the surface water drains cannot cope in storm conditions on Mellor Lane – flooding is frequent.



	
	3.
	There are approximately 100 properties for sale in the area at less than the likely valuation placed on the development properties.



	
	4.
	The proposed construction so close against 6 Abbott Brow infringes upon the resident’s light and privacy. 



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I have no objections to the application in principle on highway safety grounds.  At 44m the separation of the new access from Abbot Brow is satisfactory for the 33mph speed limit operating on Mellor Lane at this point.  The car parking provisions within the site are consistent with the relevant Lancashire County Council criteria.  There is a secure pedestrian route indicated through the site.



	ENVIRONMENT

DIRECTORATE

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

	
	
	

	RESOURCES DIRECTORATE

(PLANNING CONTRIBUTIONS OFFICER):
	It is recommended that funding be provided to upgrade two local bus stops to quality bus standards – including new shelters and raised boarding area, with a commuted sum for future maintenance.  The Council requests a sum of £7,680 towards waste management.

	
	
	

	ENVIRONMENT AGENCY:
	No objections subject to imposition of conditions. 

	
	
	

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



	
	1.
	The Housing Needs Survey for Mellor was undertaken 18 months ago – bearing in mind the number of developments under construction in the area and presently on the market within one mile of the site, the requirement for affordable housing has been fully met. 

 

	
	2.
	There is an oversupply of housing when measured against Policy 12 of the JLSP. 



	
	3
	Concerns over location of access into site and its adverse effect on both highway and pedestrian safety.



	
	4.
	The density and layout of the dwellings would be totally incongruous in relation to surrounding properties.



	
	5.
	Artificial stone and slate is not in-keeping.



	
	6.
	The height of existing properties is well below that of the proposed dwellings.



	
	7.
	There are lizards living on the land that are supposed to be protected.



	
	8.
	Lack of parking provision within the development. 



	
	9.
	Loss of trees.



	
	10.
	Loss of light to a neighbouring dwelling – dining/kitchen and lounge.



	
	11.
	Inability of a neighbouring dwelling to maintain their gable end.



	
	12.
	Pressure on local school services.



	
	13.
	Lack of garden space for three bed houses and even less for apartments.



	
	
	

	
	14.
	The building works would bring noise and mess to the area.



	
	15.
	The proposed development is shared equity, ie mortgage and rent and management fee on the apartments so it would be cheaper to get a mortgage and own your property outright.



	
	16.
	Previous applications on this site have been rejected on highway safety grounds.



	
	17.
	Increased wind effect on an adjacent house and garden caused by the funnelling of the prevailing westerly wind.



	
	18.
	The application referred to Ribble Valley as our community, whereas Mellor should be realistically considered as an integral part of Blackburn’s housing market.



	
	19.
	The site is not brownfield or previously developed. 



	
	20.
	It would lead to increased car use.



	
	21.
	It is difficult to access services on foot from this site. 



	
	22.
	This part of the village has limited public transport provision.



	
	23.
	It would compete for investment that is much needed for urban renewal.



	
	24.
	Loss of privacy for existing residents.



	
	25.
	The site acts as a habitat for birds and wildlife.



	
	26.
	Reference to history of land and requirement to return it to agricultural use.  


Proposal

This scheme involves the redevelopment of a vacant piece of land to erect 16 dwellings, comprising both houses and apartments.  A new access is proposed onto Mellor Lane with a landscaped area between it and the houses at the junction with Abbott Brow.

A terrace of eight apartments is shown running north/south through the site with overall approximate dimensions of 24.6m x 11.3m x 9m to the apex of the pitch.  In order to reflect the sloping nature of the site and to break up the massing a stepped ridge line is proposed.  The ground floor apartments would have a rear garden area with parking spaces being located directly in front of the units.  

The remainder of the development comprises four pairs of semi detached dwellings (six 3 bed units and 2 two bed units).  The 3 bed units would have approximate dimensions of 11m x 9m x 8m in height with the 2 bed units approximately 9.7m x 7.8m x 7.7m in height.  

Construction materials would be artificial stone, stone sills and lintels, timber stained/painted windows and artificial slate roof.

Boundaries to the site will be a combination of timber fencing and hedgerow planting with new tree planting proposed in and around the site.

The properties are affordable units offered on a shared ownership basis.  

Site Location

The scheme is for the redevelopment of a plot of land approximately 0.3 hectare in size, set within the settlement limit of Mellor.  It is set to the north of Mellor Lane with residential properties to its immediate east.  The plot rises in a northerly direction with the site being ‘L’ shaped wrapping around the aforementioned housing to Mellor Brow.  To its west is an open field, then the Methodist Church.  Directly to the south is the Traders Arms Public House.

Relevant History

3/05/0779/P – Erection of place of worship together with parking and perimeter fencing.  Refused 28 October 2005.

3/97/0752/P – Outline residential development for affordable housing.  Withdrawn.

3/91/0038/P – Residential development (approximately four detached houses).  Refused. Appeal dismissed.

3/78/0266/P – Extension of Church Hall.  Approved 17 April 1978.

6/9/2747 – Prefabricated Church Hall and car park.  Approved with conditions 25 March 1969.

6/9/1926 – Erection of RC Church and car park.  Outline.  Approved with conditions 4 July 1964.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy H20 - Affordable Housing - Villages and Countryside.

Policy H21 - Affordable Housing - Information Needed.

Policy RT8 – Open space Provision.

Policy 12 – Housing Provision – JLSP.

Interim SPG – “Housing”

Regional Spatial Strategy

Environmental, AONB, Human Rights and Other Issues

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

In terms of principle, Members will be aware that the Council have been operating a policy of housing restraint in the recent times given the over supply of housing the borough had when measured against the targets set in Policy 12 of the Joint Lancashire Structure Plan.  However, Planning and Development Committee agreed that as of 1 September this year (or the date RSS became adopted, whichever the sooner [RSS having been adopted on 30 September 2008]), the Council would use the draft RSS figure as a baseline for any application submitted or determined after that date.  Schemes with greater than 15 units should provide for the majority of the site being affordable provided it complies with the limits of development as identified in the saved settlement hierarchy of the Districtwide Local Plan.  Mellor is a G4 settlement which allows for the use of infill sites or in this particular case, a development proposal which contributes to the solution of a particular local housing problem.  As stated previously, this is a 100% affordable scheme with units offered on the basis of shared ownership.  For this reason, I am satisfied that the scheme accords with the requirements of G4 and is acceptable in principle.  

Next, it is important to consider the potential highway implications from a development of this size.  Indeed, objectors have referred to previous submissions on this site having been refused on highway safety grounds.  It is evident from the observations of the County Surveyor that in this particular instance the scheme put forward would not lead to conditions to the detriment of highway safety.  Therefore notwithstanding the concerns expressed by the Parish Council and objectors I am guided by the County Council Highway Engineer on this matter.

With regard to impact on residential amenity it is the scheme’s relationship with the properties on Abbott Brow that warrants detailed consideration.  To the north east of this site is No 7, a detached two storey dwelling that faces towards the site with the gable elevation of unit 14 (a semi detached dwelling) being set approximately 14m from its front building line.  This is not a direct facing relationship and I do not consider that there would be any significant loss of privacy as a result of this relationship.  Nor do I consider that the new development would have an over bearing impact on those residents.  The other properties to consider are those which are to the immediate east of the development site on Abbott Brow.  Whilst the apartment block would run parallel to their rear elevations, it would be set approximately 21m away which is an acceptable distance to respect privacy levels.  However unit 16 (a semi detached dwelling) is set in very close proximity to the gable elevation of the end terraced unit, No 6.  No 6 has a single storey lean-to on its gable which immediately abuts the site boundary to this application site with there being a window directly overlooking the site.  The window does not serve habitable rooms, it serves what can best be described as a corridor with access to a lounge and kitchen leading off it.  Unit 16 would be set between 1.2m and 1.8m distance from this lean-to.  This is a close relationship but as mentioned previously the window does not serve a habitable room and thus the amount of weight to be attributed to potential loss of light and over bearing nature of development is diminished.  There are two narrow windows that serve a lounge but these are set approximately 5.6m from the proposed dwelling and whilst they do serve a habitable room they are secondary windows.  Again, this does have an impact on the weight to be attributed to the potential impact.  Therefore, whilst the development of unit 16 of this scheme will have an impact on the outlook from and light received by the gable window on the boundary line, is non habitable room status leads me to conclude that the impact would not be significant enough to warrant a refusal on those grounds.  In respect of the Traders Arms to the south, this is set approximately 35m away and thus I consider sufficient distance.  

In respect of the visual impact of the works, the dwellings are to be of art stone and slate construction which I do not consider to be inappropriate in this location.  Dwellings surrounding the site are a mix of stone and render and thus I do not believe the suggested materials would appear out of context.  The apartments are designed to have a step in their ridgeline to reflect the rising contours of the site and to break up the massing of that building, and the dwellings shown to the northern aspect of the site again marginally higher given the rise in land.  The site is presently formed by areas of hard surface and scrub land thus enabling open views from the Methodist church across to Abbott Brow and for this reason any form of development would have a distinct visual impact.  However I am of the opinion that the design and layout of that put forward here would not significantly compromise the visual qualities of the area.  

Objectors have made representations on many grounds and a significant number of those are covered in the report above.  In response to the query about lizards on site, advice was sought from Natural England and Bowland Ecology and the photograph provided by the objector turned out to be a smooth newt with that species not being afforded any special level of protection under the Wildlife and Countryside Act.  A neighbour has commented about ability to maintain their property but given they have built form up to the boundary line this is a matter which they need to pursue privately with the landowner.   Reference was made to limited public transport provision and Members will note from the response made by the planning contribution officer at LCC that they would wish some form of financial contribution to be made towards upgrading two local bus stops as well as £7,680 for waste management.  Committee need to remember that this is an affordable housing scheme and the highway engineer from LCC has judged the suitability of the scheme on existing service provision.  No indication of the level of financial contribution has been given in respect of the upgrade to bus stops and thus I believe it would be unreasonable to require the applicants to sign up for such an agreement without full knowledge of the cost implications.

Therefore, having carefully considered all the above factors, I am of the opinion that the scheme complies with policy 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 or be to the detriment of highway safety.

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 9 September 2008 which detail amendments to the road layout/width and pavements.


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 window(s) on the side elevation of unit 16 facing toward 6 Abbott Brow shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


REASON:  In order to protect nearby residential amenity as required by with Policy G1 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) units 14 and 16 shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


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

5.
The development hereby permitted shall not be commenced until details of a landscape management and maintenance plan and 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.

6.
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.

7.
No development approved by this permission shall be commenced until a scheme for the provision and implementation of a surface water regulation system has been approved by the Local Planning Authority.  The scheme shall be completed in accordance with the approved plans.


REASON:  To reduce the increased risk of flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

8.
Prior to commencement of development further details of the bin storage area to serve the apartment block and access arrangements for such an area shall be submitted to and approved in writing by the Local Planning Authority and thereafter maintained in perpetuity.


REASON: To ensure adequate bin storage and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

9.
Prior to commencement of development a scheme identifying how a minimum of 10% of the energy requirements generated by the development will be achieved by renewable energy production methods shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall then be provided in accordance with the approved details prior to occupation of development and thereafter retained.


REASON: In order to encourage renewable energy and comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

10.
 Prior to commencement of development, a Section 106 Agreement of the Town and Country Planning Act 1990 shall be entered into between the applicant and Ribble Valley Borough Council which shall detail the pricing of the properties, criteria for eligibility and level of financial contribution towards recreational facilities for the community of Mellor.


REASON: In order to comply with Policies H20 and RT8 of the Ribble Valley Districtwide Local Plan.

11.
The new estate road shall be constructed in accordance with the Lancashire County Council Specification for Construction of Estate Roads to at least base course level before any development takes place within the site.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to ensure that satisfactory access is provided to the site before the development hereby permitted becomes operative.

12.
Before the use of the site hereby permitted is brought into operation, facilities shall be provided within the site by which means the wheels of vehicles may be cleaned before leaving the site.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to avoid the possibility of the public highway being affected by the deposit of mud and/or loose materials thus creating a potential hazard to road users.

NOTE

1.
This consent requires the construction, improvement or alteration of an access to the public highway.  Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the works to be carried out.  Only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any access works can start you must contact the Environment Directorate for further information by telephoning Area Surveyor East 01254 823831 or writing to the Area Surveyor East, Lancashire County Council, Area Office, Riddings Lane, Whalley, Clitheroe BB7 9RW quoting the planning application number.

APPLICATION NO:
3/2008/0662/P
(GRID REF: SD 372765 443937)

ERECTION OF DOUBLE GARAGE AT LAND BEHIND WADDINGTON POST OFFICE, WADDINGTON, CLITHEROE.

	PARISH COUNCIL:
	The Parish Council has no objection to the proposal.

	ADDITIONAL REPRESENTATIONS:
	One letter of objection have been received from a nearby neighbour who raises the following points of objection;

· The rural environment and the multi use of this area does not lend itself to the erection of any building upon it,

· The size of the proposed garage infringes upon the area hatched in brown on the plans that is required to be kept free for general access. This is important as it provides a standard for the other plots for the future,

· In light of this I would suggest the garage is reduced in size,

· If approved it would set a precedent for the rest of this area of land, and may allow further buildings to be constructed, which would not only be an unsightly mess, but it would create problems for the safe flexible access and movement of vehicles for residents,

· The properties that the area to the rear serves are mostly tenanted at present which distorts the planning procedure connected to this application, and I wish the Committee to take this into account, and

	
	· If the Committee decide to approve this proposal, I would request the prevention of heavy plant and machinery on the land, as there have been incidents of damage to my property.


Proposal

The application seeks permission to erect a new double garage with sloping roof to serve to properties, no. 81 and no. 83 The Square, on land to the rear of Waddington Post Office, Waddington.

Site Location

The site is located within the village boundary of Waddington, in the Waddington Conservation Area, and within the Forest of Bowland Area of Outstanding Natural Beauty, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/1984/0623/P – Conversion of shop to residential dwelling and extension – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to erect a new double garage with sloping roof to serve to properties, no. 81 and no. 83 The Square, on land to the rear of Waddington Post Office, Waddington. The land is situated within the Waddington Conservation Area and the Forest of Bowland Area of Outstanding Natural Beauty, and as such Policies ENV16 and ENV1 are applicable. The key issues concerning this application are the proposals potential visual impact on views both in and out of the Conservation Area and the A.O.N.B.

The proposed double garage will be situated approx. 9m to the south of an existing triple garage on the site. The new garage has been designed to copy the exact design and building materials of this garage in order for it to blend in with the surrounding built form. Bearing this in mind, it is considered that the built form of the garage is acceptable at this location, however as presently submitted, the materials proposed for the roof are not. The main views into this portion of the Conservation Area and the A.O.N.B. can be found from a public footpath approx. 13m to the west of the site. The existing 1.4m high random stone wall serves to screen the majority of the existing garage at the site, however its stark, white profile sheet roof is clearly visible. Bearing this in mind, it is considered that a darker colour of roof panel will be less intrusive in this location, and recommend that the applicant use a dark grey colour of roof sheeting such as ‘Anthracite Grey’ RAL no. 7016, which has been shown on the amended plans received on the 24th of September. Bearing this in mind, the proposal is considered to be acceptable, and will have no significant visual impact on the character and setting of the Conservation Area, nor on the setting of the Forest of Bowland A.O.N.B.

I note the concerns of the objector regarding the proximity of the garage to the central communal access area and any potential impact on vehicular movements, however as the applicant owns the area of land adjacent and directly in front of the new garage, I do not consider there will be any undue harm caused. Therefore, whilst I am mindful of the points of objection from the nearby neighbour, it is considered that the proposal is in accordance with the Local Plan Policies and the Supplementary Planning Guidance notes, and will cause no significant impact on highway or pedestrian safety, and have no significant visual impact on the character and setting of the Conservation Area, nor on the setting of the Forest of Bowland A.O.N.B. As such, the application is granted accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no detrimental impact on nearby residential amenity, and it will have no adverse affect upon the character or setting of the Conservation Area or on the setting of the Forest of Bowland A.O.N.B.

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 24 September 2008.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments.
APPLICATION NO: 3/2008/0682/P
(GRID REF: SD 374355 441979)

PROPOSED ONE 10.5M FLAGPOLE, THREE ANTENNAE’S ENCLOSED WITHIN POLE, ONE 3G EQUIPMENT CABINET AND ASSOCIATED ANCILLARY EQUIPMENT AT RIBBLE VALLEY BOROUGH COUNCIL OFFICES, CHURCH WALK, CLITHEROE

	TOWN COUNCIL:
	No objection.

	
	
	

	ADDITIONAL REPRESENTATIONS – STATUTORY ADVERTISEMENT:
	No representations received.


Proposal

Full planning permission is sought to a replacement for the existing 10.5m flagpole mast to upgrade the coverage to a 3G specification.  The replacement flagpole and three antennae’s will be supported by a 300m wide cable tray to run up the wall to the flagpole.  The total height of the entire stretch from ground level is approximately 21m, with 7m above the roof height.  The antennae’s are located within a headframe encased by the flagpole.  The diameter of the mast is approximately 40cm.

Site Location

The flagpole is located on the south west elevation of the Council Offices Close to the corner of the building facing the Council car park.  It is in exactly the same location as the existing flagpole.  The site is within the Clitheroe Conservation Area.

Relevant History

3/2004/0877/P – 10.5m long wall mounted flagpole, three antennae’s and associated equipment.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV23 - Telecommunications.

PPG8 – Telecommunications.

Environmental, AONB, Human Rights and Other Issues

The issues relate to the visual impact and effect on the Conservation Area and also whether or not alternative sites are explored.  The application is supported by additional information which indicates other sites have been explored and on the basis that there is an existing flagpole with telecommunication equipment, and as this proposal is exactly the same in its visual appearance there will be no change to its impact.  The replacement mast will allow greater coverage due to the higher specification.

In relation to the health considerations, the applicant has submitted an ICNIRP declaration to comply to the requirements of the radio frequency public exposure guidance.  

On the basis that there is no further visual impact I consider a recommendation of approval is appropriate.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant visual impact on the building or adverse affect upon the setting of the Conservation Area. 

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO: 3/2008/0689/P
(GRID REF: SD 377871 437554)

PROPOSED RE-SUBMISSION OF REFUSAL 3/2008/0192/P FOR DEMOLITION OF EXISTING SERVICE STATION AND RE-DEVELOPMENT OF THE SITE TO PROVIDE 6 X 2 BEDROOM FLATS IN A THREE STOREY BLOCK AT SABDEN SERVICE STATION, CLITHEROE ROAD, SABDEN

	PARISH COUNCIL:
	Recommends that the application be approved with a condition that the materials use are in keeping with the AONB.

The re-submitted proposal addresses most of the issues raised originally and is an improvement of the original application.  The fact that the building is set further back on the site with garden frontage resolves a lot of concerns.

The Parish Council is concerned, however, that reference is still being made to artificial stone and tiles and they do not feel these are in keeping in the area.  Specific reference was made to the inappropriate use of artificial materials in the refusal of the original application.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor has expressed orally that he has no objections to the application on highway safety grounds as he considers the number and layout of the proposed parking spaces to be acceptable.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the head teacher of Sabden Primary School who objects to the proposal for reasons which are summarised as follows:



	
	1.
	Loss of privacy.  The flats would overlook the entire school, its playground and particularly the foundation unit which houses nursery and reception children.



	
	2.
	Loss of light to rooms in the school.



	
	3.
	The school is situated on a crossroads at the centre of the village, with entrances to both roads, with the Clitheroe Road entrance adjoining the boundary of the development site.  The pavements around the school are limited.  This proposed development for 18 residents will only add to the volume of traffic and increase the risk.

	
	
	

	
	4.
	Lack of parking in the village is already a problem for delivery men, workmen and other persons visiting the school.  The proposal will aggravate this situation.



	
	5.
	There is only one other three storey building in the village and that stands out as a focal point at the crossroads.  Sabden is a rural community with historic buildings of note; the school being one of them, and the new development would certainly not blend in with these.



	
	Six letters have been received from Sabden residents and one letter from a person from outside the Ribble Valley who says that he often visits the area.  The objections and concerns raised in these letters are summarised as follows:



	
	1.
	Three storeys not in keeping with the locality and detrimental to the appearance of the Conservation Area and the and the Area of Outstanding Natural Beauty.



	
	2.
	The proposed external materials are not in keeping with the locality.



	
	3.
	Loss of light and privacy for the cottages on the opposite side of Clitheroe Road and the school.



	
	4.
	Will exacerbate existing parking and highway safety problems.



	
	5.
	There is already affordable two bedroom properties in the village.  There is no need for this particular development.

	
	6.
	If there is to be a development on this site, it should only be two storeys with two parking spaces per dwelling and in character with similar properties in the village.



	
	7.
	If planning permission is granted, the distance of 21m shown on the plans between the front of the proposed building and the front of the cottages on the opposite side of the road should be ensured by the Council’s officers.



	
	8.
	The required six parking spaces have been crammed into the small space available.  The manoeuvring required to park vehicles will result in some residents and visitors finding “on-road” parking the easier option.

	
	
	

	
	9.
	The “dug in” nature of the right-hand ground floor flat will result in basement type living.



	
	10.
	The communal area is very small for family use.



	
	11.
	Apart from the farmhouse further up the hill, the side of the road proposed for this development has always been open fields and free of housing.  This large block of flats may set a very undesirable precedent making way for further ribbon development.


Proposal

Previous application 3/2008/0192/P sought planning permission for the demolition of the existing petrol filling station and the erection of a three storey building containing 6, 2 bedroom, 3 person flats.

The orientation of the building proposed in that previous application was such that its front elevation faced up Clitheroe Road towards Clitheroe, with its side gabled elevations facing Clitheroe Road and the nursery unit of the primary school, and its rear elevation facing the main part of the school.  There was to be a communal garden area at the rear between the building and the school, and a parking area for 6 cars at the front.  The eastern end elevation would have been within 1.2m of the pavement at the front of the site, and the western end elevation within 0.8m of the boundary of the nursery unit of the school.  It was a three storey building with an eaves height of 7m and a maximum height of 10.5m and there were 9 windows to habitable rooms on 3 levels on the north eastern gable elevation within 17.2m of the front elevations of the two-storey cottages on lower ground on the opposite side of Clitheroe Road.  The external materials stated in that previous application comprised artificial stone and roof tiles.

That application was refused under delegated powers for the following reasons:

1.
Due to its height, its massing, its siting immediately adjoining the frontage of the site and its external materials, the proposed building would represent an over prominent and discordant feature in the street scene to the detriment of the appearance and character of both the Sabden Conservation Area and the Forest of Pendle Area of Outstanding Natural Beauty, contrary to Policies G1, ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan.

2.
Due to its site and massing, and the inclusion of 9 windows to habitable rooms in its north eastern elevation, the proposed building would have an overbearing effect on the cottages on the opposite side of Clitheroe Road, and would be detrimental to the privacy of the occupiers of those properties, contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

Under Previous application 3/2008/0198/P Conservation Area Consent has been granted for the demolition of the existing canopy and building on the site.

This current application is for a development which has sought to address the objections to the previous application.

The building now proposed will still contain 6 flats over three floors.  The building, however, is now orientated so that its front elevation faces Clitheroe Road, it is positioned further back on the site, is to be cut into the sloping ground, and the top floor accommodation is to be entirely within the roof space.  As now proposed the building has an eaves height of 7m and the ridge height of 9.8m which is approximately 2m higher than the ridge of the existing garage building.  Its front elevation would now be approximately 5m back from the frontage of the site.

Contrary to what is stated in some of the documents submitted with the application, the external materials are to be natural stone to the front elevation, white render to the side and rear elevations, natural stone quoins and natural stone heads and cills for the windows, with a natural slate roof.

The building is to be sited towards the northern end of the site with a parking area for 6 cars on the southern part of the site adjoining the school.  There will be a communal garden area, drying area and a bin storage area at the rear of the building and a garden area at the front.  There will be a 0.6m high timber picket fence on the front boundary and a 2.1m high closed board fence on the northern and rear boundaries.

Site Location

Sabden Petrol Filling Station which is presently unused, comprises a building on the rear part of the site (approximately 8.5m back from the site frontage) and a canopy on the front part of the site.  It is located on the west side of Clitheroe Road.  With the exception of one barn conversion dwelling, which is set back from the road frontage, the petrol filling station effectively marks the beginning of the development on the west side of the road as the village is approached from Clitheroe, although there are houses for a considerable distance to the north (towards Clitheroe) on the opposite, eastern side of the road.  The site is adjoined to the north by open land, to the west and south by the nursery and the main building of the primary school, and there are two storey cottages on the opposite side of Clitheroe Road.

The site is within both the Sabden Conservation Area and the Forest of Pendle Area of Outstanding Natural Beauty.

Relevant History

3/2008/0192/P – Construction of 6 no, 2 bedroom flats.  Refused.

3/2008/0198/P – Demolition of existing garage building and canopy.  Conservation Area Consent granted.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

As an application for 6 units of affordable accommodation (that is to be the subject of an appropriate Section 106 Agreement) on a site within the settlement boundary of Sabden, the proposal is acceptable in principle.  The previous application was refused, not because it was unacceptable in principle, but for detailed design/amenity reasons; and Conservation Area Consent has been granted for the demolition of the existing structures on the site.

The considerations relevant to this current application therefore relate to the effects of the proposal upon visual amenity, the amenities (including privacy) of nearby residents and the school, and highway safety.  In my opinion, these matters should all be considered having first assessed the existing situation.

The site is currently not in use.  It could, however, at any time, be re-opened as petrol filling station with a car repair facility without the need for a further planning permission.  The existing authorised use of the site is long established and is not subject to any hours of use restrictions.  The operation of such a business at the site would obviously have implications relating to the volume of traffic, highway safety and parking, and the amenities of nearby residents and the school.

The existing building on the side has rendered elevations and it is not an attractive building which complements the traditional stone built cottages in the immediate vicinity.  The building is also sited on the southern part of the site where it has most impact on the adjoining school.

To address the previous objections concerning visual amenity, the building has been made lower (by cutting it into the site and putting the top floor accommodation within the roofspace) its orientation has been changed, it has been moved further away from the site frontage, and natural stone is now proposed for the main front elevation and natural slates for the roof.  With its new height, siting and orientation I do not consider that it would be over prominent in the street scene/landscape.  The proposed mixture of natural stone and render is not inappropriate in Sabden as there are numerous part rendered and totally rendered buildings in the immediate vicinity of the site.  The window details with natural stone heads and sills are also appropriate.  I consider the proposal to now be acceptable with regards to its effects upon the Conservation Area and the AONB.  

In its new position and orientation I do not consider that the building would have any seriously detrimental effects upon the amenities/privacy of the dwellings on the opposite side of Clitheroe Road.  I consider that its new position towards the northern part of the site significantly reduces its physical impact on the school compared to the previous application (to which, incidentally, the school did not express any objections).  There will be windows to living/dining rooms at first and second floor levels in the southern gable elevation facing the main part of the school, but across the proposed parking area.  There will also be four kitchen windows in the rear elevation facing the nursery building.  Two of these, however, would be below the ground level of the school, and there are no windows in the side elevation of the nursery building which faces the site.  The playground is separated from the site by the nursery building.  The previous application was not refused for any reason relating to detrimental effects on the school.  I do not consider that any such reason could be sustained in respect of this current application which, in my opinion, better respects the amenities of the school than the previous scheme.  I therefore consider the proposal to be acceptable with regards to its effects on neighbouring residents and the school. 

In respect of highway safety, the County Surveyor considers the number and layout of the parking spaces to be acceptable and he has no objections to the application.  

I can therefore see no sustainable objections to this application, and I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposed development would have no seriously detrimental effects upon the appearance of the Conservation Area or the Area of Outstanding Natural Beauty, the amenities of nearby residents and the adjoining school, or highway safety.  

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

1.
Prior to the commencement of development, details of a mechanism (ie a Section 106 Agreement) showing how the units are to be retained as affordable housing, including pricing, rental, occupancy and enforcement of occupancy, shall be submitted to and agreed in writing by the Local Planning Authority.


REASON: In order to ensure that the houses are affordable and comply with Policy H20 of the Ribble Valley Districtwide Local Plan.

2.
The external materials to be used in the development hereby permitted shall comprise natural stone to the front elevation, white render to the side and rear elevations, natural stone quoins and natural stone heads and sills for the windows, and natural roof slates, precise details and/or samples of which shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development. 


REASON: In the interests of visual amenity and to comply with Policies G1 ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan.

3.
Prior to the commencement of construction works, the precise siting of the building and its proposed finished floor slab level shall be marked out/indicated on site to be viewed and agreed in writing by the Local Planning Authority.


REASON:  To ensure compliance with the submitted plans and in the interests of visual amenity and the amenities/privacy of nearby residents and the adjoining school and to comply with Policies G1, ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan.

4.
Prior to the first occupation of any of the flats hereby permitted, the six parking spaces and their associated access and manoeuvring area shall have been formed in accordance with the approved plans to the satisfaction of the Local Planning Authority.  Thereafter, these facilities shall be kept permanently clear of any obstruction to their designated purpose.  


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

5.
Prior to the commencement of development precise details of all proposed boundary fences shall be submitted to and approved in writing by the Local Planning Authority.  All fences shall then be erected in accordance with the approve details prior to the first occupation of any of the flats.


REASON: In the interests of visual amenity and the amenities/privacy of neighbouring residents and the adjoining school and to comply with Policies G1, ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan.

6.
The development hereby permitted shall not be commenced until details of the landscaping of the site 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 Policies G1, ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan.

NOTE

1.
This consent requires the construction, improvement or alteration of an access to the public highway.  Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the works to be carried out.  Only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any access works can start you must contact the Environment Directorate for further information by telephoning Area Surveyor East 01254 823831 or writing to the Area Surveyor East, Lancashire County Council, Area Office, Riddings Lane, Whalley, Clitheroe BB7 9RW quoting the planning application number.

APPLICATION NO:
3/2008/0704/P
(GRID REF: SD 359974 437128)

PROPOSED TWO STOREY REAR EXTENSION AT 26 WHITTINGHAM ROAD, LONGRIDGE, PRESTON

	TOWN COUNCIL:
	Providing that matching materials are used in the construction of the extension, there are no objections.



	ADDITIONAL REPRESENTATIONS:
	One letter has been received from a nearby neighbour regarding the proposed application at the site, with the following point of objection being raised;

1. The proposal, which increases the height of the extension from single storey to two storey, will result in a significant loss of light to the kitchen and rear room of our house.


Proposal

The application seeks permission for a two-storey extension to the rear of 26 Whittingham Road, Longridge, in order to create a kitchen and W.C. at ground floor, and a larger bathroom at first floor.
Site Location

The property in question is an end-terraced property within the residential settlement of Longridge, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for a two-storey extension to the rear of 26 Whittingham Road, Longridge, in order to create a kitchen and W.C. at ground floor, and a larger bathroom at first floor. The proposal will involve the demolition of the existing single storey kitchen to the rear of the property, which projects approx. 3.5m from the rear elevation. The new two-storey extension will project approx. 3.9m and its roofline will follow that of the existing main roof of the property down to the eaves at ground floor, which are approx. 4.1m above ground level. 

The main issue with regards to this application relates to any possible affect the proposed extension may have on the residential amenity of the adjoining neighbours, and whether or not the proposal will have a detrimental, visual impact on the streetscene.

The proposed two-storey extension has been designed to blend in with the existing roofline of the main property in order to minimise any visual impact on the streetscene. In doing this, the proposal complies with the relevant Policies and the SPG note ‘Extensions and Alterations to Dwellings’, and as such will have no significant, detrimental impact on the streetscene. In creating this ‘cat slide’ roof approach to the proposal, it has also reduced the impact on the neighbouring property in terms of loss of light. Indeed as the roof of the extension lowers in line with the existing roofline, the proposal is also considered to have less of an overbearing impact on the adjoining property. More specifically, with regards to the objectors concerns regarding loss of light, the Council’s SPG: Extensions and Alterations to Dwellings, Paragraph 6.2.1, which notes that ‘Extensions can have an effect on neighbouring properties due to the shadow, which they cast. The larger the extension and the closer to the neighbours property, the greater the effect. Any proposal which reduces the level of daylight available to habitable rooms in neighbouring properties is likely to be refused.’ Following a visit to the site, it was noted that the nearest opening on the rear elevation of the adjoining dwelling was a doorway opening into the neighbours dining room, which is classed as a habitable room. In assessing the scheme against the BRE 45 degree test, the proposal passes on both accounts, and as such, it is considered that the proposal will not cause a significant amount of light to be lost to this habitable room.

Bearing this in mind, the proposal is not considered to have a detrimental impact on the visual amenity of the streetscene, not will its approval cause significant detriment to the enjoyment or residential amenity of the occupiers of the adjoining dwelling. As such, this application is granted accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building(s) shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


REASON:  In order to safeguard nearby residential amenity in accordance with Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.
APPLICATION NO:
3/2008/0706
(GRID REF: SD 373242  441141)

SINGLE STOREY EXTENSION TO PROVIDE ACCOMODATION FOR ELDERLY RELATIVES TO LIVE WITH THEIR FAMILY AT 69 FAIRFIELD DRIVE, CLITHEROE

	PARISH COUNCIL:
	Clitheroe Town Council – No Objections.

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

· Loss of light.

· Privacy

· Potential for further extension of the proposal

· Devaluation and saleability of property

One letter of observation has been received which requests:

· The property is not used for a business enterprise now or in the future


Proposal

Permission is sought for a single storey rear extension, which would extend approx. 8.7m northwards from the existing single storey rear extension, extend approx 4.8m in width with a maximum height of approx. 4 metres to the ridge. The proposal will also extend approx. 2 metres from the side elevation to a maximum of 6.7m in length. Materials to be used will match those of the existing property. 

Site Location

The property the proposal relates to is a semi-detached bungalow towards the southern corner of Fairfield Drive attached to a property, the eastern boundary of which, fronts onto Wansfell Road within the settlement 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 as the proposed extension is towards the rear of the property it will not be seen in the wider locality. I also consider that the scale, size and design of the extension is appropriate and will not dominate the existing building leaving sufficient amenity space to the rear. Considering that there is an existing detached garage which will be demolished as part of the proposal and the proposed increase in floor space will not be substantial I consider the extension to be suitably located on this site. 

I note the concerns of a neighbouring resident with regards to the close proximity of the proposal to their boundary and the overbearing impact it may have resulting in both the loss of privacy and light. I have assessed the proposal using the BRE methodology detailed in the Council’s SPG ‘Extensions and Alterations to Dwellings’ to consider potential loss of light and the proposal does meet these requirements, therefore some loss of light may occur but I do not consider it sufficient as to warrant refusal. With regards to loss of privacy I consider that the existing boundary treatment between the applicant’s property and No. 71 Fairfield Drive is sufficient to safeguard the privacy of the residents of the adjoining neighbouring property. 

I also note the neighbouring residents concerns regarding devaluation of property and lack of saleability as a result of this application, however this is not considered a legitimate planning consideration in writing this report.

With regards to the potential of the Local Authority granting further permission for the applicants to erect a further storey above the proposal this current application should be dealt with under its own merits and such a further application would most certainly require planning permission and would be dealt by the Local Authority accordingly.

I have taken note of a neighbouring residents comment regarding the restriction of use of the proposal for extended family members only and have subsequently attached an appropriate condition to this report.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

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


REASON: In order to comply with Policies G1 and H9 of the Ribble Valley Districtwide Local Plan. The division of the dwelling into separately occupied units could be injurious to the amenities of the neighbouring occupiers and to the character of the area and would require further consideration by the Local Planning Authority.
APPLICATION NO:
3/2008/0717/P
(GRID REF: SD 360262 437770)

DEMOLITION OF EXISTING TIMBER SHEDS AND ERECTION OF 2 NO. DETACHED BUNGALOWS AT CRUMPAX FARM COTTAGE, CRUMPAX AVENUE, LONGRIDGE

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



	COUNTY SURVEYOR (LCC):
	No objections to this proposal on highway safety grounds.

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from adjacent neighbours, who wish to raise the following points of objection:

1. The addition of two additional properties will cause increased traffic congestion.

2. Insufficient space for two additional dwellings.

3. Current accessibility is difficult and hazardous and increased vehicles on the cul-de-sac will make the situation worse.

4. The proposal will restrict the level of light coming into my property.

5. View restricted by the new houses.

6. Loss of privacy.

7. Parking problems will be made worse by additional parking on street.

8. Landscaping was proposed for this land when the original plans were passed, what is happening to this now?


Proposal

This application seeks permission to demolish existing timber sheds on land to the rear of Crumpax Farm Cottage, and erect two new detached bungalows with off-street parking.

Site Location

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

Relevant History
3/2004/0241 – Erection of 2no. Detached Retired Persons' Bungalows (Re-Submission) – Withdrawn.

3/2003/0875 – Erection of 2no. Detached Bungalows – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy T7 – Parking Provision.

Interim Housing SPG.

SPG ‘Extensions and Alterations to Dwellings’.

Regional Spatial Strategy.

Environmental, AONB, Human Rights and Other Issues

This application seeks permission to demolish existing timber sheds on land to the rear of Crumpax Farm Cottage, and erect two new detached bungalows with off-street parking. The site is located within the settlement boundary of Longridge, as defined by the Ribble Valley Districtwide Local Plan.

The keys issues with regards to this proposal are in relation to visual impact on the streetscene, impact on the residential amenity of nearby neighbours, impact on highway safety and the actual principle of the development of the site for housing.

With regards to the principle of the development, Members will be aware that the Council has been operating a policy of housing restraint in recent times given the oversupply of housing the borough had when measured against the target set in Policy 12 of the Joint Lancashire Structure Plan. However, Planning and Development Committee agreed that as of 1 September this year, the Council would use the draft RSS housing figures as a baseline for any application submitted or determined after that date, but as of the 30 September of this year, these figures have now been fully adopted. As a result, on sites where less than 15 dwellings are proposed, no affordable housing element will normally be required and the proposals will be acceptable in principle providing they comply with the limits of the development as identified in the saved settlement hierarchy of the Districtwide Local Plan. This is a scheme for two dwellings within Longridge, which is covered by Policy G2 of the Local Plan that allows for development wholly within the built part of the settlement. Thus given the scheme is to be determined after the 30 September, I am satisfied the principle of development is in accordance with plan policy.

In respect of highway safety, the County Surveyor has no objections to this proposal on highway safety grounds.

With regards to visual impact on the streetscene and any potential impact on the residential amenity of neighbours, the two units proposed measure 6.29m wide x 10.9m long x 4.3m to the ridge of the roof, and will be constructed in materials to match those of the existing adjacent properties. Bearing this in mind, the two new units will be no larger than the existing bungalows on the cul-de-sac and as such are considered to blend in well with the streetscene. With regards to any potential impact on the residential amenity of the occupiers of the adjacent properties, the plans show a distance of approx. 16.2m between the front elevations of proposed unit no. 16 and no. 8 Crumpax Meadow and approx. 14.69m between proposed unit no.17 and no. 3 Crumpax Meadow.  Given the properties in question are all separated by the cul-de-sac road, footpaths and garden areas, I do not consider there to be any significant impact on the amenity of the existing nor proposed properties. There is approx. 21.1m between the rear elevations of proposed unit no. 16 and Crumpax Farm Cottage, and given the proposed boundary fencing and stone walls proposed between the units, and that the SPG ‘Extensions and Alterations to Dwellings’ notes that at first floor level there should be a distance of 21m between windows, I also do not consider there to be any significant impact on the amenity of the existing nor proposed properties.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
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 5 August 2008.

REASON:  To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.

2.
Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995 there shall not at any time in connection with the development hereby permitted, be erected or planted, or allowed to remain upon the land hereinafter defined, any building, wall, fence, hedge, tree, shrub or other device.


The visibility splay to be the subject of this condition shall be the land shown shaded in on the approved plan marked ‘Block Plan’.  


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to ensure adequate visibility.

3.
The proposed new boundary fencing and wall shown on the approved plan marked ‘Block Plan’ shall remain so in perpetuity, unless otherwise agreed in writing by the Local Planning Authority.


REASON: In order to retain a suitable screen between the adjacent neighbouring properties, in the interests of protecting residential amenity.

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.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building(s) shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


REASON:  In order to safeguard nearby residential amenity in accordance with Policies G1 and H10 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

6.
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 additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In order that the Local Planning Authority shall retain effective control over the development in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and in the interests of safeguarding any adjacent residential amenity or visual amenity.

NOTES:

1.
This consent requires the construction, improvement or alteration of an access to the public highway.  Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the works to be carried out.  Only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any access works can start you must contact the Environment Directorate for further information by telephoning Area Surveyor East 01254 823831 or writing to the Area Surveyor East, Lancashire County Council, Area Office, Riddings Lane, Whalley, Clitheroe BB7 9RW quoting the planning application number.

APPLICATION NO: 3/2008/0720/P & 3/2008/0757/P
(GRID REF: SD 367959 432871)

PROPOSED NEW FLAGGED PATIO AREA WITH STONE WALL AND PICKET FENCE TO BOUNDARY (3/2008/0720/P) AND REMOVAL OF CONDITION NO 3 OF PLANNING PERMISSION 3/2002/0214/P TO GAIN ACCESS ONTO THE PROPOSED PATIO TO THE REAR OF THE LICENCED PREMISES (3/2008/0757/P) AT THE BONNY INN, RIBCHESTER ROAD, SALESBURY

	PARISH COUNCIL:
	No representations have been received in respect of either application.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor has expressed orally that he has no objections to the application and does not consider any additional parking spaces to be necessary.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a nearby resident who objects to the application for reasons which are summarised as follows:



	
	1.
	If the restriction on the door was removed the patrons would have free access to enter and leave along the rear of the Bonny Inn until 12.30am Monday to Thursday and until 1.30am Friday and Saturday under the terms of the premises licence.  In fact the door could remain open until these times allowing noise from inside to be heard outside.  The submission states that the patio area would be policed by staff for noise and disturbance.  My experience is that when an occasional licence was granted for music, the outside was unmonitored for noise and disturbance.  Even with my windows closed it was much like being in a disco within my property.



	
	2.
	I note the proposed planting of an additional Leylandii hedge.  In the Government publication “Over the Garden Hedge” it is stated that “a hedge is not very good at stopping noise, smells and smoke, they will work their way through or around it”.  Thus hedges do not act an acoustic barrier.  It would also require a special acoustic fence to be erected.



	
	3.
	To allow the existing hedge adjoining her boundary to grow to 3m high would lead to a feeling of claustrophobia and lead to loss of light to the detriment of her enjoyment of her property.



	
	4.
	The proposed planting of deciduous trees in the area between the Leylandii hedges could result in the trees sending out root systems which could undermine her building causing subsidence.  Some of the types of trees listed in the application can grow up to 100ft with a spread of 75ft.  The distance between the two Leylandii hedges would be 47.5ft.  Thus if trees were planted with a wide spread they could overhang my property.



	
	5.
	The proposed patio would be large and would be raised up 2m to the top of the picket fence from the ground and would be quite visible within greenbelt land.  This is contrary to one of the five purposes of including land in greenbelts – ie to assist is safeguarding the countryside from encroachment.  Inappropriate development is by definition harmful to the greenbelt.  Very special circumstances are required to justify inappropriate development.  Appropriate development would be essential facilities for outdoor sport and outdoor recreation.  The patio area would not fall into the category of outdoor sport or recreation but would be an area for private commercial enterprise.



	
	6.
	There is no increased provision for parking when, presumably, the objective of the applications is to increase trade.



	
	A letter has been received from the Lancashire Branch of the CPRE.  Whilst noting that the proposal is for a patio area that is not great in size, they say that it will be permanent and will encroach into the greenbelt.  They feel it would send an unsuitable message if the proposal was allowed to proceed as greenbelt should only be built upon in exceptional circumstances regardless of size.  This application will allow the property to extend its footprint into greenbelt and therefore they object to the application.


Proposal

The first of these applications seeks planning permission for the formation of an approximately 19m x 5.5m flagged patio area at the rear of this public house to be used for outdoor eating and drinking.  On the long rear boundary and the western end boundary, there would be an approximately 1m high picket fence.  As the patio is raised above the level of the adjoining field, the maximum height of this picket fence above surrounding ground level would be approximately 1.5m.

On the eastern end of the patio a 2m high (from patio level) boarded fence would be erected.  On the western side of this fence (ie the patio side) an evergreen Leylandii hedge will be planted which will be maintained at a height of 2-3m.  This Leylandii hedge will also continue for a length of 7m into the adjoining field which is also owned by the applicants.

To the north east of the patio and east of the continuation of the Leylandii hedge, a planting scheme comprising the broad-leaved trees Alder, Rowan, Mountain Ash and Birch will also be implemented.  These trees will be between the proposed patio and the residential properties in Clayton Grove.

Planning permission 3/2002/0214/P was for the erection of a single storey extension and external alterations.  Condition no 3 of that permission states that “the new door in the rear elevation shall be used as an emergency exit only and should be kept closed at all other times”.  The stated reason for that condition was “to contain noise and activity within the premises in the interests of the amenities of nearby residents”.  The second application covered in this report seeks the removal of that condition.

Site Location

The Bonny Inn public house fronts onto the north side of Ribchester Road, Salesbury.  The public house itself is within the settlement boundary of Salesbury but the open land to the rear, which is also within the same ownership, is within the greenbelt.  The public house and its car park are adjoined to the west by houses on Ribchester Road and to the east by houses at Clayton Grove.

Relevant History

3/2002/0214/P – Single storey extension and external alterations.  Approved with conditions.

3/2003/0485/P – Removal of condition no 3 of planning permission 3/2002/0214/P.  Withdrawn.

3/2004/0931/P – Alterations to rear elevation including the formation of an additional door.  Refused.

3/2007/0268/P – Small lean-to extension and internal alterations.  Approved.

3/2008/0330/P – New flagged patio area at the rear of the public house.  Refused.

3/2008/0348/P – Removal of condition no 3 of planning permission 3/2002/0214/P.  Refused.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Environmental, AONB, Human Rights and Other Issues

Whilst this public house is within the settlement boundary of Salesbury, the land immediately to the rear, that is also within the ownership of a public house, is part of the greenbelt.  Planning permission is sought for the creation of a patio area at the rear of the public house which encroaches onto the greenbelt land, and for the removal of a condition of a previous planning permission in order to allow the existing emergency door in the rear elevation to be used to provide access to the proposed patio area.

A number of previous application provide relevant background information to the consideration of these two current applications.

Reference has already been made in this report to permission 3/2002/0214/P and its condition no 3.  Then in 2004, an application for alterations to the rear elevation (3/2004/0931/P) including the formation of an additional door, was refused for the following reason:

· The proposed door, by virtue of its location within the rear elevation of the Bonny Inn, is considered to be contrary to Policy G1 of the Ribble Valley Districtwide Local Plan adopted June 1998 in that it would result in unnecessary noise pollution and as such would be detrimental to adjacent residential properties.

More recently, application 3/2008/0330/P sought permission for a rear patio area but without any acoustic fencing or additional planting.  That application was refused for the following reason:

· The proposed patio area would, by reason of noise nuisance, be seriously detrimental to the amenities of nearby residents contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

The associated application, 3/2008/0348/P, which sought the removal of condition no 3 of permission 3/2002/0214/P was also refused for the following reason:

· The removal of the condition in order to allow unrestricted use of the doorway by customers of the public house would, by reason of noise nuisance, be seriously detrimental to the amenities of nearby residents contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

Following these recent refusals, the applicants agent sought advice from the Planning Officers, the Countryside Officer and the Environmental Health Officer to assist in the formulation of the applications which are the subject of this report.

The Countryside Officer advised on the appropriate species for noise attenuation, and the Environmental Health Officer has confirmed that he has no objections to either application.  He considers that the imposition of a suitable condition limiting the use of the proposed patio in the later evening, together with the proposed planting, should be sufficient to prevent noise nuisance to neighbouring properties.  He suggests that the patio should not be used between the hours of 2200 and 0900.

Subject to such an hours of use condition, and conditions concerning the implementation and maintenance of the proposed planting and the erection of the 2m high acoustic fence, I consider the applications to now be acceptable with regards to the effects on the amenities of nearby residents.

It has also been stated in two letters of objection that the application should be refused because the patio will be partly on greenbelt land.  I disagree with the interpretation of greenbelt policy as put forward in those letters.  The relevant part of Policy ENV4 of the Local Plan (with my highlighting) is as follows:

· Within the greenbelt, planning permission will not be given except in very special circumstances, for the erection of new buildings other than for the purposes of agriculture, forestry, essential facilities for outdoor sport and recreation, cemeteries and other uses of land which preserve the openness of the greenbelt and which do not conflict with the purposes of the designation.

The four main functions of the greenbelt are as follows:

· To safeguard the surrounding countryside from further encroachment.

· To prevent neighbouring towns from merging into one another.

· To preserve the special character of historic towns.

· To assist in urban regeneration.

This patio is not a building.  It does not therefore need to fall within the examples of permissible development listed in Policy ENV4 in order to be acceptable.  It is a relatively minor development which would not detract from any of the functions of the greenbelt.

Quite correctly, none of the previous applications have been refused for any reason concerned with the greenbelt designation of the land.  I would respectfully advise Members that these current applications should also not be refused for any such reasons.

Therefore, subject to appropriate conditions, I consider both applications to be acceptable and I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal would not have any seriously detrimental effects on the amenities of neighbouring residents or the appearance and character of the locality, nor would it detract from the openness of the greenbelt.

RECOMMENDATION A: 3/2008/0720/P that planning permission be granted subject to the following conditions:

1.
The patio area hereby permitted shall not be used for outdoor eating and drinking between the hours of 2200 and 0900.


REASON: In the interests of the amenities of neighbouring residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
Prior to the first use of the patio area hereby permitted, the proposed 2m high fence on its eastern boundary shall have been erected to the satisfaction of the Local Planning Authority.  Thereafter, this fence shall be retained in situ permanently to the satisfaction of the Local Planning Authority.


REASON: In the interests of the amenities of neighbouring residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
Prior to the first use of the patio area hereby permitted, the Leylandii hedge to the west of the eastern boundary fence, and its continuation into the adjoining field, shall have been planted in its entirety to the satisfaction of the Local Planning Authority.  This hedge shall be maintained at a height of between 2m and 3m to the satisfaction of the Local Planning Authority.


The hedge shall be maintained for a period of not less than 5 years following its planting to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any hedge plants which are removed, or die or become seriously damaged or seriously diseased, by a species of similar size to those originally planted.


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

4.
The scheme of planting of broad-leaved trees in the area to the north-east of the patio shall be implemented in the first planting season following the first use of the patio, 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 which is removed, or dies or becomes seriously damaged or diseased, by a species of similar size to those originally planted.


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

RECOMMENDATION B: 3/2008/0757/P that planning permission be granted for the removal of condition no 3 of permission 3/2002/0214/P subject to the following condition:

1.
The door shall not be used between the hours of 2200 and 0900.  During these hours the doors shall be permanently closed unless required to be opened in the case of an emergency.


REASON: In the interests of the amenities of neighbouring residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO: 3/2008/0731/P
(GRID REF: SD 370641 441002)

PROPOSED CHANGE OF AGRICULTURAL WORKERS HOUSE TYPE AND ALTERATION TO SITING APPROVED UNDER PLANNING REFERENCE 3/2008/0006/P AT WITHGILL FARM, MITTON

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from nearby residents in which the following objections and concerns are raised:



	
	1.
	Moving the building closer to the neighbouring properties in Withgill Fold, particularly when the potentially noisy lounge is at the closest end of the proposed building to the neighbours, will be harmful to their amenities, including their privacy.



	
	2.
	Mature planting is required to screen the building but it must be ensured that the roots from any trees would not block the outfall pipes of a neighbours septic tank on adjoining land.


Proposal

Permission was granted in May 2008 for a two storey building that was intended to accommodate 10 employees who presently occupy caravans at the farm (3/2008/0006/P).

As a reflection of its intended use by workers who are unrelated to one another, the accommodation within the approved building comprised 10 bedrooms (each with en suite facilities), two lounges and a kitchen.

Excluding the porches on both the front and rear elevations, the approved building has approximate external dimensions of 17.7m x 7.9m with an eaves height of 5.3m and a ridge height of 8.2m.

The approved building is of random stone construction with stone quoins, heads and cills with a blue slate roof.  It was proposed in the original application that a belt of trees would be planted to screen the new building and also break up views of the farm from the residential properties at Withgill Fold.

This application seek permission for amendments to the internal layout, the design and the siting of the building.  The floor plan dimensions, the eaves and ridge height and the external materials are all unchanged from the original permission.  The internal layout has, however, been changed and this has resulted in the front and rear porches both being in different positions on their respective elevations.  There would now be 13 bedrooms, some with en suite facilities and others relying on shared bathrooms.

The building is now to be sited approximated 8m to the north east of its existing approved position.

Site Location

Withgill Farm is situated in the open countryside with a complex of buildings located some 150m to the east of the highway, Whalley Road, which serves the site.  The residential development of Withgill Fold is located to the south east of the farm complex.  The proposed building would be sited on a vacant piece of ground between a farm workers dwelling which is presently under construction, and the residential properties to the south east in Withgill Fold.  

Relevant History

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

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

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

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

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

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

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

3/2008/0006/P – Agricultural workers dwelling to replace five agricultural workers caravans.  Approved.

3/2008/0749/P – Replacement of dry cow building and storage building with one new building.  Report also on this agenda.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

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

Policy H2 - Dwellings in the Open Countryside.

Environmental, AONB, Human Rights and Other Issues

Withgill Farm now comprises two dwellings and a substantial range of portal framed agricultural buildings.  The original farmhouse is occupied by the farm manager and the second dwelling (approved under reference 3/2007/02665/P) is now completed and occupied by the second qualified herdsman required to provide 24 hour supervision of the dairy herd.  Permission was granted on 20 July 2007 for the retention of five caravans to accommodate the unskilled labour.  That permission (3/20087/0362/P) was for a temporary period which expires on 31 July 2010.

The original permission for the dwelling to which this current application relates was granted by Committee following a consideration of the views of the County Land Agency Manager including his conclusion that the scale and the particular system of farming at this farm would benefit from the unskilled workers also living on site rather than in the locality.  This was considered to be sustainable, and an improvement in visual terms on the existing caravans.

The acceptability of this development in principle, has therefore been established by the previous permission.  In the Design and Access Statement submitted with this current application, the applicant’s agent says that the need for this application arises from a re‑evaluation of the type of accommodation that is required; and that, whilst the number of bedrooms has been increased from 10 to 13, the number of double bedrooms has been reduced from 10 to 3 and there are now 10 single bedrooms.  The original permission contained a condition that restricted the use of the building to accommodation for temporary agricultural workers employed only by Withgill Farm with anyone individual not permitted to occupy the building continuously for longer than two years.  As there was no restriction on the number of occupants, however the internal alterations to increase the number of bedrooms could (if no other alterations were proposed) have been carried out without the need for a further planning permission.

The external alterations that have resulted from the changes to the internal layout (ie alterations to the fenestration and to the positions of the two porches) do not, in my opinion, detract from the appearance of the building and are therefore acceptable.

As in the original permission, the siting of the building that is now proposed is such that it would act as a buffer between the dwellings in Withgill Fold and the agricultural farm buildings, and (again in common with the original permission) screen planting is proposed in the area between the proposed dwelling and those existing neighbouring dwellings.  At a distance that is still in excess of 50m away from the nearest dwellings, I do not consider that the proposal as amended would have any seriously detrimental effects on the privacy or general residential amenities of the residents of Withgill Fold.

Overall, I can therefore see no sustainable reasons for refusal of this application subject to the same conditions as those imposed on the original permission.

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 hereby permitted shall be used for no other purpose than to accommodate temporary agricultural workers employed only by Withgill Farm, and any one individual shall not occupy the building continuously for longer than two years.  The applicants shall keep an occupancy record, which shall be available for inspection by the Local Planning Authority at any time.


REASON: This permission has been granted in respect of the specific circumstances appertaining at this farm, and the condition is required to prevent the building becoming a permanent dwelling, which would be contrary to Policies G1, G5, ENV2 and H2 of the Ribble Valley Districtwide Local Plan.  

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 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.

4.
Within one month of the first occupation of the building hereby permitted, the five caravans permitted on a temporary basis by planning permission 3/2007/0362/P shall be permanently removed from the site and the land shall be reinstated to its former condition to the satisfaction of the Local Planning Authority.  


REASON: In the interests of visual amenity and to comply with Policies G1 and ENV2 of the Ribble Valley Districtwide Local Plan. 

APPLICATION NO:
3/2008/0735/P
(GRID REF: SD 360262 437770)

ERECTION TWO DWELLINGS ON LAND TO THE REAR OF 26 WHITTINGHAM ROAD, LONGRIDGE, PRESTON.

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



	COUNTY SURVEYOR (LCC):
	No objection to the application in principle on highway safety grounds, subject to appropriate highway Conditions.



	DIRECTOR OF STRATEGIC PLANNING AND TRANSPORT (LCC):
	On 25 March 2008, the Secretary of State directed that the policies of the Joint Lancashire Structure Plan (JLSP) have been saved until the Regional Spatial Strategy (RSS) for the North West of England is approved. Therefore, as no additional information has been provided to substantiate that the proposed development would meet and identified ‘special need’, it is considered that the proposed development is contrary to Policy 12 of the JLSP as it will contribute further to the current level of oversupply of housing within the Borough.



	SPECIALIST ADVISORY SERVICES - ECOLOGICAL (LCC):
	In order to comply with the requirements of Policy 21 ‘Lancashire’s Natural and Manmade Heritage’ of the JLSP, the following issues need to be adequately addressed;

	
	· Breeding birds could potentially occur within the application area, and the applicant should demonstrate that impacts on them are avoided, and

· If the proposals include the removal or pruning of any tree(s), then any such tree(s) will also need to be assessed for bat roosting potential.



	ADDITIONAL REPRESENTATIONS:
	Six letters have been received from nearby neighbours, who wish to raise the following points of objection;

1. Loss of privacy,

2. Building materials not in keeping with the surrounding stone and slate roofed properties,

3. Loss of view,

4. Loss of light due to proximity of development to the adjacent nearby houses,

5. Increase of traffic to the site/area would only add to existing problems,

6. Loss of garages at the site will lead to people parking elsewhere, therefore increasing vehicle congestion



	
	7. Housing market is slow at this time, and as they are not for affordable units, the question is do we need more housing in Longridge?

8. Possible hazard to fire station access,

9. Noise from construction at the site will have direct impact on all neighbours,

10. The site is currently full of wildlife (bats, hedgehogs, frogs and birds), and we have serious concerns that if approved, there will be a negative impact on habitats,

11. Plans are misleading and do not include other neighbours extensions,

12. Garages front onto the access track and if approved there may be conflict between vehicles only here,

	
	13. Access track is legal access to houses and other land to the rear of the site, and is considered inadequate for more vehicles,

14. Insufficient visibility shown when leaving the access road onto Whittingham Road, and the road should be sufficient to allow two vehicles to pass each other, and

15. The plans show a distance of 21m between the development and houses on Whittingham Road, which is inaccurate.


Proposal

This application seeks permission to demolish an existing colony of garages on land to the rear of no. 26 Whittingham Road, Longridge, and erect a pair of two storey, semi-detached properties with integral garages and off-street parking.

Site Location

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

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy T7 – Parking Provision.

Interim Housing SPG.

SPG ‘Extensions and Alterations to Dwellings’.

Regional Spatial Strategy.

Environmental, AONB, Human Rights and Other Issues

This application seeks permission to demolish an existing colony of garages on land to the rear of no. 26 Whittingham Road, Longridge, and erect a pair of two storey, semi-detached properties with integral garages and off-street parking in its place. The site is located within the settlement boundary of Longridge, as defined by the Ribble Valley Districtwide Local Plan.

The keys issues with regards to this proposal are in relation to visual impact on the streetscene, impact on the residential amenity of nearby neighbours, impact on highway safety and the actual principle of the development of the site for housing.

With regards to the principle of the development, Members will be aware that the Council has been operating a policy of housing restraint in recent times given the oversupply of housing the borough had when measured against the target set in Policy 12 of the Joint Lancashire Structure Plan. However, Planning and Development Committee agreed that as of 1 September this year, the Council would use the draft RSS housing figures as a baseline for any application submitted or determined after that date, but as of the 30 September of this year, these figures have now been fully adopted. As a result, on sites where less than 15 dwellings are proposed, no affordable housing element will be required and the proposals will be acceptable in principle providing they comply with the limits of the development as identified in the saved settlement hierarchy of the Districtwide Local Plan. This is a scheme for two dwellings within Longridge, which is covered by Policy G2 of the Local Plan that allows for development wholly within the built part of the settlement. Thus given the scheme is to be determined after the 30 September, I am satisfied the principle of development is in accordance with plan policy.

With regards to visual impact on the streetscene, we must consider the existing layout of the area. The land is situated to the north of a row of stone built terraces, and to the west of pair of stone and render semi-detached dwellings. Access to the site is via an existing access road that services the rear of the terraced houses, however it can also be accessed via Arndale Road. The units will each contain an integral garage, lounge, dining room, kitchen and W.C. at ground floor, and three bedrooms (one with an en-suite) and a bathroom at first floor. There is sufficient off-street parking for approx. 2 cars per dwelling (not including the garage). The properties nearby are all traditionally built properties reflecting the character of the area in both their design and materials, however there are also other more modern buildings nearby, for example the fire station, that add a sense of variety to the area. The properties are modern in design, which is considered to be acceptable, however the proposed use of brick and concrete tiles is considered to be out of keeping with the area as a whole. Bearing this in mind, I would recommend a change in the materials proposed, details of which can be dealt with by an appropriate planning condition.

In terms of the massing of the scheme, the overall dimensions of the two units proposed measure 17.3m wide x 10.79m deep x 7.58m to the ridge of the roof, approx. 5.85m to the eaves. Following the amendment to the design of the houses on the 22nd of September, which shows the garages repositioned at the ends of the houses, and a bedroom removed that was previously over the garage, this has significantly reduced the apparent width of the scheme and by lowering the roofline of the dwelling at the side boundaries, the overall massing of the development is reduced.

With regards to any potential impact on the residential amenity of the occupiers of the adjacent properties, the plans show a distance of over 21m between the front elevations of proposed units and the rear elevations of the terraced properties on Whittingham Road, and there are no windows that directly overlook any amenity space or habitable windows of no’s 1 and 2 Arndale Road. In terms of loss of light to the rear windows and garden areas of the nearest dwellings no’s 1 and 2 Arndale Drive, in assessing the scheme using the BRE 45 degree scale, the proposal is considered to be acceptable, and as such the proposal will not cause a significant amount of light to be lost to either property or indeed their garden areas. The nearby property at no. 3 Arndale Road has mentioned that the five Leylandi trees on the boundary of the land currently cause a loss of light to his site, and if lost, will cause an amount of overlooking to his garden area. The applicant intends to retain these trees for screening but if they do not survive the development works, he is willing to provide additional screen planting. Bearing this in mind, I do not consider there to be any significant impact on the overall amenity of the existing properties.

In respect of highway concerns raised by the neighbours, the County Surveyor notes the following. Access to the two proposed residential plots is achieved via an existing service road running for 27m along the western gable of No.26, but due to its width does not allow for two-way vehicle movements and there are no measures to assist pedestrian movements to and from the proposed development. However, there is established vehicular access to the rear of the seven properties, No’s 14 to 26, from this access and as such I am confident that the movements associated with the proposed residential properties can be accommodated in a safe manner. In order to secure safe access, he would require that the footway at No.26 is extended to the access road and that drop kerbs are provided across the junction. As the property at No26 is within the applicant’s control, there is the opportunity to return the footway at the east in such a way that pedestrians are placed safely onto the access road. While the provision of a dedicated footway cannot be achieved along the access road, the use of appropriate surface materials, such as tarmacadam, concrete, block paviours, or other approved materials, should introduced to assist the safe movement of vehicles and pedestrians. This will also have the benefit of preventing loose surface material from being carried on to the public highway thus causing a potential source of danger to other road users. Therefore, subject to the appropriate conditions, it is considered that the proposed scheme will have little if no detrimental impact on the safe, free flow of traffic to/from the site and as such will have little significant impact on highway safety in this vicinity.
Finally, having spoken to the Countryside Officer, Dave Hewitt, regarding the concerns of wildlife at the site, he has agreed that a bat/ecological survey may be required before the commencement of development at the site to ensure no species are affected.

Therefore, bearing in mind the above comments and whilst I am mindful of the points of objection from nearby neighbours, I consider the scheme to comply with the relevant policies, and as such be 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 or be to the detriment of highway safety.

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 22 September 2008.


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

2.
No works can begin until the survey has been conducted by a person, the identity of whom has been previously agreed in writing by the English Nature species protection officer and the Local Planning Authority, to investigate whether the site is utilised by bats or other protected species and the survey results passed to English Nature and the Local Planning Authority.  If such a use is established, a scheme for the protection of the species/habitat shall be submitted to and agreed in writing by English Nature and the Local Planning Authority before any work commences on site.


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

3.
Notwithstanding the details within the approved plans, prior to the commencement of development, 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 Policies G1 of the Ribble Valley Districtwide Local Plan.

4.
The proposed garage shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of the dwelling house as such) which would preclude its use for the parking of a private motor vehicle.


REASON:  In the interests of visual amenity and to facilitate adequate vehicle parking and/or turning facilities to serve the dwelling in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance “Extensions and Alterations to Dwellings”.

5.
No part of the development, hereby approved, shall commence until a scheme for the construction of the site access and the off-site works of highway improvements has been submitted to, and approved by, the Local Planning Authority in consultation with the Highway Authority.


REASON:  To comply with Policies G1 and T7 of the Ribble Valley Districtwide Local Plan and in order to satisfy the Local Planning Authority and the Highway Authority that the final details of the highway scheme are acceptable before work commences on site.

6.
Before the access is used for vehicular purposes, the new access road shall be appropriately paved in tarmacadam, concrete, block paviors, or other approved materials.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to prevent loose surface material from being carried on to the public highway thus causing a potential source of danger to other road users.

7.
Prior to their use in the proposed development, full details of the high timber board fencing shall be submitted to, and approved in writing by the Local Planning Authority prior to their use in the approved scheme.


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 Districtwide Local Plan.

8.
The five Leylandii trees currently on the north east boundary of the site shall remain so in perpetuity. Should the development of the site necessitate their removal, suitable landscape screening on this boundary shall be otherwise agreed in writing by the Local Planning Authority, prior to their removal.


REASON: In order to retain a suitable screen between the adjacent neighbouring properties, in the interests of protecting residential amenity.

9.
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.

10.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building(s) shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


REASON:  In order to safeguard nearby residential amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

11.
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 additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In order that the Local Planning Authority shall retain effective control over the development in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and in the interests of safeguarding any adjacent residential amenity or visual amenity.

NOTES

1.
The applicant's attention is directed to the requirements of Section 31 of the County of Lancashire Act 1984, which states:

31(1) except as provided in subsection (2) below where plans for the erection or extension of a building are deposited with a District Council in accordance with building regulations, the District Council shall reject the plans unless, after consultation with the Fire Authority, they are satisfied that the plans show -

(a)
that there will be adequate means of access for the fire brigade to the building or, as the case may be, to the building as extended; and

(b)
that the building or, as the case may be, the extension of the building will not render inadequate any existing means of access for the fire brigade to a neighbouring building.

2.
If any part of the proposed development encroaches on to neighbouring property the approval of the adjoining owners must be obtained before the development is commenced.

3.
This consent requires the construction, improvement or alteration of an access to the public highway.  Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the works to be carried out.  Only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any access works can start you must contact the Environment Directorate for further information by telephoning Area Surveyor East 01254 823831 or writing to the Area Surveyor East, Lancashire County Council, Area Office, Riddings Lane, Whalley, Clitheroe BB7 9RW quoting the planning application number.

APPLICATION NO: 3/2008/0736/P
(GRID REF: SD 360575 436781)

PROPOSED ERECTION OF THREE DWELLINGS AT CHAPEL HILL FARM, LOWER LANE, LONGRIDGE

	TOWN COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY PLANNING OFFICER):
	Objects to the proposal as it is contrary to Policy 12 (Housing Provision) of the Joint Lancashire Structure Plan.  He does, however, add that the Secretary of State has published Proposed Changes to the Submitted Draft Regional Spatial Strategy for the North West; and that these are a material consideration which the County Planning Officer considers should be given significant weight.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor has expressed orally that he has no objections to this application on highway safety grounds.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the Parochial Church Council of St Lawrence with St Paul Church who are concerned that the proposals do not include any construction of a proper road surface between the development and St Lawrence Church Yard.  They say that in recent years, since the original development at Chapel Hill Farm, movement of the wall retaining the church yard has been observed and they feel that this has been due to heavy vehicles, particularly construction vehicles using the unmettled surface.  They therefore request that, if this application is approved, the developers should be required to provide road construction to the appropriate standard to avoid any further movement to the church yard wall and the graves behind.



	
	A letter has been received from a nearby resident who “objects most strongly” to the application but does not explain why.


Proposal

Full planning permission is sought for a terrace comprising three No three bedroomed houses.  The front elevations face Lower Lane, and each property would have a small garden at the front.  A pedestrian gate for each property would be formed in the existing stone front boundary wall that is to be retained.

At the rear, each property would have a garden, an area for bin storage and two parking spaces.

Access to the parking spaces would be via an existing right of way from Lower Lane between St Lawrence’s Church and the site, and an access drive off that right of way which presently served the garage of the recently rebuilt dwelling, Chapel Hill Farm.  That adjoining property is in the same ownership as the application site.

The external materials comprise natural stone to the main front elevation, all elevations of the three porches, and the chimneys; white render for the side elevations and the rear elevation; and natural slate with exposed eaves rafters.  The windows are all to have stone mullions, heads and cills, and there are to be stone quoins to all corners of the building.

Site Location

The site comprises a presently unused piece of land on the south side of Lower Lane, Longridge within the Conservation Area.

It is adjoined to the west by St Lawrence’s Church, to the east by a residential property and to the south by the recently re-built dwelling, Chapel Hill Farm.  There is a mixture of commercial and residential properties on the opposite side of Lower Lane.

Relevant History

3/2003/0765/P – Outline application for five detached houses following demolition of the existing farmhouse, attached barn and outbuildings.  Refused and subsequent appeal dismissed.

3/2004/0935/P – New farmhouse following demolition of existing farmhouse, attached barn and outbuildings.  Approved.

3/2005/0394/P – New double garage for new farmhouse.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas.

Interim Supplementary Planning Guidance – Housing.

Policy 12 (Housing Provision) Joint Lancashire Structure Plan.

Regional Spatial Strategy.

Environmental, AONB, Human Rights and Other Issues

With regards to the principle of the proposed development, Members will be aware that the Council has been operating a policy of housing restraint in recent years due to the over supply of housing in the Borough when measured against the targets set in Policy 12 of the Joint Lancashire Structure Plan.  However, Planning and Development Committee agreed that as of 1 September this year (or the date the RSS became adopted, whichever is the sooner (RSS having been adopted on 30 September 2008)), the Council would use the draft RSS figure as a baseline for any application submitted or determined after that date.  As a result, on sites where less than 15 dwellings are proposed, no affordable housing element will be required and the proposals will be acceptable in principle provided that they comply with the limits of development as identified in the saved settlement hierarchy of the Districtwide Local Plan.

This is a scheme for three dwellings on a site within the Settlement Boundary of Longridge, a G2 settlement where “development wholly within the built part of the settlement, or the rounding off of the built up area” is permissible in principle.  Thus, given that the application is being determined after the adoption of the RSS, I am satisfied that the development is in accordance with Policy G2 of the Local Plan and is therefore acceptable in principle.

The detailed considerations to be made relate to the effects of the proposal on the appearance of the locality, the amenities of nearby residents and highway safety.

With regards to the first consideration, I consider the detailed design and external materials to be appropriate for the locality which is within the Longridge Conservation Area.  I also consider the proposed siting of the building relatively close to the front boundary of the site to be in keeping with the character of the immediate locality.  There are properties on the opposite side of Lower Lane which are right on the pavement edge, and the adjoining house to the east (no 2 Lower Lane) is also within about 1m of its front boundary.

With regards to the second consideration, there are no windows in the side elevation of no 2 Lower Lane, and there is considerable tree screening between that property and the application site.  In the gable of the proposed dwelling which faces no 2 Lower Lane, there is a ground floor window and an obscure glazed bathroom window at first floor level.  I do not consider that the proposal would have any detrimental effects on the amenities on the occupiers of no 2 Lower Lane.

The rear elevation of the proposed terrace would face the gable elevation of the recently rebuilt farmhouse which is in the same ownership as the application site.  The effects on the amenities of that neighbouring property are also acceptable in my opinion.

The residential properties on the opposite side of Lower Lane have long front gardens which gives a separation distance between the front elevations of in excess of 30m.  There would therefore be no detrimental effects on the privacy of those properties.

Overall, I can see no objections to the application with regards to the amenities of nearby residents.

With regards to highway safety, the County Surveyor has no objections to the proposed access and parking provision.  He has also expressed the opinion that the matter raised by the Parochial Church Council of the adjoining Church should be resolved between the two parties as any condition imposed on this application to resolve the alleged problem would be considered unreasonable.

Overall, I can see no objections to the proposal, and I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Prior to the first occupation of the dwellings hereby permitted, the two parking spaces per dwelling shall be provided to the satisfaction of the Local Planning Authority.  Thereafter, those spaces shall be kept permanently available for their designated purpose.


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

2.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (No 2) (England) Order 2008 (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 Part 1 of the Schedule to the Order Classes A - F shall not be carried out unless a further planning permission has first been granted by the Local Planning Authority.


REASON: In the interests of the visual amenities of the area and the amenities of neighbouring residents and to comply with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2008/0744
(GRID REF: SD 368009  432923)

ALTERATION TO FIRST FLOOR WINDOWS WITH JULIET BALCONY AT 10 CLAYTON GROVE, SALESBURY 

	PARISH COUNCIL:
	No representations received at the time of writing this report.



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

· Overlooking from proposed balcony and suggestion to impose a condition that 3 or 4 column trees are planted on the west garden boundary of No. 10 to break the line of sight and also soften the appearance of the extension.                   


Proposal

Permission is sought for alterations to the first floor windows to the front and rear elevation and a dormer window to the roof of the front elevation, the introduction of a Juliet balcony to the front elevation and also the north-western corner of the building at first floor level. The alterations to this application relate to a previously approved scheme (3/2007/0868) for the erection of a two-storey extension providing garage with lounge at first floor level.

Site Location

The property is one of an end terrace on Clayton Grove served by a small access road off Lovely Hall Lane to the south of Salesbury C of E Primary School within the settlement limit of Salesbury.

Relevant History

3/2007/0868 – Two storey extension providing garage with lounge at first floor level including a Juliet balcony – Approved with Conditions 28 November 2007.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

In terms of the visual impact of the works it is considered that the scale, design and size of the alterations to that of the previously approved scheme is acceptable and will compliment the existing terraced property.

I note the concerns of a neighbouring resident with regards to potential overlooking from the proposed Juliet balcony to the northwestern corner of the gable elevation and the first floor window to the rear. Due to the distance of approx. 22 metres between the proposed balcony and first floor rear window to that of property 3A Clayton Grove I consider that the potential of overlooking will be minimal and that any views from these two vantage points will be at an obscure angle and will therefore not have an unduly adverse effect upon the resident of neighbouring residential property 3A Clayton Grove. An existing boundary hedge at 3A Clayton Grove will further minimise any potential of overlooking and therefore I do not consider the need to condition planting to the rear of the applicants property as requested by the neighbouring resident is necessary.

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

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.
APPLICATION NO:
3/2008/0749/P
(GRID REF: SD 370659 441048)

PROPOSED REPLACE DRY COW BUILDING AND STORE WITH ONE PORTAL FRAME BUILDING AT WITHGILL FARM, MITTON

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

The existing dry cow building, which is now the oldest of the portal frame buildings at this farm, is situated at the south eastern corner of the complex of buildings.  This building is square with sides 31.3m long and is 7.8m high.  On the western side, a lean-to measuring 31.3m x 11m has been erected adjacent to the building, and to the east, separated by a gap of 4.5m, there is a storage building of 31.3m x 6.5m.

It is proposed to demolish these three buildings, which are all old and in a poor state of repair, and build a single replacement building.  The only increase in floor space would be the narrow strip that lies between the dry cow building and the store.  

The replacement building, that it is to be known as Barn 5 will have a footprint of 53.5m x 31.5m.  This equates to an additional 0.2m in both directions compared with the spread of the existing buildings that it will replace.  The height of the eaves will be 5.4m and the ridge 8.6m, which is 0.6m taller than the existing dry cow building.  The proposed external materials are dark blue fibre cement sheeting on the roof, with a mixture of vertical timber Yorkshire boarding and concrete block to the elevations.  The development will match the existing modern portal frame buildings in this respect, and in terms of profile.  

There is no specific landscaping work proposed in this application, but the development will benefit from the planting that has been implemented around the slurry lagoon and the tree planting which will take place in connection with the proposed third dwelling.  

Site Location

Withgill Farm is situated in the open countryside with a complex of buildings located some 150m to the east of the highway, Whalley Road, which serves the site.  The residential development of Withgill Fold is located to the south east of the farm complex.  The proposed building would be sited on a vacant piece of ground between a farm workers dwelling which is presently under construction, and the residential properties to the south east in Withgill Fold.  

Relevant History

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

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

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

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

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

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

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

3/2008/0006/P – Agricultural workers dwelling to replace five agricultural workers caravans.  Approved.

3/2008/0731/P – Change of house type and siting of dwelling approved under 3/2008/0006/P.  Report also on this agenda.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

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

Environmental, AONB, Human Rights and Other Issues

As a result of the implementation of a number of previous permissions (notably 3/1999/0166/P and 3/2006/0213/P) the majority of the agricultural buildings at this farm are relatively new.  The three existing buildings to which this application relates are the exceptions.  They are all in a poor state of repair and in need of replacement.

Their proposed replacement by a single building, which is only very slightly larger than their combined area, and in materials to match the existing newer buildings, would not, in my opinion, have any significant impact upon either the appearance of the locality or the amenities of nearby residents.  As such, I can see no objections to this application, and I recommend accordingly 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.

RECOMMENDATION: That planning permission be GRANTED.

C
APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL

APPLICATION NO: 3/2008/0120/P (LBC) & 3/2008/0121/P (PA)

(GRID REF: SD 374492 441976)

PROPOSED WORKS INCLUDE REMOVAL OF EXISTING INTERNAL WALLS/PARTITIONS AND ALTERATIONS TO THE STAIRCASES TO PROVIDE MORE USABLE SPACE FOR THE RESTAURANT.  AN EXTERNAL STAIRCASE IS PROPOSED TO PROVIDE ACCESS TO THE APARTMENT (LBC).  PROVISION OF A NEW STAIRCASE TO THE REAR OF THE PROPERTY AND REPOSITIONING A FIRE ESCAPE DOOR TO THE RIGHT-HAND ELEVATION (PA) AT 10 YORK STREET, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Consulted, no comments received.

	
	
	

	RIBBLE VALLEY BOROUGH COUNCIL (ENVIRONMENTAL HEALTH):
	Consulted, no comments received.

	
	
	

	ENGLISH HERITAGE:
	Do not wish to offer any comments.  Recommend that application be determined in accordance with national and local policy guidance, and on the basis of Ribble Valley Borough Council specialist conservation advice.  If minded to grant consent, refer to Government Office.

	
	
	

	HISTORIC AMENITY SOCIETIES:
	Consulted, no comments received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter of objection has been received from the owner of 8 York Street (The Clothes Shop) and 8 Back York Street, Clitheroe, which makes the following points:



	
	1.
	The external staircase at the rear of the property is in both position and style not in keeping with the Conservation Area and the surrounding listed buildings; they look unsightly from 8A Back York Street.



	
	2.
	Already considerable loss of view due to unauthorised works on the ‘balcony’ carried out at the property some years ago.



	
	3.
	Further to previous complaints about the air conditioning unit overhanging the party wall and within the adjoining property’s air space – needs re-siting at the rear of the property by the new owners.


Proposal

Listed building consent and planning permission is sought for internal and external alterations as part of a refurbishment/re-modelling of the existing restaurant and in order to provide a self contained flat at first floor.

The interior historic planform of the building was significantly modified by planning permission 3/77/1152/P which included replacement of part of the staircase and demolition of walling.  It is now proposed to undertake further internal alterations, the most significant being the removal of the remaining historic fabric to the stairs between ground and first floor and further sections of original back walling.

As a result of the removal of internal access to the first floor an external staircase up to first floor level is proposed which projects 6m (apparently as the scale given is incorrect) to the rear of the existing two storey extension.

The application form states that parking is to be provided on York Street.  A yard to the rear of the property will be used for deliveries.  15-30 (approximately) vehicles will visit the site each day during opening hours.  The restaurant is currently not in use; five staff will be employed (to be confirmed) as a result of the proposals.

The agent has submitted design and access, and listed building, statements.  These confirm that the property’s basement and ground floor was used by the previous owner as a restaurant, with the first and second floor being used for living accommodation.  The existing spiral staircase to the rear of the property, used as a means of access and potentially a fire escape, is proposed to be removed and replaced with an ambulant disabled staircase, in accordance with Part M of the Building Regulations and BS8300.  It is stated that the proposed external staircase will prevent anyone requiring access to the first and second floor living accommodation from passing through the dining area or kitchen to gain access.  The kitchen is being relocated to the basement so that deliveries can be easily brought in from the rear yard.  Removal of the kitchen from the ground floor will increase the size of the dining area.  The repositioning of the fire escape door to the basement will enable provision of a useable kitchen.  The existing restaurant is generally tired and does not comply with current building regulations.

Site Location

10 York Street is a Grade II listed mid terraced house of the 18th or early 19th century.  It is listed with no 8 York Street and, according to the list description, is part of a group (2-18 York Street) of Grade II houses of similar period.  The building is within Clitheroe Conservation Area and is adjoined/faced by a number of listed buildings and Buildings of Townscape Merit (as designated in the Clitheroe Conservation Area Appraisal, April 2007).

The rear elevation of the terrace which includes 10 York Street is in public view from Back York Street.  The site is within Clitheroe shopping centre as defined by Policy S1 of the Ribble Valley Districtwide Local Plan.

Relevant History

3/87/0150/P – Change of use of basement and ground floor to restaurant.  Planning permission granted 14 April 1987.

3/84/0488/P and 3/84/0477/P – Erection of a window blind.  Listed building consent and planning permission granted 22 October 1984.

3/77/1152/P – Proposed kitchen extension and new shop window.  Planning permission granted 8 February 1978.

Relevant Policies

Planning (Listed BuildingS and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings (setting).

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

Policy ENV16 - Development Within Conservation Areas.

Joint Lancashire Structure Plan Policy 21.

Policy G1 - Development Control.

Policy S1 - Shopping Policies - Clitheroe Centre.

Environmental, AONB, Human Rights and Other Issues

The main consideration in the determination of the listed building consent application is the extent to which the proposals preserve the building, its setting and its features of special architectural or historic interest.

In respect of the planning application the main considerations are also the consideration of the extent to which proposals preserve or enhance the character and appearance of Clitheroe Conservation Area and the impact of the proposals upon nearby properties and residents.

The Government’s Planning Policy Guidance Note 15 – Planning and the Historic Environment advises at paragraph C.58 that the plan of a building is one of its most important characteristics.  Interior plans and individual features of interest should be respected and left unaltered as far as possible.  Furthermore, paragraph C.62, Staircases, suggests that the removal or alteration of any historic staircase is not normally acceptable, and, in retail premises, the removal of the lowest flight of stairs – which will preclude access to and use of upper floors – should not be allowed.  Paragraph 3.13 also has the general warning that some listed buildings are the subject of successive applications for alteration or extension, and, in such cases, it needs to be borne in mind that minor works are of indifferent quality, which may seem individually of little importance, can cumulatively be very destructive of a building’s special interest.  Paragraph C.7 suggests that modern extensions (proposed new staircase) should not dominate the existing building in either scale, material or situation.

In my opinion the works which received planning permission under 3/77/1152/P were destructive of the planform of the listed building.  The works to the interior now proposed, although less significant in extent, will remove the vestige of important historic fabric within and, perhaps more importantly, evidence in the planform of the ground – first floor staircase and the original (ie pre 1977) back walling to the basement and ground floor.

The proposed removal of the ground – first floor stair will necessitate provision of the external staircase to the rear.  In my opinion, this prominent utilitarian feature would be incongruous in the Georgian terrace and harmful to the setting of the listed buildings and the character and appearance of Clitheroe Conservation Area.

Officers have written to and met with the agent to discuss concerns/alternatives more likely to be acceptable.  However, no additional information or revised proposals have been received in this regard.

RECOMMENDATION: That listed building consent and planning permission be REFUSED for the following reason(s):

1.
The proposed external staircase would be prominent and incongruous with the Georgian terrace harming the setting of the listed building and the character and appearance of Clitheroe Conservation Area.

2.
The proposed works would result in significant harm to the fabric and planform of the listed building.

APPLICATION NO: 3/2008/0728/P
(GRID REF: SD 375850 436170)

PROPOSED CHANGE OF USE OF HOLIDAY COTTAGES TO RETIREMENT ACCOMMODATION (RESUBMISSION) AT GREENBANK COTTAGE, WHALLEY ROAD, SABDEN

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY PLANNING OFFICER):
	The County Planning Officer objects to the proposal as it is contrary to Policy 12 (Housing Provision) of the Joint Lancashire Structure Plan.  He does, however, add that the Secretary of State has published Proposed Changes to the Submitted Draft Regional Spatial Strategy for the North West; and that these are a material consideration which the County Planning Officer considers should be given significant weight.



	
	The County Planning Officer comments that the application refers to ‘retirement accommodation’ but that no additional information had been submitted to him to substantiate that the development would meet an identified ‘special need’.  He therefore took the view that the proposed development is general housing that would be marketed to a specific sector of the population.  As such, he did not consider that the proposed development would constitute an exception under paragraph 6.3.13 of the Joint Lancashire Structure Plan.



	
	When provided with further information about the precise nature of the proposal (as submitted by the applicant) the County Planning Officer commented further as follows:



	
	“The proposed housing appears to be general market housing that is going to be targeted at early retirees and downsizers.  It seems that it is the provision of services/technology to the elderly/vulnerable which meets specific needs rather than some particular attributes of the properties themselves.  These services could presumably be applied to most properties.

I would suggest that it is Ribble Valley as the determining authority in this application who need to consider whether such special needs have been identified and, if so, whether this is a suitable location for meeting those needs.”



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor has no objections on highway safety grounds as the existing access is designed to suitable specifications and provides satisfactory sightlines.  



	ADDITIONAL REPRESENTATIONS:
	None received. 


Proposal

Permission is sought for the conversion of five single storey and one two storey holiday cottages into retirement accommodation.  A draft Section 106 Agreement submitted with the application specifies that at least one of the persons occupying any of the units must be aged 50 years or over.

The proposal would not involve any psychical alterations to the properties, and the existing access and parking facilities would also be satisfactory for the proposed new use of the buildings without the necessity for any alterations or improvements.

Site Location

The site is in a rural location within the Forest of Pendle Area of Outstanding Natural Beauty on the east side of Whalley Road approximately one miles outside the settlement boundary of Sabden.  The six properties form a group with the original dwelling, Greenbank Farm, and a barn conversion dwelling but are otherwise surrounded by open fields.  

Relevant History

3/1995/0146/P – Proposed five self contained cottages for tourism accommodation.  Approved with conditions.

3/2000/0411/P – Change of use of garage into single bedroom holiday cottage.  Approved with conditions.

3/2007/0954/P – Change of use of holiday cottages to retirement accommodation.  Withdrawn. 

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H2 - Dwellings in the Open Countryside.

Policy ENV1 - Area of Outstanding Natural Beauty.

Interim Supplementary Planning Guidance – Housing.

Policy 12 (Housing Provision) – Joint Lancashire Structure Plan. 

Regional Spatial Strategy.

Environmental, AONB, Human Rights and Other Issues

In supporting documents submitted with the application, it is stated that occupancy levels for the holiday cottages have been very low during the last few years despite appropriate advertising and marketing.  The applicant is therefore seeking an alternative use for the buildings.  Light industrial, craft workshops and small offices have all been considered but discounted because they would require a considerable amount of rebuilding involving capital expenditure and because traffic patterns would change considerably.  If there were three or four workers in each unit, this would mean 18/24 cars would need to be parked each day which would necessitate extending the car park into an adjoining field.  The applicant questions whether such a use would be appropriate in such a quiet location.

The use for which permission is sought, however, would involve no changes to the buildings.  It would be a ‘retirement village’ of six independent detached cottages.  There would be no warden on site.  They would be suitable for people looking to downsize.

The applicant refers to a number of supporting services which would be made available such as Hyndburn Homes’ ‘Pendant Lifeline’ for instant access to back up support services; Lancashire County Council’s Telecare Service, and Meals on Wheels.  The applicant also says that the site is within a few minutes by car to the various shops and services available in Sabden and Whalley; that it is a level walk into Sabden; and that it is on a bus route (Burnley, Sabden, Whalley, Clitheroe) within an hourly service and a bus stop at the site entrance.

As expressed by the County Planning Officer, however, the various services referred to could be provided to anyone needing them.  In that regard the proposal would not satisfy any particular special need, but, rather, it would be general housing aimed at a specific sector of the population.  The application must therefore be considered on that basis.

The housing needs survey for Sabden identified a need for four, two bed units for the over 55’s and a further six retirement bungalows.  If the application was seeking to provide ‘affordable’ units, then it could possibly be justified as satisfying some of that identified need.  The application is not, however, submitted on that basis.

Members will be aware that the Council has been operating a policy of housing restraint in recent years due to the over supply of housing in the Borough when measured against the targets set in Policy 12 of the Joint Lancashire Structure Plan.  However, Planning and Development Committee agreed that as of 1 September this year (or the date the RSS became adopted, whichever is the sooner (RSS having been adopted on 30 September 2008)), the Council would use the draft RSS figure as the baseline for any application submitted or determined after that date.  As a result, on sites where less than 15 dwellings are proposed, no affordable housing element will be required and the proposals will be acceptable in principle provided that they comply with the limits of development as identified in the saved settlement hierarchy of the Districtwide Local Plan.

In this case, the site is outside any settlement boundary or village boundary and, in such locations, Policy G5 states that planning consent will only be granted for small scale developments which are:

1.
Essential to the local economy of the social well-being of the area.

2.
Needed for the purposes of agriculture or forestry.

3.
Sites developed for local needs housing (subject to Policy H20 of the Plan).

4.
Small scale tourism developments and small scale recreational developments appropriate to a rural area.

5.
Other small scale use as appropriate to a rural area which conform to the policies of the plan.

Policy 20 says that in the open countryside, planning permission will only be granted for 100% affordable needs housing development which are intended to meet a proven local need.  As this proposal is not for affordable needs housing, it is contrary to the saved Policies G5 and H20 of the Local Plan.  I therefore must recommend accordingly that permission be refused.

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

1.
The proposal, as it does not seek to provide affordable housing to meet an identified local need, represents an inappropriate form of residential development in the open countryside, which would cause harm to the settlement strategy as laid out in the Ribble Valley Districtwide Local Plan. Such an application without sufficient justification is considered contrary to Policies G5 and H20 of the Local Plan.

2.
If allowed the development would set a dangerous precedent for the acceptance of other similar proposals without sufficient justification which would render more difficult the implementation of the established planning policies of the Council.

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

APPLICATION NO: 3/2007/1144/P
(GRID REF: SD 373 794 438 190)

PROPOSED MIXED USE DEVELOPMENT COMPRISING OF A VOCATIONAL LEARNING CENTRE, CHILDREN’S NURSERY, COMMERCIAL ELEMENTS 31 LIVE/WORK UNITS AND 55 RESIDENTIAL UNITS AT LAND AT BARROW BROOK, BARROW

	PARISH COUNCIL:
	Make the following observations:

Disposal of sewage and surface water

Serious concern at lack of any assurance that the present sewage and top water drainage systems in Barrow could cope with the development.  There is evidence from United Utilities that the system is at full capacity.  They request that the Council should consult them to make sure the system is adequate.


	
	Affordable Housing

The Council is appreciative of the developer’s efforts to place restrictions to keep them local and at a reduced price.  They would like to see a mix of affordable houses within the site as part of the scheme.  

	
	Order of Development 

There must be a mechanism to ensure an even progress of the development to prevent the majority of houses being built before any commercial element.  

Protection of Environment

Stress the need to protect the ecology and wildlife habitat, particularly around The Lodge and Barrow Brook corridor and the footpath to the rear of the print works.



	
	Playing field access

New access to the Parish Council playing field must be available for maintenance vehicles and passage by members of the public for disabled access requirements.  Needs to be protected by a legal agreement.

Design of Houses

Concern expressed about the out of keeping design.  

Nursery

Concern expressed about the need for another nursery and that the school nursery is not yet fully occupied.

Parking of vehicles – Whalley Road

Express concern relating to highway safety caused by visitors parking on Whalley Road as it would be more convenient than going around the A59.  



	
	A59 Roundabout

The development would intensify the use of the roundabout junction which is very busy and there is concern whether it is adequate for the use.  

Conclusion

Whilst the Parish Council is delighted that at long last some development is taking place on the site, they do feel that every step must be taken to ensure that this is compatible with the desires of the majority of residents in Barrow, whilst at the same time being of benefit to the Borough as a whole.  



	CHIEF PLANNING OFFICER 

LANCS COUNTY COUNCIL:
	The proposed development represents a reduction in one/live work units and an addition of a vocational learning centre compared to application 3/2007/0125.  On that basis reaffirm comments in my letter dated 8 March 2007 and do not consider the changes materially affect my previous concerns.  The letter dated 8 March 2007 stated:

	
	· consider the proposal contrary to Policies 12, 7 and 20 of the Joint Lancashire Structure Plan;

However, the Chief Planning Officer now accepts that subject to adequate control regarding the affordability it could be seen as an exception and concludes that if the housing element can be seen as identifying a local need and is robust enough to ensure delivery within an appropriate timescale, it could be seen as an exception.  

No objection to the employment element.

Initial views that parking spaces are exceeded by 97 spaces.  Welcome the cycle and pedestrian link.  

Broadly in terms of landscaping, consider that the scheme sits well within the landscape area but have some reservations regarding the modern buildings.  

Recommend that the following be explored:



	
	1.
Create a stronger design concept for the landscape areas.

2.
Create building clusters around courtyards, not just car parking areas.

3.
Employ the use of local materials.

4.
Create more substantial areas of mature tree and shrub planting.

5.
Restrict development in the triangular shaped area between Barrow Brook and the southern site boundary to minimise the impact on wildlife.  



	PLANNING OBLIGATION OFFICER LCC:
	Education:  No contribution necessary as there are sufficient places in existing schools.   However, should the scheme change wish to be re-notified as there are limited secondary school places. 



	
	Transport:  Based on the policy paper request £35,000 towards improvements to public transport facilities to serve this development.  

Public Transport:  Development should address the need to provide attractive access via public transport to include covered waiting facilities and raised boarding areas (typical costs £10,000 to upgrade bus stops and £5,000 for a community sum to allow for future maintenance).  

Business Travel Planning:  The development is in excess of the DFT Guideline at which a travel plan is required.  An outline travel plan should be secured via a Section 106 and include the following:

· appointment of a travel plan coordinator;

· Details of cycling and pedestrian to links through the site;

· provision of secure covered cycling storage and parking for those residential properties a suitable storage space is not available;

	
	· Details of car parking and cycle parking for the education and commercial elements of the development;

· commitment to develop a final travel plan, action plan and monitoring review of the travel plan for a five year period.

Recommend that the provision of maps, timetables for travel information packs should be provided and a total cost of £7,150 should be allocated for them.



	NATURAL ENVIRONMENT:
	Consider there should be a possibility of providing additional funding towards obtaining records on biological sites.



	WASTE MANAGEMENT:
	Every district in the County is being provided with advance treatment facilities to treat waste prior to land filling, either directly or via purpose designed transfer stations.  Since each and every new house whenever it is in the County has to be provided with this basic service and the Council has to comply with significant new requirements relating to the management of waste, consider that the Council is justified in requesting a contribution towards waste management.  

	
	Based upon the Policy Paper Methodology for Waste Management the request is £41,280.

Conclusion

The County would request a total contribution of £76,280 for improvements to and maintenance of existing services.  This needs to be entered into a Section 106 Agreement.



	LCC ARCHAELOGICAL UNIT:
	No objection.



	UNITED UTILITIES:
	No objection providing the site is drained on a separate system with any foul drainage connected into the foul sewer.  It should be noted that the mains water supply would be expensive.  The water mains in the vicinity are known to little available capacity and although the applicant has not provided details of water demand it is evident that the mains would need to be extended for a considerable distance for this site.



	ENVIRONMENT AGENCY:
	Initially objected, but following additional details, have no objection.  Consider that the developer should:



	
	1.
	Follow the risk management framework provided in CLR II for management of land contamination.



	
	2.
	Refer to Environment Agency guidance on       Requirements for Land Contamination report.

 

	
	Consider enough information has been submitted to demonstrate that the development of the site is acceptable in principle.  

Recommend no objections subject to conditions regarding further details on contamination report; details of scheme for surface water regulation system and a scheme for disposal of foul surface water showing a boundary treatment to adjacent to the watercourse which is normally a minimum of 4m.   



	LANCASHIRE COUNTY SURVEYOR:
	Following further details submitted by the applicant’s travel consultant, raises no objection to the development.  



	ADDITIONAL REPRESENTATIONS:
	Eight letters have been received which cover the following issues:



	
	1.
	The proposal is a substantial departure from the Council’s strategy for provision of employment land on the Ribble Valley Enterprise Park.



	
	2.
	The scheme is not properly justified to demonstrate sufficient employment land exists within the Borough for land to be lost to residential.



	
	3.
	Concerns regarding the lawfulness of making a decision with inadequate justification and issues regarding the timing of the application relative to the emerging local development framework process.



	
	4.
	The site has always been regarded as part of supply for employment land.  



	
	5.
	The Taylor-Weave report as submitted and based on the first version regarding the lack of viability for employment is not proven as:

(a)   it does not consider other employment uses but 
only office use;

(b)
there is no proper examination of the take up of 
the existing site;

(c)
consider there is inconsistency as given the 
activity in the area it would not demonstrate the 
lack of demand for such uses;

(d)
there is no analysis of actual viability to 
demonstrate the need for prime pumping;

(e)
applicant shows no willingness for phasing which 
indicated a chance that only the valuable 
residential element would be built;

(f)
no analysis of securing alternative employment 
uses within the site;

(g)
incomplete and inappropriate assessment of 
housing/employment need, does not examine 
identified sites without planning permission and 
looks at base data from 2003 not the supply   
looking forward five years from now;

(h)
the commuter sum of affordable houses has not 
been justified and there has been no robust 
justification;

(i)
any approval of this site would pre determine a 
significant aspect of the local development 
framework in relation to employment land and 
housing;

(j)
concern that if housing allowed the infrastructure 
for the site would have been unnecessary and, as 
a result, a waste of taxpayers’ money as well as 
the concern that the commuted sum elements for 
affordable housing have not been dealt with 
independently;  if the commuted sum goes to 
housing associations of any senior officer who 
may be a director or executor of such an 
agreement it would be appropriate.

(k)
consider that the Aspire  Centre should be a stand 
alone and not a subject of a enabling argument;

(l)
approval of such a scheme would prejudice a 
comprehensive approach to Barrow;

(m)
questions whether there will be a clean up of 
contaminated land;

(n)
considers the revised document does little to 
change their objections.

	`
	6.
	high density of the scheme would create an extra burden on schools and utility provision;

	
	7.
	the three storey buildings are inappropriate and would not enhance the area;

	
	8
	design of the buildings with single sloped roof are inappropriate and out of keeping with the locality;

	
	9.
	consider overlooking properties and loss of 
residential privacy;

	
	10.
	there needs to be a more appropriately designed office buildings;

	
	11.
	concern over changes to wildlife and flora;

	
	12.
	concern over future flooding;

	
	13.
	question whether the sewage system is adequate;

	
	14.
	pleased to see a nursery as part of the scheme

	
	15.
	too many apartments, should have a better mix.

	
	16.
	Dilution from an employment site would prejudice comprehensive redevelopment elsewhere including a railway station.

	
	17.
	Devalue investments on The Printworks.


Proposal

This application is a mix use development comprising of 55 dwellings of which there are 34 houses and 21 apartments with the housing element including five affordable units on the site.  The live work element of the scheme is for 31 units, of which there are 33 houses and 28 apartments as well as a live work nursery block.  Two of the live work units are to be affordable and allocated within the overall scheme.  The commercial units include a three storey building of approximately 2000m2 floor space of which the aim is to allow a variety of occupiers including start up businesses and cafes.  

The Aspire Centre is approximately 1300m2 and is part single and part two storey building.  

As part of the submission as well as the five affordable houses on site and the two live work affordable units on site, the proposal also includes a Section 106 Agreement offering a phased financial contribution in lieu of 100% affordable houses on site.  The provision is based on a contribution of 17½% of the net revenue from the market housing.  

The scheme also includes a contribution to the adjacent public open space and its ongoing maintenance.

Access to the site is from the A59 and there is a pedestrian and cycle way access on to Whalley Road.   Vehicular access as indicated is via the existing A59 access with the Aspire and commercial components of the scheme served via separate spurs off the access road.  The internal access continues to the proposed residential area and live work areas, with a carriageway that reduces from 7.3m to 5.5m and then to 4.5m with a shared footway cycle path.  A separate footway cycle path connects on to Whalley Road.

The proposal also incorporates a mixture of hard and soft landscaping throughout the site and allows parking spaces for the commercial and residential elements of the scheme.  

Site Location

The site is the former Barrow Printworks which is now marketed as Barrow Brook.  The land in question is to the south of the existing office building and borders onto Whalley Road, Barrow.  Access to the site is via the A59 roundabout and an internal road with pedestrian access is also available from Whalley Road.  

Relevant History

3/1989/0405 – Development of 19 hectare site for offices, light industrial use, hotel conference centre, housing and social access roads and car park.  Approved with conditions and Section 52 (now 106) Agreement.

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

3/99/0743 – Renewal of outline consent.

3/2002/0878 – Approval of reserved matters.

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

Relevant Policies

Policy G1 - Development Control.

Policy H1 - Housing Sites.

Policy SPG – Housing.

Policy H20 - Affordable Housing - Villages and Countryside.

PPS1 – Sustainable Development.

PPS3 – Housing.

PPS13 – Transport.

Regional spatial Strategy, Policy DP1 Regional Development Principles.

Regional Spatial Strategy, Policy DP3 Quality I New Development.

Environmental, AONB, Human Rights and Other Issues

The issues in relation to this scheme can be summarised under the following headings.

· Highway and Infrastructure Issues

· Loss of Employment Land

· Introduction of Speculative Houses in lieu of Affordable Contribution

· Landscape Issues

· Residential Amenity Issues

The report will deal with these issues accordingly.

1.
Highway and Infrastructure 


In assessing the highway safety the proposal has been the subject of extensive pre-application consultation with the highway surveyor.  Members may be aware that the previous proposal showed access from Whalley Road but it has now been considered that all the development should be served from the A59.  


A detailed transport statement from the applicant has been submitted and fully assessed by Lancashire County Council Highway Authority.


In assessing the highway impact, regard must be given to the fact that the site already benefits for significant commercial development or access from the A59 roundabout.  In relation to the commercial element, the scheme is significantly less than the previously approved and reduced from 11,600m2 to approximately 5,500m2.    


In terms of accessibility the site is within 500m of a local primary school and there are bus tops close to residential elements of the site located on Whalley Road.  It is has been concluded that the site has a reasonable accessibility profile.  


The transport assessment indicates that the site has good accessibility for non car modes and this has been confirmed by Lancashire County Council who have the opinion that it has a medium accessibility score.  It is of the opinion that there is an over provision of parking space of approximately 14 spaces and also indicate that there is a need for some secure cycle storage throughout the site.  


In relation to trip generations, Lancashire County Council are satisfied that given the existing consent, the proposal would not lead to highway issues. 


In relation to other infrastructure issues, United Utilities are aware of the concerns expressed by adjacent residents in relation to capacity of the drains but are satisfied with the proposal.  Similarly, the Environment Agency are satisfied in relation to contaminated land issues, disposal of foul surface water and ecological concerns.  This is on the basis of appropriate conditions being imposed.

2.
Loss of Employment Land 


In evaluating this aspect, it is important to emphasise that the proposal does not lead to a total loss of employment land but would lead to a reduction in employment land.


The consultant has produced a report from Taylor Weavers which has been modified following initial concerns to give analysis of the B1 business market in Ribble Valley with particular reference to Barrow Brook Business Park.  I am aware of the concerns put forward regarding elements of the report but it is clear that the report concludes that there is insufficient demand to develop the site for B1 use.  


However, irrespective of this report, the Council in relation to the LDF has commissioned a report to examine the employment issues across the district.  Initial findings of this report would appear to confirm that the loss of employment land on this site can be accommodated. 


It is also important to emphasise that there is still significant employment elements within the scheme which include the Aspire project, the commercial building as well as the live work elements.  

3.
Introduction of Speculative Housing in lieu of Affordable Contribution 


In addressing this issue, Members need to be aware of national guidance in relation to affordable housing.  PPS3 states that it is normally the case to require affordable housing on site and that off site contributions need to be justified.  Members will be aware that in October a position statement was agreed by Committee and this advised that consideration should be given to the provision of off-site contributions to provide affordable housing elsewhere within the borough.  


Originally, the scheme submitted was to include 100% off-site provision but following negotiation it was agreed to provide 10% on site (five units) as well as the introduction of two live work units which are to be affordable.


I am aware that this is the first application in which off-site provision is being considered, but it should be noted that there is some provision for affordable units within the site.  It should be noted that given the extent of housing there is no housing need for 100% affordable on site provision and as such additional off site contributions could be seen as acceptable in this instance.  Furthermore, the proposed commuted sum payment would allow consideration for various options including off-site provision to other areas within the borough.  This would enable the Council to consider a range of options to deliver affordable housing in the borough.

The draft legal agreement would incorporate phased contributions in the following way.  

· £450,000 upon commencement of the development as a first general market house

· either £250,000 after the occupation of the 20th general market dwelling of the construction of the Aspire building has commenced or £250,000 after the occupation of the 26th general market dwelling if the Aspire has not commenced but the shell of a 930m2 B1 building has been completed.

· £350,000 after completion of the 40th general market dwelling.

· The residue of the contribution to be paid within three months of the occupation of the last general market dwelling. (17½% of the net revenue of the general market price).


I recognise the potential concerns in relation to the mechanism of achieving affordable housing, but consider that this is a practical solution to the delivery of affordable housing within the borough.

4.
Landscape Issues 


It is clear that the scheme will result in the loss of some tree cover within the site.  The Council's Countryside Officer is of the opinion that the trees adjacent to blocks 29-32 will be affected and likely to be lost in due course.  However, the applicant has indicated that any landscaping management plan would include such areas and as such they would not be under the control of the individual occupiers.  Whereas I am fully aware that this does not guarantee the protection in the long term, I am satisfied that the overall landscaping measures proposed are acceptable.


It also needs to be noted that the existing scheme for office developments has been part implemented and this consent would result in the loss of more trees than the current submission.  


In relation to the habitat survey, these have been provided and agreed by all parties.  

5.
Design Issues 


In evaluating the design, regard should be given to both the site layout, massing and the materials as well as the exiting landscape.  The commercial element which also includes live work part of the scheme are located in the upper section of the site near the existing Printwork building.  This extends the business character and I consider it to be an acceptable location.  The residential element is located near Whalley Road where there is a strong residential character with housing on three sides.  


The residential element is predominantly a mixture of two and three storey terraced units.  There are also nine detached units.  The scheme also includes 21 apartments of which some of the apartments are in the live work element of the scheme.


The commercial unit is a three storey building of approximately 2000m2 floor space and would enable a range of occupiers.  It also has a café element within the scheme.  


The Aspire centre building is approximately 1300m2 and is a contemporary design part single and part two storey building.  


The live work units are clustered in the central part of the site and comprise of 31 dwelling units (three houses and 28 apartments).  


The live work area also includes a live work nursery block.  Offices for this building are on the first floor and a manager’s/staff apartment on the second floor.  

The housing element includes some traditional two storey semi detached units as well as more modern two and three storey buildings with mono pitched roofs and a range of window styles throughout the development.  

The dwellings that back on to Whalley Road have a traditional stone elevation facing the roadside with a mixture of render and cedar cladding on the other elevations which look inwards to the site.  The modern treatment continues throughout the rest of the site and in some cases include a mixture of modern window styles and balconies.  There are modern window styles on the ground and first.  The parking spaces are provided to the two and three bedroom units where as others have garaging facilities.

The residential element that backs on to Washbrook Close is a mixture of three storey three and four bedroom units with garages.  Some units include rear balcony areas recessed into the building whilst others have large glazed projecting corner windows on the first floor for the lounge area.  the maximum height of these units range from 8.6m to 9.5m and the larger units incorporate a standing scene cladded roof render and timber cladding as a walling.  

The central section of the site includes a mixture of two bedroom units and larger three and four bed units utilising a range of architectural styles.  With the exception of the smaller units the roof material is cladded and has a mixture of cladding and render as a walling material.  The larger houses are three storey and have a significant element of glazing on the first floor with modern window styles.  Some units have a first floor terrace.  

The units that back on to the wooded area and the brook are four and five bedrooms.  Some of the units have a flat roof or slightly pitched design with others having a cladded roof.  The materials are a mixture of render and timber cladding and all have a significant element of glazing.  Some units have a fully glazed first floor which gives a ‘signal box’ appearance. 

The live work element of the buildings are all of a modern design.

The scheme includes three blocks of residential apartments comprising of the total of 21 units.  Block H is adjacent to the brook, and Blocks P and J are in the middle of the site.  All of the units are of a modern design with a mixture of materials with a range of modern window styles, leading to a significant extent of glazing.  All units have non-traditional roof materials and have a shallow lean-to roof appearance.  They are three storey in height.

Block P is attached to a live/work unit complex by a glazed and panelled link building which forms the staircase to the three 2 bed apartments.  The maximum height of the block is 9.4m and each unit is of approximately 62m2 floor space.  The building has a lean-to roof a uses a mixture of timber cladding, coloured cladding panels and render infill sections as a walling material.  There are balconies to the first and second floor units.

Block J comprises 9 units of which there are six 1 bed apartments of a varying size and 52m2 to 55m2 floor space and three 2 bedroom apartments of 67m2.  The building is approximately 19m x 15m with a maximum height of approximately 9.2m.  The building is designed with a slight shallow pitch roof of cladding materials and materials similar to other units namely timber cladding, render and colour cladding infill panels.

Block J consists of nine 2 bedroom apartments with six - three units of approximately 65m2.  The block is of a linear design with a larger central hub.  The total length is approximately 28m with the widest part of the building approximately 13m.  Once again it is of modern design with a shallow lean-to pitch roof and materials being timber cladding, render and coloured panels.  The windows have a mixture of sizes and some units have balconies.

The live/work element of the site is in a central location, sandwiched between the predominantly commercial element and the residential units.

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 nor have an adverse impact in relation to the loss of employment land.

RECOMMENDATION: That the application be Deferred and Delegated to the Director of Development Services subject to a Section 106 Agreement including affordable housing contributions, live/work unit restrictions and public open space contributions and the following conditions:

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


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

2.
No development shall take place until the scheme for the boundary treatment adjacent to the watercourse has been approved by the Local Planning Authority.  The scheme shall include the removal of the path serving the amenity space adjacent to plot LW-5 and the scheme shall be completed in accordance with the approved plans.


REASON: To preserve the integrity of the habitat provided by the watercourse and to comply with Policies G1 and ENV10 of the Districtwide Local Plan. 

3.
Prior to commencement of development approved by this planning permission (or such other date or a stage in the development that may be agreed in writing with the Local Planning Authority) the following components of the scheme to deal with the risk associated with the contamination of the site shall be submitted to and approved in writing by the Local Planning Authority:

1. a preliminary risk assessment which has been identified: 

· all previous uses 

· potential contamination associated with those uses

· A conceptual model of the site indicating sources, pathways and receptors

· potentially unacceptable risks arising from the contamination at the site

2.
 the site investigate scheme based on (1) to provide information for a detailed assessment of the risk to all receptors that may be affected including those off site.

3.
The site investigation results and the detailed risk assessment (2) and, based on these, an option appraisal and remediation strategy given full details of the remediation measures required and how they are to be undertaken.

4. A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in (3) are complete and identify any requirements for longer term monitoring of pollutants, leakages, maintenance and arrangements for contingency action.


REASON: To prevent pollution of controlled waters from potential contamination on site and to comply with Policy G1 of the Districtwide Local Plan.

4.
No development approved by this permission shall be commenced until a scheme for the provision and implementation of a surface water regulation system has been approved by the Local Planning Authority.  The scheme shall be completed in accordance with the approved plans.


REASON:  To reduce the increased risk of flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
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.

6.
Prior to commencement of development details of a secure cycle storage shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall be implemented before occupation of the units for which cycle storage facilities are to be allocated.


REASON: In the interest of providing adequate cycle storage to assist a sustainable transport and comply with Policy G1 of the Districtwide Local Plan.

7.
Prior to commencement of development details of the renewable energy provisions within the site shall be submitted to and implemented to the satisfaction of the Local Planning Authority.  Any such scheme shall incorporate a phased implementation of renewables to be agreed in writing by the Local Planning Authority.  


REASON: In the interests of promoting sustainable development and to comply with Policy G1 of the Districtwide Local Plan.

8.
This permission shall relate to a Section 106 Agreement dated                      which includes delivery of affordable housing, details of the live/work units, community provision for public open space facilities.  


REASON: For the avoidance of doubt and to comply with Policy G1 of the Districtwide Local Plan.

9.
Prior to commencement of development or the time to be agreed, details of the management plan for the landscaped areas shall be submitted to and approved in writing by the Local Planning Authority.   


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

10.
Prior to commencement of development precise details of a new entrance gateway to the adjoining public open space shall be submitted to and approved in writing by the Local Planning Authority.


REASON: In order to ensure there is adequate access to the adjoining public open space and in the interests of visual amenity.

11.
Unless otherwise agreed in writing by the Local Planning Authority no more than 25 of the market dwellings hereby permitted and 22 of the live/work units shall be completed until either the construction of the Aspire centre has commenced or until approximately 930m2 of B1 use has been completed. 


REASON: In order to ensure that there is appropriate phased development and that elements of employment usage are implemented before completion of the residential element of the sites to ensure that there is a mix use development of the site and to comply with Policy G1 of the Districtwide Local Plan.

12.
This permission shall relate to the bat survey ecological report and arboricultural report submitted with the application.  All details shall comply fully with the report.  The landscaping details including hard landscaping where appropriate shall be submitted to and agreed in writing by the Local Planning Authority.  


The approved landscaping scheme shall thereafter be implemented in the first planting season following occupational use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than five 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 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 Policy G1 of the Ribble Valley Districtwide Local Plan.

13.
Within 6 months of the occupation of any individual commercial unit a travel plan with measurable and enforceable outcomes for its implementation, including a robust strategy for reducing single occupant car journeys shall be submitted to and agreed in writing by the Local Planning Authority and thereafter implemented to its satisfaction.


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

INFORMATION / DECISION
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