RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 6 NOVEMBER 2008
title:

ITEMS DELEGATED TO DIRECTOR OF DEVELOPMENT SERVICES UNDER 


SCHEME OF DELEGATED POWERS AND PLANNING APPLICATIONS

submitted by:
DIRECTOR OF DEVELOPMENT SERVICES 

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

APPLICATIONS APPROVED

	Plan No:
	Proposal:
	Location:

	3/2007/1070/P
	Removal of existing polytunnels and replace with portal frame indoor retail and external covered retail area 
	Shackletons Garden &

Lifestyle Centre

Clitheroe Road, Chatburn

	3/2008/0165/P
	Erection of 10kw wind turbine on a 12m mast
	Parsonage Farm, York Road

Wilpshire

	3/2008/0514/P
	Proposed first floor side extension to form en-suite and dressing room
	Rake Bottom

Read

	3/2008/0584/P
	Erection of steel frame agricultural building adjacent to existing agricultural buildings at 
	Mearley Hall

Pendleton, Clitheroe

	3/2008/0645/P &

3/2008/0646/P (LBC)
	Conversion and extension of farm into barn including conversion of outbuildings 
	Higher Gazegill Farm

Dancer Lane, Rimington

	3/2008/0647/P
	Staffroom and key stage 2 extension
	St Mary’s RC School

Longsight Road

Osbaldeston

	3/2008/0670/P
	Proposed Replacement Dwelling
	‘Salcombe’, Longsight Road

Clayton-Le-Dale

	3/2008/0671/P
	Proposed agricultural building on the footprint of two timber frames building structures in poor repair and towing trailer body (all to be removed)
	Throstle Nest Cottage

Leagram Park

Chipping

	3/2008/0678/P (LBC)
	Alterations to curtilage structures to form self-contained staff accommodation
	White Hall, Green Lane

Grindleton (LBC)

	3/2008/0681/P
	Extension of porch to north elevation of church to form accessible WC
	The Parish Church of 

St Mary’s and All Saints

Church Lane, Whalley

	3/2008/0683/P
	Erection of hardwood timber conservatory with clear toughened double glazing, dwarf brick walling to match existing
	The Coach House

39 Clitheroe Road, Whalley

	3/2008/0698/P

(LBC)
	Removal of uPVC windows and replacement with wooden frame sash style windows (all 3 No. facing windows) 
	32 Higher Road

Longridge

	
	
	

	
	
	

	3/2008/0705/P
	Modification of condition 7 (planning application 3/2005/0798) relating to the owner of the land to which the stables relate at land
	Nethertown Close

Whalley

	3/2008/0709/P
	Discharge of condition No 3 of planning application 3/2003/0750 relating to materials
	Halsteads Farm

Rimington Lane, Rimington

	3/2008/0711/P
	Two-storey extension to provide living room with bedroom over. (Re-submission) 
	43 Bradyll Court, Brockhall Village, Old Langho

	3/2008/0712/P
	Proposed conservatory
	1 Fountains Avenue

Simonstone

	3/2008/0713/P
	Application to remove condition 2 of application 3/2001/0664/P to allow use of cottage as separate dwelling 
	Riverside Cottage

Sawley Road

Sawley

	3/2008/0718/P (PA) & 3/2008/0719/P (LBC)
	Installation of 2 no external variable refrigerant volume (VRV) air conditioning units
	Barclays Bank plc

Castle Street

Clitheroe

	3/2008/0723/P
	Proposed single storey attached garage to side of house
	8 Abbey Fields

Whalley

	3/2008/0732/P
	Application for approval of details served by condition – relating to condition 10 of 3/07/1048
	Salesbury Hall Barns

Salesbury Hall Farm

Salesbury Hall Road

Ribchester

	3/2008/0740/P
	Change of use from playing field to garden (retrospective)  
	26 Mitton Road, Whalley

Clitheroe

	3/2008/0741/P
	Proposed rear conservatory
	16 Mitton Road, Whalley

	3/2008/0742/P
	Variation of Condition no. 2 of planning application 3/2006/0975 – Change hours of use from 08:00 – 24:00 any day to 11:00 – 24:00 Monday to Wednesday, 11:00 – 00:30 Thursday, 11:00 – 01:30 Friday to Saturday and 11:00 – 01:00 Sunday.
	Dixie Chicken

26 Whalley Road

Clitheroe 

	3/2008/0745/P
	Conservatory and disabled ramp
	Henthorn Community Centre off Henthorn Road, Clitheroe

	3/2008/0746/P
	Loft conversion with front and rear dormers and conservatory to rear
	54 Park Avenue

Clitheroe

	3/2008/0747/P
	Variation of condition no. 2 of planning application 3/2003/0945/P to change the opening hours to 1100 – 2300 hrs daily
	39 Berry Lane

Longridge

	3/2008/0748/P
	Demolition of existing lean-to extension and erection of two storey extension entrance porch
	Pendle Cottages

Twiston 

	3/2008/0752/P
	Alterations and extensions to include link bridge, extend ancillary facilities to incorporate café and new shop front  
	Former Kwik Save at Kwik Save, Station Road

Clitheroe

	3/2008/0755/P
	First floor extension 
	119 Clitheroe Road, Sabden

Clitheroe

	3/2008/0758/P
	Installation of a vent system at plant 29 building 
	Johnson Matthey

Pimlico Industrial

West Bradford Road

Clitheroe

	3/2008/0759/P
	Change of use from retail shop to taxi office for pre-booked services only, no visits to the office by the public
	2A Bee Mill

Ribchester

	3/2008/0761/P
	Proposed single storey rear and side extension
	36 Redwood Drive

Longridge

	3/2008/0767/P
	Change of use of land to front to provide two off road parking spaces (Resubmission) 
	56 Whalley Road

Sabden, Clitheroe

	3/2008/0769/P
	Minor alterations to windows and door openings in garage block
	Moorcock House

Slaidburn Road, Waddington

	3/2008/0770/P
	Change of use at first floor level and second floor level to flat (2 bed)
	22 Berry Lane

Longridge

	3/2008/0771/P
	Alterations associated with installation of a spiral wine cellar store inside an existing garage 
	The Close, Read Hall

Read

	3/2008/0777/P
	Construction of outbuilding to house swimming pool and garages
	White Hill

Back Lane, Read

	3/2008/0786/P
	Conversion of existing 2 bedroom flat to 1 bed flat
	3 Accrington Road

Whalley

	3/2008/0791/P
	Renewal of existing 2m high timber panel fencing with concrete post, gravel board and close board timber panel fence 
	16 Kemple View

Clitheroe

	3/2008/0814/P
	Proposed conservatory at rear of property 
	Redwoods, Thorneyholme, Dunsop Bridge, Clitheroe

	3/2008/0843/P
	Extension to 201 building to include new autoclave shed and replacement of toilet block
	Samlesbury Aerodrome

Myerscough Road

Balderstone

	3/2008/0851/P
	Provision of external steel storage container 
	Joint Divisional Offices

Pimlico Road, Clitheroe


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2008/0392/P

Cont…..

Cont/
	<0.1ha – Installation of a 10kw wind powered generator on a 12m free standing column in field at 

	Read Heights

field at Read Heights

off Back Lane

Read
	Insufficient information supplied to assess ecological impact on Biological Heritage Site and Bats in area by erection proposed turbine and laying of associated cable network. Does not comply with Policies G1, ENV1, ENV9, ENV10, ENV13, ENV24, ENV25, ENV26 and PPS 22 of the Local Plan.


	3/2008/0667/P
	Demolition of agricultural buildings and construction of two holiday cottages and construction of detached garage

	Halsteads Farm

Rimington Lane

Rimington

Clitheroe
	Detrimental Impact on the setting of the listed building. Contrary to PPG15 and ENV19 of the Local Plan.


	3/2008/0684/P
	Proposed fascia sign on front elevation, hanging sign, flat vinyl sign on side elevation and vinyl window signs 
	78-82 Whalley Road

Clitheroe
	The proposal is harmful to the character and setting of the listed building because of the over intensive and unsympathetic siting of adverts which disrupts the regularity and proportion of the late Georgian terrace.  


	3/2008/0685/P
	Proposed fascia sign on front elevation, hanging sign, flat vinyl sign on side elevation and vinyl window signs 
	78-82 Whalley Road

Clitheroe
	The proposal is harmful to the character and setting of the listed building because of the over intensive and unsympathetic siting of adverts which disrupts the regularity and proportion of the late Georgian terrace.  


	3/2008/0695/P

Cont…..

Cont/
	Change of use from storage to flat
	Greendale Mill

Grindleton

Clitheroe
	Does not conform with the Interim SPG Housing or Policy G5 of the Districtwide Local Plan – insufficient justification for need for a dwelling in conjunction with an existing business use



	3/2008/0703/P
	Proposed outline application for farm workers dwelling, including siting, with all other matters reserved 
	The Old Dairy Farm

Chaigley
	Contrary to PPS 7 'Sustainable Development in Rural Areas and Policies ENV1, G5 and H2, H3 and H5 of the Districtwide Local Plan, in that the circumstances surrounding this application do not create a need for someone to live on site to manage the proposed enterprise



	3/2008/0722/P
	Proposed removal of a glazed roof area over the single storey rear annex and replace with slates to match the exiting roof and proposed demolition of a short length of wall internally within the dining area at 
	16 Church Street

Ribchester
	The proposed wall demolition would appear to result in the loss of important historic fabric and evidence of plan form associated with the building’s historic use as a weaving loom shop.  This would be harmful to the character of the listed building.


	3/2008/0727/P
	Retrospective planning application for the erection of a 1.8m high timber fence with feather edged facia 
	10 Colthirst Drive, Clitheroe
	Policy G1 – Detriment to visual amenities of the locality.  



	3/2008/0737/P

& 3/2008/0738/P
	Construction of new boundary wall
	Bolton Hall

Parkgate Row

Copster Green
	The walling would be a detrimental and alien incursion into the setting of the listed building.



	3/2008/0743/P

Cont…

Cont/
	Single storey kitchen extension 
	The Barn, Hill House

Sawley Road

Grindleton
	Policies G1, ENV1, H17 – unsympathetic extension to the detriment of the character of building and visual amenities of Area of Outstanding Natural Beauty.



	3/2008/0753/P
	Erection of two dwellings following conservation area consent for demolition of one dwelling and outbuilding and access alterations 
	The Cottage

Lower Lane

Longridge
	Contrary to G1, ENV16 and EV18 of Local Plan as the proposed new dwellings by virtue of their design, size and materials, would be harmful to the character and appearance of Conservation Area due to loss of a prominent and interesting historic building, which will neither preserve nor enhance the character or appearance of the area. Also refused on highway safety grounds.


	3/2008/0754/P
	Demolition of dwelling and outbuilding and reduction of height of boundary wall (CAC) 
	The Cottage

Lower Lane

Longridge
	The proposal would be harmful to the character and appearance of St Lawrence’s Church Conservation Area because of the loss of a prominent, interesting and pleasing historic building, which is contrary to Policy ENV18 of the Ribble Valley Districtwide Local Plan.


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2008/0765/N
	Lean-to building for the storage of feed, bedding and machinery
	Rowan Bank, Street Brow

Horton-in-Craven

	3/2008/0792/N
	Steel Portal Framed Building
	Wood End Farm

Dunsop Bridge, Clitheroe


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2008/0431/P
	Demolition of existing game keepers cottage and construction of new two storey, three bedroom keepers cottage.  Partial demolition of existing shippon


	Wolfen Hall Cottage

Wolfen Hall

Chipping

	3/2008/0432/P
	Demolition of existing game keepers cottage and construction of new two storey, three bedroom keepers cottage.  Partial demolition of existing shippon


	Wolfen Hall Cottage

Wolfen Hall

Chipping

	3/2008/0612/P
	Extension to existing 1960s bungalow including addition of neighbouring extension and existing building.  Addition of disabled access ramps to front and rear and addition of new conservatory 


	108 Pasturelands Drive

Billington

	3/2008/0708/P
	Proposed new dwelling
	32 Dilworth Lane

Longridge



	3/2008/0729/P
	Develop a small piece of land approximately 807m2 (0.0807 hectares) into an area of two static caravans to be used as farm workers dwellings


	Radholme Lane

Cow Ark

	3/2008/0733/P
	Proposed new detached two/three storey dwelling on sloping site
	The Old Vicarage

Lower Lane

Longridge



	3/2008/0751/P
	Erect garden room to rear of dwelling.  Part demolition of outbuilding and rebuild to form computer room with balcony at first floor and storage at ground floor.  Footpaths 25 and 26 to be diverted.
	Cage Mill

Greenmoor Lane

Ribchester


APPEALS UPDATE

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

	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
	_
	APPEAL ALLOWED 13.10.08

	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 offered by Planning Inspectorate – 13.1.09 (to be confirmed)
	

	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
	_
	Site visit 20.10.08

AWAITING DECISION

	3/2008/0264

D
	18.7.08
	Sally Thorogood

Extension over garage

14 Back Lane

Rimington
	WR
	_
	APPEAL ALLOWED 21.10.08

	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
	

	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
	_
	Awaiting site visit

	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
	_
	Awaiting site visit

	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
	_
	Awaiting site visit

	3/2008/0496 & 0497

D
	29.9.08 & 30.9.08
	Mr J Houldsworth

One internally illuminated wall mounted sign (at first floor level) and two non-illuminated signs (at eye level)

2-4 Duck Street

Clitheroe
	WR
	_
	Notification letters and questionnaires sent

Statement to be sent by 7.11.08

Awaiting site visit

	3/2008/0453

D
	9.10.08
	Mrs Kathyrn Thompson

Glass conservatory to rear of dwelling

4 Mount Pleasant

Chatburn
	WR
	_
	Notification letter sent 21.10.08

Questionnaire sent 22.10.08

Statement to be sent by 19.11.08

	3/2008/0204 & 0272

D
	21.10.08
	Mr D Outhwaite Bentley

Proposed roof alterations and construction of 4no dormers (2 front and rear) to provide bedroom and en-suite, with the addition of a staircase for access

Mellor Lodge

Preston New Road

Mellor
	WR
	_
	Notification letter and questionnaire to be sent by 3.11.08

Statement to be sent by 1.12.08

	3/2008/0533

O
	22.10.08
	The Grand at Clitheroe

Retrospective application for three illuminated signs to the front and rear elevations

18 York Street
Clitheroe
	WR
	_
	Statement to be sent by 11.11.08


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

B
APPLICATIONS WHICH THE DIRECTOR OF DEVELOPMENT SERVICES RECOMMENDS FOR APPROVAL


APPLICATION NO: 3/2008/0120/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.  Following concern from your officers, revised plans now show the retention of vestige sections of the back wall at the returns to retain a memory of the pre 1977 state.

As a result of the removal of internal access to the first floor an external staircase up to first floor level is proposed.  The originally submitted plans (on which consultation responses are based) suggested (as plan scales were incorrect) that the external staircase would project 6m to the rear of the existing two storey extension.  However, amended  plans have been received which show a spiral staircase with a maximum projection of 3.4m – this is associated with a revised and more prominent balustrade and the provision of emergency escape route lighting.

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 state 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.  Amendments to the staircase between the lower ground floor and ground floor are to ensure compliance with current Building Regulations and provide more useable space to the ground floor by bringing the stairs forward by approximately 1m. The statements also suggest that the proposed  removal of the stairs between the ground floor and first floor is to provide separate entrances to the living accommodation and restaurant.  Furthermore, it will provide a more useable dining area to the ground floor.  The purpose of the proposed staircase to the rear of the property is to provide separate access to the living accommodation, without the need to pass through the restaurant.  In addition, the existing spiral staircase is not in compliance with current Building Regulations.  The existing restaurant is generally tired and does not comply with current Building Regulations.  The full refurbishment of the lower ground floor and ground floor will ensure compliance with current Building Regulations, improve the condition of the accommodation and enhance the property as a whole.

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.

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 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, will remove further historic fabric and evidence in the planform of the ground to first floor staircase and the original (ie pre 1977) back walling to the basement and ground floor.  The proposed removal of the ground to first floor stair will necessitate provision of the external staircase to the rear.

However, in my opinion the alterations to the fabric now proposed are minor in comparison to that authorised and implemented  in 1977 – I would therefore be concerned that refusal of the application on these grounds might not be sustained at appeal.  Whilst mindful of the concerns of the owner of 8 York Street it is my opinion that the external staircase now proposed has reduced the impact upon the setting of the listed building and the character and appearance of Clitheroe Conservation Area and is acceptable.  In respect to the objector’s concern in respect to the existing balcony, I note that the plans show the existing timber boarding to be replaced with metal handrail and ballustrading.

The revised plans (6 October 2008) include sound proofing and fire resistance works for which there is no accompanying explanation of impact on the historic fabric of the building.  Therefore, I would suggest attachment of a condition in this regard.  

The proposed works to the listed building are such that if Members are minded to grant listed building consent this proposed decision has first to be referred to the Secretary of State (Government Office North West).

SUMMARY OF REASONS FOR APPROVAL

The proposal has an acceptable impact upon the character and setting of the listed building, the character and appearance of Clitheroe Conservation Area and neighbouring properties.  This is in accordance with Policies ENV19, ENV20, ENV16 and Policy G1 of the Ribble Valley Districtwide Local Plan.

RECOMMENDATION 1: That a proposed decision to grant listed building consent with the following conditions be deferred and delegated to the Director of Development Services following referral to the Secretary of State.

1.
The development must be begun not later than the expiration of three years beginning with the date of this permission.


Reason:  Required to be imposed pursuant to Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990.

2.
Precise specifications of external staircase and emergency escape route lighting materials, design and surface finish shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

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

3.
The external staircase shall be painted within one month of its installation.

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

4.
The proposed window shall be painted within one month of its installation.

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

5.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 6 October 2008.

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

6.
Notwithstanding the proposed sound proofing floor treatment, ceiling upgrade to provide fire protection and alteration/demolition of internal walls at first and second floors shown on the revised plans received 6 October 2008, these works shall only be undertaken following the submission of further details regarding the impact of works on the historic fabric and their approval by the Local Planning Authority.

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

RECOMMENDATION 2: That planning permission be granted subject to the following conditions:

1.
The development must be begun not later than the expiration of three years beginning with the date of this permission.


Reason:  Required to be imposed pursuant to Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990.

2.
Precise specifications of external staircase and emergency escape route lighting materials, design and surface finish shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

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

3.
The external staircase shall be painted within one month of its installation.

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

4.
The proposed window shall be painted within one month of its installation.

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

5.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 6 October 2008.

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

6.
Notwithstanding the proposed sound proofing floor treatment, ceiling upgrade to provide fire protection and alteration/demolition of internal walls at first and second floors shown on the revised plans received 6 October 2008, these works shall only be undertaken following the submission of further details regarding the impact of works on the historic fabric and their approval by the Local Planning Authority.

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

APPLICATION NO: 3/2008/0652/P
(GRID REF: SD 370446 433880)

PROPOSED DEMOLITION OF LANGDALE (SINGLE STOREY DWELLING) AND REBUILD OF DWELLING AT LANGDALE, YORK LANE, LANGHO

	PARISH COUNCIL:
	Object to this application as they are concerned about the enormous size of the new dwelling which is almost twice the volume of the existing building.  Despite the assurances given, they feel that it will provide an incongruous feature in the street scene.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor has expressed orally that he has no objections in principle to the proposed development.  Any written observations received from the County Surveyor will be reported orally to the Committee.

	
	
	

	ENVIRONMENT AGENCY:
	The Environment Agency originally objected to the application.  Having received and considered further information from the applicant’s agent, however, they are now satisfied that the proposed development will not be over a culvert which runs though the rear garden of the property.  The Environment Agency therefore has no objections to the application subject to the imposition of an appropriate condition and an informatory note.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from nearby residents who object to the application for the following reasons:



	
	1.
	A large bedroom window in the front elevation would be detrimental to the privacy of a dwelling on the opposite side of York Lane.



	
	2.
	The proposed replacement of the two bedroom bungalow with a four bedroom property will affect the privacy of approximately seven properties to the front, side and rear of the site.



	
	3.
	The proposed dwelling is too large for the plot and out of character with surrounding properties.



	
	4.
	The proposed first floor level patio would overlook the garden of the neighbouring dwelling that is on lower ground, to the detriment of the privacy of that property.


Proposal

Langdale is a pebble dashed bungalow with a tiled roof.  Its front and rear elevations are 14.5m long and it is 9.1m wide.

Permission is sought for its demolition and replacement with a two storey dwelling.  The main part of the replacement would have the same length and width as the existing bungalow and it would be on the same footprint.  There would, however, be a two storey projection of 5m x 5.5m from the rear elevation.  This projection would comprise a lounge on the ground floor with part of a bedroom (projecting 2.3m from the main rear wall) above.  The remainder of the area above the lounge would be a balcony.

Although the projection at the rear would be two storeys high, the building would have the appearance of a dormer bungalow when viewed from the front.

The existing bungalow has a height to the ridge of 4.9m and the proposed replacement dwelling would be 6.9m to the ridge.  The walls of the main part of the building would be off-white self coloured render, but the projection at the rear would have an external finish of cedar cladding.  The roof would be interlocking tiles, but no colour is specified in the application.

There would be a single integral garage within the replacement building and three parking spaces would also be formed at the front of the property.

Site Location

The property is located on the south side of York Lane, and is adjoined on both sides by other detached dwellings and at the rear by semi-detached houses on Hillcrest Road.  There is one detached dwelling, Norwood, opposite the site on the corner of St Mary’s Drive and York Lane.  The adjoining property to the east, “Timbers” is on higher ground than the application site whilst the property to the west “Oak Bank” is on lower ground.

The site is within the settlement boundary of Langho.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

The demolition and rebuilding of dwellings within settlement boundaries is acceptable in principle subject to compliance with the general requirements of Policy G1 of the Local Plan.

The relevant considerations therefore relate to the effects of the proposed replacement dwelling on the appearance of the street scene, the amenities of nearby residents and highway safety.

The existing pebble dashed bungalow is of no architectural merit and does not make any positive contribution to the appearance of the street scene.  The properties on this section of York Lane are of individual designs.  The front elevation of the replacement dwelling will be in the same position as, and will be the same length as, the existing bungalow.  With two dormers and a two storey bay window with gabled roof, and feature timber panelling, however, it would be more interesting than the existing.  With rendered walls, it would have a contemporary appearance without being discordant with its neighbours.  In any event, the front elevation would be largely screened by a tree and shrubs close to the front boundary of the site that are to be retained.

Although higher than the existing bungalow, the ridge of the proposed dwelling would be lower than “Timbers” and higher than “Oak Bank” thereby continuing the “stepped” relationship between the properties on the sloping ground.

Overall, I consider that the design and the scale and siting of the dwelling are all appropriate to its location within the street scene.

The dwelling is positioned between its two neighbours and there are no proposed side windows.  There would therefore be no overbearing or overshadowing effects on the neighbours and no privacy issues caused by window locations.  The proposed balcony, however, could have resulted in overlooking of the rear garden of “Oak Bank”, but a 1.6m high screen is proposed to its side edge that faces that property.  As there are mature trees on the rear boundary which are to be retained, and as “Timbers” is on higher ground, I do not consider that the balcony would result in any seriously detrimental effects on the privacy of any of the neighbouring properties.  The one property on the opposite side of the road is approximately 30m away from the front elevation of the proposed dwelling.  Due to this distance and the proposed retention of the existing tree and shrub screen at the front, I do not consider that there would be any harm to the privacy of that property.  

The County Surveyor has expressed no objections to the proposed access and parking provision.

I can therefore see no sustainable objections to the proposed replacement dwelling.

In respect of the objection of the Parish Council, the proposed building is larger than the existing, but, for the reasons stated in the report, I do not consider that it would form an incongruous feature within the street scene which comprises dwellings of a variety of sizes and designs.

A bat survey report submitted with the application concludes that no evidence of bats was found in the existing building.  Conditions will, however, be required to ensure proper protection and diversion if necessary of the culvert which crosses the rear garden; and also the projection during construction works of the trees which are to be retained both at the front and rear of the site.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 23 October 2008.


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

2.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


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

3.
Prior to the commencement of development, full details of the existing culvert shall be submitted to the Local Planning Authority.  Such details shall include the exact route, size, materials, depth, levels, method of construction and condition.  Where the condition of a culvert is found to be poor and repairs works are required, or where a diversion of the culvert to accommodate the development is subsequently found to be necessary, a scheme for such works shall be submitted to the Local Planning Authority.  All details must be approved in writing, and any works agreed must be implemented in accordance with the approved scheme.


REASON: To ensure a satisfactory form of development and the interests of land drainage and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice. 

The protection zone must cover the entire branch spread of the trees, [the area of the root soil environment from the trunk to the edge of the branch spread] and shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.

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

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

REASON:  In order to ensure that the trees within the site that are to be retained are afforded maximum physical protection from the potential adverse effects of development in order to comply with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan.

5.
Prior to the commencement of development, precise details of the proposed surface for the car parking area in front of the dwelling shall be submitted to and approved in writing by the Local Planning Authority.  These spaces shall be formed in accordance with the approved details.


REASON: In order to ensure that the formation of the parking spaces does not cause harm to the trees and other soft landscaping at the front of the site that is to be retained in the interests of visual amenity and to comply with Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan.

6.
Prior to the first occupation of the replacement dwelling hereby permitted, the integral garage, the access driveway and the parking spaces shall all have been provided and available for use.  Thereafter, these facilities shall be kept permanently clear of any obstruction to their designed purpose.


REASON: In the interests of highway safety and to comply with Policy 1 of the Ribble Valley Districtwide Local Plan.

7.
Prior to the first occupation of the replacement dwelling, the 1.6m high timber screen on the western edge of the balcony shall have been erected to the satisfaction of the Local Planning Authority.  Thereafter, this screen shall be retained at its approved height and length in perpetuity.


REASON: In the interests of the privacy of an adjoining dwelling and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

NOTE

1.
Any works to the watercourses within or adjacent to the site which involve infilling, diversion, culverting or which may otherwise restrict flow, require the prior formal consent of the Environment Agency under Section 23 of the Land Drainage Act 1991.  Culverting other than for access purposes is unlikely to receive consent without fill mitigation for loss of flood storage and habitats.

APPLICATION NO: 3/2008/0694/P
(GRID REF: SD 364736 431758)

PROPOSED ERECTION OF STABLES ON LAND ADJACENT TO BEECHWOOD, OSBALDESTON LANE, OSBALDESTON

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

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters have been received from nearby residents who objected to the application as originally submitted for reasons which are summarised as follows:



	
	1.
	Osbaldeston Lane is far too busy for the existing traffic.  This development would add to existing problems as there is no off-road parking available for anyone visiting the stables.



	
	2.
	The stables are sited closer to the neighbours’ houses than to the applicant’s own house resulting in problems of noise from the horses and people tending them, smells and loss of view.



	
	3.
	If the applicant wants some stables they should be at the end of his own garden.



	
	4.
	The stables are to be sited at the rear of an old transport garage building (that is in different ownership). If this is removed in the future, the stables would be visible from Osbaldeston Lane.


Proposal

The applicant has an existing stable building in the eastern corner of his garden.  This building, which is not presently in use as a stable, is of timber construction with a felt covered pitched roof.  It measures approximately 6.8m x 3.1m and is 2.7m high to the ridge.

Permission is sought for the relocation of this building.  As originally submitted it was proposed to site the building immediately to the rear of a large garage building (approx 10m long x 6m wide x 4.7m high) that is within the curtilage of no 4 Osbaldeston Lane.  The applicant’s agent considered this siting had the benefits of grouping the stables with other buildings, and using the large building to screen the stables from the residential properties in Osbaldeston Lane.

The nearest neighbours to this originally proposed new location for the building, however, objected, principally because it put the building closer to themselves and further away from the applicant.

Amended plans were received on 7 October 2008 which show the building moved to a position adjoining the field boundary some 70m to the north east of its existing position and approximately 140m to the north east of its originally proposed relocation position.  As now proposed, it would be approximately 50m away from the boundary with the nearest garden and approximately 70m away from the nearest house.

Site Location

The application site comprises a field used for grazing land to the east of Osbaldeston Lane.  The western boundary runs along the rear of gardens of the houses along Osbaldeston Lane, whilst the eastern boundary is adjacent to St Mary’s Primary School.  The southern boundary is adjacent to the A59.  The existing access to the field is from the A59 and from Osbaldeston Lane between two residential properties.  The applicant’s own property also adjoins the field and the existing stables building is situated in the eastern corner of his garden.

The site is within the settlement boundary of Osbaldeston but is also defined by Policy G6 as an essential open space.

Relevant History

3/2006/0817/P – Conservatory on rear elevation.  Approved.

3/2007/0529/P – Demolition of conservatory and building of new conservatory.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy G6 - Essential Open Space.

Environmental, AONB, Human Rights and Other Issues

The proposal is for the relocation of an existing relatively small stable building to be used for private purposes only.  The matters for consideration relate to its affects upon the openness and the appearance of the locality, the amenities of nearby residents and highway safety.

The field within which the building is to be relocated, together with the St Mary’s Church and Primary School grounds is defined in the Local Plan as an Essential Open Space within the settlement boundary of Osbaldeston.  Policy G6 states that: “development will not be permitted on land which is designated as essential open space unless it does not compromise the visual quality and value of general openness or the recreational value of the site or unless warranted by overriding material considerations in the public interest”.  As the field is not public land and is not used for recreational purposes other than the grazing of horses, it is evident that it is included as protected open space within the village boundary because of its visual quality and general openness.  As the building is relatively small and will be located on the edge of the field adjoining an established boundary hedge, I do not consider that it would detract from the visual quality or general openness of the area.  It would therefore comply with Policy G6 and, in general terms, would not be harmful to the appearance of the locality, in my opinion.

As originally proposed, the building would have been so close to neighbours’ gardens and houses that it would have resulted in detrimental effects to their amenities by reason of noise and smells.  In the position now proposed, I consider the building to be sufficiently far away from the nearest dwellings that it would have no seriously detrimental effect on the amenities of the occupiers of those properties.

As the building is so small and is to be used for private recreational purposes only, there should be no visitors to the site/building and therefore no increase in traffic or parking problems as envisaged by some of the nearby residents.

Overall, I can see no sustainable objections to the relocation of the building to the position shown on the amended plans.  I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal would have no seriously detrimental effects upon the openness and visual quality of the locality, the amenities of nearby residents or 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 7 October 2008.


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

2.
The stables building hereby permitted shall be used for private recreational purposes only, and shall not be used in connection with any commercial enterprise such as livery stables or riding school.


REASON: In the interests of the amenities and character of the locality, the amenities of nearby residents, and highway safety, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

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


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

APPLICATION NO:
3/2008/0696/P
(GRID REF: SD 371680 444264)

PROPOSED HARDSTANDING TO STORE TWELVE CARAVANS AT GANNIES FARM, WADDINGTON, CLITHEROE

	PARISH COUNCIL:
	No objections.

	LCC COUNTY SURVEYOR:
	No objections to the application in principle on highway safety grounds.



	LCC NHES SPECIALIST ADVISOR (LANDSCAPE):
	No objection and concludes that a 3m wide screen comprised of native deciduous/evergreen shrubs and trees together with the reduction in cutting of hedging referred to above would be acceptable mitigation for the proposed development.

	ADDITIONAL REPRESENTATIONS:
	One letter has been received, with the following points of objection being raised by the occupant of Oak Cottage;

· The track leading down to the proposed site is a shared access to our property and we feel the width of the track and the narrow width of Cross Lane will create an unacceptable amount of extra traffic and noise, and potential for accidents,

· The site is within an A.O.N.B. and the siting of so many caravans, despite the screening proposed, will detract from this and will be in clear view down the hill,

· The site will not ‘complement’ the existing caravan site as stated within the proposal, but will give the impression of a commercial development in what is supposed to be an attractive rural area,

· There will be constant on and off site movement of caravans throughout the year which we find to be unacceptable, and

· If the Council approve this proposal then we would ask that the plans be such that the site is completely screened from view from all sides in all season.


Proposal

The application seeks permission to create an area of hardstanding to the southern boundary of the rear garden of Gannies Farm, for the storage of up to 12 caravans in connection with the existing Caravan Club’s Certified Site on to the north of Gannies Farm. The hardstanding will be constructed using clean hardcore, and the hardcore will be allowed to have grass growing through it. Trees and shrubs will be planted to screen the site on the southern and eastern boundaries of the site area, and the existing boundary screening on the northern and western boundaries will be maintained and improved.

Site Location

The site is located to the north west of Waddington, approx. 60m south of Cross Lane, on land within the Forest of Bowland Area of Outstanding Natural Beauty.

Relevant History

3/2008/0269/P – Change of Use from field to hardstanding for twelve caravans – Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to create an area of hardstanding to the southern boundary of the rear garden of Gannies Farm, for the storage of up to 12 caravans in connection with the existing Caravan Club’s Certified Site on to the north of Gannies Farm. The hardstanding will be constructed using clean hardcore, and the hardcore will be allowed to have grass growing through it, which will lessen the impact of the area of the newly laid hardcore. Trees and shrubs will be planted to screen the site on the southern and eastern boundaries of the site area, and the existing boundary screening on the northern and western boundaries will be maintained and improved. The recommended tree planting to screen the site will consist of Alder, Ash, Pedunculate Oak, Goat and Grey Willow, Hawthorn, Blackthorn, Holly.
The main issues to consider in this proposal relate to the visual impact caused by the development, any potential impact on highway safety and the potential impact on the amenity of other properties on this access track.

With regards to the visual impact on the Forest of Bowland Area of Outstanding Natural Beauty this proposal may have, it must be noted that the area in question is already reasonably well screened from nearby viewpoints such as Gannies Cottage and the public right of way to the south by existing boundary treatments to the field and by Gannies Farm itself. The proposed site also provides the most appropriate location given that it will be close to the existing built form on site. Additional screen planting and landscaping of a type in keeping with the area is also planned for the new boundary between the site and field, and this shall be left to ‘grow out’ in order to provide further screening for the site. Bearing this in mind, and that the LCC Specialist Advisor has no objections to the proposal on visual grounds, I do not consider there will be a significant impact on the visual amenity of the landscape.

With regards to the potential impact on highway safety and indeed the impact on the other residents of this access track, it must be noted that the LCC County Surveyor has no objections in principle to this scheme. Having spoken to the applicant, it is likely that the storage area will be used in the following way;

· Three people who regularly use the CL site would not take their caravans home with them; they would store them at Gannies Farm and bring them onto the CL site at the weekends,

· Three other caravan owners have stated they would store their caravans at Gannies Farm in the winter months,

· Two other caravan owners would store their caravans at Gannies Farm through the year, but would take them off the site occasionally, and

· The further four spaces available would be used in a similar manner to that outlined above.

Although the users of the winter storage facility can not be controlled, it is considered that the proposal will help diversify the existing farm enterprise and considering the limited number of caravans proposed at any one time, and the relatively minor number of movements to and from the site, I do not consider the scale of activity to be significant enough to warrant refusal.
Therefore, whilst I am mindful of the visual impact and the comments from both objectors and the Parish Council, I consider the scheme to comply with the relevant policies, and it is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

1.
There shall be a maximum of twelve caravans stored on site at anyone time.

Reason: 
For the avoidance of doubt, and in the interests of highway safety and in the interests of the amenity of the area.

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 17 September 2008.


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

3.
The boundary treatment and landscaping scheme hereby approved shall include the following species, Alder, Ash, Pedunculate Oak, Goat and Grey Willow, Hawthorn, Blackthorn and Holly, and shall be implemented in the first planting season following occupation or use of the development. It 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, and

· the reduction of the trimming of existing hedging to the south and south east of the caravan storage area and the eastern edge of the proposed hedging, to enable it to 'grow out' further enhancing the extent of screening.
Reason:  In the interests of the amenity of the area and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

4.
This permission shall inure for the benefit of Mr Ian Walmsley in connection with the adjacent Caravan Club’s Certified Site only and not for the benefit of the land nor any other person or persons, whether or not having an interest in the land.


REASON:  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.

APPLICATION NO: 3/2008/0701/P
(GRID REF: SD 368981 433801)

PROPOSED EXTENSIONS TO EXISTING WAINWRIGHT BUILDING AND AMENDMENT TO CAR PARK LAYOUT AT KEMPLE VIEW, LONGSIGHT ROAD, LANGHO

	PARISH COUNCIL:
	Objects as it has concerns regarding the visual impact of the application and the effect on the local community.  If the Borough Council is minded to approve the application, the Parish Council asks that the development be screened with suitable landscaping as it is a substantial building in what is a rural setting.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objections to the application on highway safety grounds.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY ARCHAEOLOGIST):
	Has no comments to make on this application.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from nearby residents, one of which is signed by the owners/occupiers of two properties.  The issues include:



	
	1.
	The proposal will increase traffic flow.  The road designed for the residential development at The Dales and The Rydings already also has to accommodate traffic associated with Kemple View, Conkers Children’s Nursery, the Healing Centre, a football club, bus companies and Longsight Nursery.  This results in road safety concerns for children on the estate.



	
	2.
	Better use of the existing buildings would make this further expansion of the site unnecessary.



	
	3.
	This application is part of the piecemeal approach to planning which is resulting in “development creep” and which is an unsatisfactory way of conducting development.



	
	4.
	The car park extension encroaches onto agricultural land.



	
	5.
	Local residents and children playing in nearby gardens, and on the adjoining open space, are already subjected to noise and bad language from persons using the gardens of Kemple View.  This existing nuisance would be increased if this application was approved.



	
	6.
	The proposal would exacerbate existing light pollution problems.



	
	7.
	Members of the public using the open space can overlook directly into the building and garden areas of the proposed extension.  There would be an increased likelihood of children and adult residents being subject to hearing disturbed and distressed patients, shouting and causing nuisance and concern to other residents.



	
	8.
	Little effort has been made to screen the existing site, and these plans do not show any screening between nearby houses and the proposed development.



	
	9.
	The proposal is for four residential rooms and is therefore residential development that is contrary to the Section 106 Agreement of March 1992 between the Council and the owners of the Kemple View site.



	
	10.
	The proposal is contrary to PPG3 as it exceeds the footprint of the existing buildings and is therefore not development on previously developed land.


Proposal

The Wainwright Building is a modern single storey building which was permitted in 2003 under reference 3/2003/0433/P.  It is located in the south western corner of the site and presently accommodates up to 10 patients.

The proposal is to extend its western end by two single storey projections of 9m x 7m.  Each of these will accommodate two rooms with en suite bathroom, designed for use by disabled persons.

The form and character of the extensions matches the modern style of the existing building and matching external materials are to be used throughout.

The extensions would occupy part of an existing fenced garden area.  It is proposed that the secure garden area will be extended by about 5m in order to maintain the area available for use by patients.  This extended garden area would occupy the easterly row of spaces on the main car park.  These parking spaces would be relocated along the western edge of the car park so that, whilst the overall number of parking spaces will remain the same, the parking area will be extended to the west by approximately 5m.  The new western edge of the car park will be landscaped, although it is already screened from the west by existing planting.

It was stated in the application that there will not be any direct changes to staffing numbers or traffic as a result of the proposals; that the proposal is a continuation of the current types of care and treatment for patients; and that it reflects the need to improve facilities especially for the disabled and especially older buildings.

Site Location

The hospital site is located approximately 1 mile from Copster Green off the A59 on land designated as open countryside in the local plan.  The application relates to an existing building, car parking area and piece of open land at the south western corner of the site.  It is adjoined to the north by the rest of the complex, to the west by agricultural land, to the south by an area of public open space and to the east by residential properties in The Rydings.

Relevant History

3/2002/0432/P – Administration/reception building.  Approved.

3/2003/0433/P – Single storey 10 bedroom unit (The Wainwright Building).  Approved.

3/2004/1113/P – 67 space car park.  Approved.

3/2006/0767/P – Four log cabins for storage and housekeepers rest room; maintenance workshop; and two units for occupational therapy.  Approved.

3/2006/0768/P – One log cabin to be a patient drop-in centre with shop and cafeteria.  Approved.

3/2008/0702/P – Demolition of existing annex and erection of two storey extension to the Fairhaven Building.  Report also on this agenda.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The proposal is for two relatively small extensions onto the western end of an existing building; for an extension to the existing fenced garden area and for the relocation of parking spaces displaced by the proposed development.  Although within the existing hospital complex, the site is within the open countryside, outside any main settlement or village boundary.

Policy G5 of the Local Plan states that in such locations, planning consent will only granted for small-scale developments which are essential to the local economy.  Policy EMP8 allows the expansion of established firms on land outside main settlements provided it is essential to maintain the existing source of employment and that it will not be contrary to the other policies of the plan.  I consider the proposal to comply with the requirements of these two policies.

The detailed considerations relate to the effects of the proposal on the appearance of the locality, the amenities of nearby residents and highway safety.

The hospital complex comprises a mixture of buildings (some old and some more modern) fenced secure outdoor garden/recreation areas, and parking areas.  The proposed extensions would be within an existing fenced garden which would be extended in area.  I do not consider that the extensions themselves would therefore have any significant impact on the appearance of the locality.  The extension of the fenced area is relatively small and would not introduce any new element into the existing complex and would not extend outside the existing built up part of the complex.  This element of the proposal is therefore, in my opinion, acceptable with regards to its effect on the appearance of the locality.

The proposed relocated parking spaces would not extend any further to the west than the relatively recently approved log cabins.  Subject to additional landscaping/screen planting to supplement existing planting, I consider that the impact of the relocated parking spaces on the appearance of the area would be minimal and acceptable.

Although the development would be visible from the raised ground of the adjoining public open space to the south of the site, I do not consider that the proposal would be seriously detrimental to that area.  The size of the fenced garden area remains virtually unchanged.  Therefore any detrimental effects such as noise resulting from its use should also therefore be little different from the existing situation.

All of the proposed development is to the west of the existing building.  The houses in The Rydings are to the east of that building.  I do not therefore consider that any element of the proposed development would result in any seriously detrimental effects on the amenities of nearby residents.  One local resident comments about the lack of any proposed planting between the development and the houses in The Rydings.  As the existing building is between the proposed development and those houses, a requirement by condition for such planting could not be justified, in my opinion.

The County Surveyor has expressed no objections to the proposal on highway safety grounds.

I therefore consider that the proposal satisfies the general requirements of Policy G1 of the Local Plan.  I recommend accordingly that planning permission be granted subject to a condition concerning landscaping.

The proposal is for four additional bedrooms at an existing residential institution.  It does not therefore comprise residential development that would be contrary to the Section 106 Agreement as claimed by a nearby resident.  The complaint by the same resident that the proposal would not comply with the principles of PPG3 also stems from a misunderstanding/oversimplification of the intentions of that Guidance.

SUMMARY OF REASONS FOR APPROVAL

The proposed development would not have any seriously detrimental effects upon the appearance of the locality, the amenities of neighbouring residents or highway safety.

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

1.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


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


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

APPLICATION NO:
3/2008/0702/P
(GRID REF: SD 368959 433873)

DEMOLITION OF EXISTING ANNEX AND ERECTION OF TWO STOREY EXTENSION TO “FAIRHAVEN” AT KEMPLE VIEW, LONGSIGHT ROAD, LANGHO, BLACKBURN, BB6 8BW.

	PARISH COUNCIL:
	The Parish Council objects as it has concerns regarding the visual impact of these applications and the effect on the local community. If Committee were minded to approve the application, the Parish Council would ask that the development be screened with suitable landscaping, as it is a substantial building in a rural landscape.

	ADDITIONAL REPRESENTATIONS:
	One letter has been received, signed by four sets of neighbours, who wish to raise the following points in regards to the submitted application;

· Proposal contravenes the principle originally laid down within the Ministerial Circular 12/91 which Ribble Valley Borough Council adopted within their Districtwide Local Plan when dealing with redundant hospital sites, in that “redevelopment should not lead to a larger area of the site being developed”,

· The footprint of the planned extension is more than twice the footprint of the annex and outbuilding which in the plan are due for demolition,

· The existence of the aforementioned series of planning applications is unsatisfactory in that it is a piecemeal approach, which is in conflict with the Policy mentioned above,

· Kemple Views total lack of a complete and carefully thought out long term plan for the site surely leaves the Council with no clear idea of the long term development of the site, and doesn’t enable them to judge the application in light of its relevance to the whole site,

· Loss of mature leylandi trees,

· Loss of visual amenity has progressively, from the previous tree clearances, reduced the high landscape value of the original area as viewed from and into the site to the extent that it has been detrimentally affected,

· Views from my property now only see garish modern buildings where once orchards and woodland existed, and

	
	· The scheme does not comply with the Section 106 signed on the 2nd of March 1992, in relation to the Kemple View site, which prevents any residential development of any sort to take place. The Planning Committee should be aware of this legal obligation when considering the application, as failure to do so would be a dereliction of duty of the elected Councillors involved.


Proposal

The application seeks permission to form a two-storey annex to ‘Fairhaven’ at the Kemple View Nursing and Care Home. The proposal requires the demolition of an existing single storey annex building. The extension will accommodate six en-suite bedrooms, day room, services and a multi-faith room. The latter will also serve patients in other buildings on site, and to allow disabled access, an external ramp will be constructed to its door.

Site Location

The “Fairhaven” building is to the northeast corner of the Kemple View site, and is opposite the main reception building. The site in question is located approx. 1 mile from Copster Green off the A59, on land designated as open countryside within the Districtwide Local Plan.

Relevant History

3/2008/0701/P - Proposed extensions to existing Wainwright building and amendment to car park layout – On this Committee.

3/2006/0768/P - 1no. Log Cabin to be used as a patient drop-in centre with shop and cafeteria facilities – Granted Conditionally.

3/2006/0767/P - 4no. Log Cabins. 1no. to be used for general storage/housekeeper restroom; 1no. to be used as a maintenance workshop; 2no. to be used for occupational therapy related functions – Granted Conditionally.

3/2004/1113/P - New car park (67 spaces) with road, which increases the site car parking allowance in accordance with the Travel Plan as agreed with LCC environment directorate – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to form a two-storey annex to ‘Fairhaven’ at the Kemple View Nursing and Care Home. The proposal requires the demolition of an existing single storey annex building.

Policy EMP8 allows the expansion of established firms on land outside main settlements providing it is essential to maintain the existing source of employment and that it will not be contrary to the other policies of the plan, and bearing this in mind, the proposal is considered to comply with this Policy.

With regards to the visual impact of the proposal, the proposed two storey extension is positioned so that will be viewed against the backdrop of the existing “Fairhaven” building, with no further sideways projection. It has been designed to be in keeping with the existing style, design and architecture of the building, and will be constructed in materials to match. The roof has been hipped to ensure separation from the old building rather than trying to force duplication of the historical built form. The footprint of the building projects further northwards into a currently enclosed garden which will affect six tall leylandi currently screening the property from the administrative building, however the plans do show additional screen planting and landscaping around the site which should compensate for the loss. As such, given the location of the extension to the side/rear of the building and the existing screening for the garden, I do not consider this proposed extension would have a detrimental visual impact on the building. The site is not significantly visible from any nearby vantage points, and as such the proposal will have no significant impact on the amenity of the area or on the open countryside location. With regards to any potential impact on neighbouring amenity, there are no nearby neighbours that will be significantly affected.

With regards to the concerns of the Parish Council and the nearby neighbours, I am aware that the proposed extension will be on a much larger footprint than the existing annex on site. However, given the building will be erected within the confines of the enclosed garden, I do not consider this to be an issue. In addition, it must be noted that the Section 106 agreement that was signed to prevent the site being developed for residential purposes is not being compromised as the proposals are for additional accommodation for the car home, and not for separate residential units. Therefore, whilst I am mindful of the visual impact and the comments from both objectors and the Parish Council, and bearing in mind the above and that the application complies with the relevant policies, I do not consider this application will cause a detrimental impact on the amenity of the area or on the amenity of the occupiers of nearby dwellings, and it is therefore recommended accordingly.

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


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

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


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


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

APPLICATION NO:
3/2008/0739/P
(GRID REF: SD 360493 437321)

TO FORM TWO NEW SINGLE STOREY EXTENSIONS AT REAR OF SCHOOL AND AN ASSOCIATED EXTERNAL CANOPY AT LONGRIDGE CE PRIMARY SCHOOL, BERRY LANE, LONGRIDGE, LANCASHIRE, PR3 3JA.

	TOWN COUNCIL:
	No objections.

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from a nearby neighbour who wishes to raise the following points in regards to the submitted application:

· Concerns regarding how the building and construction of the proposed extensions will impact on his amenity through noise, and

· Concerns regarding delivery of materials to the site and potential highway safety and noise implications.


Proposal

The application seeks permission to form two single storey extensions to the rear of the building, and erect an additional external, glass canopy to link the two. One extension will create a new cloakroom area, and the other will create two external storage areas.

Site Location

The site of the new proposed extensions is to the rear of the main school building. The site lies within the settlement boundary of Longridge, and within the Longridge Conservation Area, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2006/0876 – Purpose built pre-fabricated nursery unit - Granted Conditionally.

3/2002/0822 – Single storey extension to form new entrance lobby to school – Granted Conditionally.

3/2001/0368 – Erection of a nursery building – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy ENV16 – Development within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to form two single storey extensions to the rear of the building, and erect an additional external, glass canopy to link the two. One extension will create a new cloakroom area, and the other will create two external storage areas.

With regards to the visual impact of the proposal, its design and any potential impact on the Conservation Area, the extensions have been designed to be in keeping with the existing style, design and architecture of the building, and will fill in two recessed areas on the existing footprint of the building to the rear of the school. The glazed canopy link is a more modern structure, however given its location to the rear of the more modern addition to the overall complex of built form on site, I do not consider this proposed extension will have a detrimental visual impact on the building. The site is not visible from any nearby vantage points, and as such I do not believe that these works would appear unduly conspicuous either in the immediate or wider street scene, and as such will have a minimal impact on the Longridge Conservation Area. With regards to any potential impact on neighbouring amenity, there are no nearby neighbours that will be affected.

Therefore, whilst I am mindful of the visual impact and the comments from both objectors and the Parish Council, I consider the scheme to comply with the relevant policies, and it is therefore recommended accordingly.

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:
3/2008/0762/P
(GRID REF: SD 369672 450400)

PURPOSE BUILT SHED, STORE AND WORKSHOP WITH AN EXTERNAL DOUBLE GARAGE FOR THE MAIN HOUSE ON THE SITE OF THE EXISTING WORKSHOP/STORE AT THE COTTAGE, NEWTON-IN-BOWLAND, CLITHEROE, LANCASHIRE.

	PARISH COUNCIL:
	The Parish Council has raised the following concerns in regards to the proposal as originally submitted:

· The access to the property is on a small road near a T‑junction, and

· The Council have reservations as to whether in the future; planning permission could be given to convert the workshop into a private dwelling.

	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters of objection have been received from nearby neighbours who wish to raise the following points of objection in regards to the proposal as originally submitted:

· The proposed building is substantially bigger than the current structure and indeed seems bigger than the house the building will belong to.

· The structure is a much more substantial building that could be converted into a dwelling, possibly two storey, 



	
	· Concerns that windows at the back will invade our privacy,

· The height of the building is substantially taller than the current shed and will be more visible from our property. Is there a need for the building to be this high?

· The current shed is used for no more than storage, and as such there is little noise from there. Should a business be allowed to be run from there, there will be an increase in noise which we would object to.



	
	· A business use at this site would be inappropriate and may affect the tourists that visit Newton every year.

· A business at this property may affect the value/desirability of our property should we choose to sell in the future.



	
	· Future building works at the site could further exacerbate the existing problems encountered with regards to the stream running through the site and flooding issues.

· The original building was passed as a store, no mention of a workshop, this should not be altered.

· A workshop brings with it noise and particularly the repairing of cars at weekends, and this should not be allowed.

· The site is within a Conservation Area and this should not be disrupted.


Proposal

The application seeks permission to erect a double garage and workshop/store on land to the rear of The Cottage, Newton-in-Bowland.

Site Location

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

Relevant History

3/2000/0378/P – Retention of existing garage/garden store, 10.7m x 4.9m (Retrospective) – 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 double garage and workshop/store on land to the rear of The Cottage, Newton-in-Bowland. The land is within the residential curtilage of the property. The land is situated within the Newton-in-Bowland 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 A.O.N.B. and the Conservation Area, and any potential impact on the amenity of the nearby neighbouring properties.

The proposed building will be situated in a similar position on site to that of the existing building. The new building has been designed to blend in with the main property on site, using the same building materials and window opening sizes, 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. The originally submitted proposal was for a building measuring 16.85m x 8m x 6.33m to the roof ridge. In considering the significant increase in both height and mass from the existing building on site to this, this scheme was considered inappropriate. Therefore, following discussions with the agent, amended plans were submitted showing the building now measuring approx. 14.85m x 7.8m x 5.6m to the roof ridge. The main difference this makes is in regards to the reduction in height of the building, which is more in keeping with the height of traditional single storey buildings, and reduction in width, which reduces the mass of the building, but at the same time ensures the required space is provided. Due to the boundary treatments surrounding the site and that the site is located in a hollow, there are only limited views of the site and indeed this area of the A.O.N.B. and Conservation Area. Bearing this in mind, from a visual point of view, 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.

With regards to the potential impact on the amenity of neighbours, the Agent has now altered the Design and Access Statement to clarify the proposed use of the building. There is no intention to use the building for a business use, and as such the only activity this building would create would be that related to domestic uses, i.e. storage of wood, cars, garden equipment e.t.c. and as such any noise created from this type of residential/domestic activity will be no louder than that currently created on site by the existing building.

Therefore, whilst I note the concerns of the objectors, I do not consider there will be any undue harm caused. As such, whilst I am mindful of the points of objection from the nearby neighbours and the Parish Council, 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 the amenity of the nearby neighbours 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 2 October 2008.


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

2.
No works can begin until a survey has been conducted by a person, the identity of whom has been previously agreed in writing by the English Nature Species Protection Officer and the Local Planning Authority, to investigate whether the barn is utilised by bats or any other protected species, and the survey results passed to English Nature and the Local Planning Authority.


If such 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 comply with Policies G1, ENV7 and H16 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.

3.
The proposed garage/workshop/store 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”.

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policies G1 and H10 of the Ribble Valley Districtwide Local Plan.

NOTE(S):

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


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


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


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

2.
No building material or rubbish must find its way into the watercourse.

3.
The applicant should ensure that the land proposed for the soakaway has adequate permeability in accordance with BS6297:1983.

4.
It is suggested that the soakaway is sited not less than 10m from the nearest watercourse, 10m from any other foul soakaway area and 50m from the nearest source of potable water supply.

5.
Site operators should ensure that there is no possibility of contaminated water entering and polluting surface or groundwater.

6.
Only clean surface water from roofs and paved areas should be discharged to any soakaway.
APPLICATION NO:
3/2008/0776/P
(GRID REF: 370252, 435779 SD) 

PROPOSED RORMATION OF NEW GATEWAY ACCESS FROM FIELD ONTO NORTHCOTE ROAD AT HILLOCK HOUSE, NORTHCOTE ROAD, LANGHO, BLACKBURN, LANCASHIRE.

	PARISH COUNCIL:
	No comments or observations received at the time of writing this report.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I have no objection to the application in principle on highway safety grounds. The gate is sited to secure a sightline in excess of 80m in either direction and is of a standard dimension.  

However, I would question the need for the proposed gate, as it is my understanding that there is existing access to the adjacent land served by the proposed gate from the existing access to Hillock House.

	
	
	

	
	The alignment of the gate posts should be corrected to ensure that they are equidistant from the edge of carriageway to secure safe access. The site plan provided indicates that the post to the south east projects slightly further forward.

The proposed gate should be provided to support agricultural activity on the enclosed area of land and should not be used for purposes other than those directly relevant to this agricultural use.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from a property located between Hillock House and the proposed new gateway asking for clarification of the exact location of the proposed gateway.


Proposal

Planning permission is sought to create a gateway access from Northcote Road into a field.  The proposal will involve removing approximately 2.4 meters of an established hedge and replacing with a five bar timber gate. 

Site Location

The site is located on the southern side of Northcote Road, approximately 90 meters from the junction of Old Langho Road.

Relevant History

3/2003/0533 – 3 no. loose boxes.  Approved

Relevant Policies

Policy G1 - Development Control

Policy ENV3 - Development in Open Countryside

Environmental, AONB, Human Rights and Other Issues

The main issue to consider is highway safety.  The Highway Engineer has no objection to the application in principle on highway safety grounds as the gate is of a standard design and sited to secure a sightline in excess of 80m in either direction.  The site plan originally provided indicated that the post to the south east projected slightly further forward than the post to the south west.  The Highway Engineer expressed some concern about the alignment of the gate posts and requested that they should be equidistant from the edge of carriageway to secure safe access.  The applicants were made aware of this concern and the plans have been amended appropriately to address this concern.

Although part of an established hedge will be removed for the gateway I consider that the proposed wooden gate will not look out of place in this rural landscape, as such it is recommended that this application be granted conditionally.

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 is GRANTED subject to the following condition: 

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


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

APPLICATION NO:
3/2008/0784/P
(GRID REF: SD 360631 437338)

OUTLINE APPLICATION FOR THE RE-DEVELOPMENT OF LAND FOR RESIDENTIAL DEVELOPMENT AT LAND OFF DIXON ROAD, LONGRIDGE, PRESTON, PR3 3JE.

	TOWN COUNCIL:
	The Town Council object to this proposal on the following grounds:

1. Highways safety concerns with this development, both in relation to the width of Dixon Road, and the fact that the entrance is so close to the top of Berry Lane,

2. Concerns regarding emergency services access to this development, as well as refuse collection vehicles,

3. Proposed massing and volume of the development is inappropriate for the area,

4. Insufficient parking for the development, and

5. Impact on Conservation Area and the Listed Building Sharley Fold, include concerns over the impact on the retaining wall surrounding Sharley Fold.

	
	

	COUNTY SURVEYOR (LCC):
	No objection to the application in principle on highway safety grounds. The applicant has identified suitable parking provisions and the private road leading to the development from Berry Lane provides a satisfactory means of access.



	PRINCIPAL PLANNING OFFICER (DESIGN AND CONSERVATION):
	Suggests that much of the lead be taken from the nature of historic development along the approach along Dixon Road and to Sharley Fold Farmhouse. As such, a compact two-storey dwelling house (preferably of interesting and contemporary design), setback towards the rear of the site to maintain views of the Church, would be preferable to the high-density development proposed which would dominate the setting of Sharley Fold Farmhouse.

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

1.
Demolition of sheds will result in reduction of non-residential floor space, and must be done safely as they contain asbestos,

2.
Development will be clearly viewed from Dixon Road /Church Walk creating a huge overbearing block of flats not in keeping with the surrounding buildings,

3.
Height of the development should not be justified by the height of the Church,

4.
Three storey element (four when viewed from the church) is out of keeping with the surrounding area,



	
	5.
The proposed materials in no way match the surrounding area, it should be stone and slate,

6.
Access to the site is poor and completely inadequate, and there is insufficient space for vehicles to pass,

7.
Bin collections are frequently missed as bin wagons cannot get up this street,

8.
Where will the additional bins required be stored?

9.
Concerns also regarding emergency vehicles accessing the site,

10.
Safety of pedestrians along this access road with additional vehicular traffic,

11.
Concerns regarding proximity of Dixon Road entrance to T-junction of Berry Lane/Market Place, and subsequently pedestrian safety,

	
	12.
The creation of a parking area to the east boundary may undermine the wall surrounding Sharley Fold Farm, a Listed Building,

13.
Visual impact on Listed Building and on the Conservation Area,

14.
Impact on the amenity of the occupiers of this property,

15.
Visual impact on the Listed Church to the west of the site,

16.
Concerns regarding drainage on the site,

17.
Nine units, including a mixture of house types is not a practical mix on this site,

18.
Loss of light to ground floor flat,

19.
Concerns regarding disruption during construction of buildings if approved,

20.
Siting of the RVBC garage is impractical for reasons of accessibility and noise, and could be better sited,

21.
The proposal will add nothing to Longridge as it provides neither social, sheltered or affordable housing, and

22.
Loss of trees and other habitats on site.


Proposal

This is an outline application for the development of land off Dixon Road, Longridge, for residential purposes. The reserved matters for which approval is sought are ‘Access’ and ‘Layout’.

Site Location

The site is a town centre location and also within the Longridge Conservation Area, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2004/0445/P – Residential Development with RVBC Transport Depot, 6no. Apartments in three storey block and 2no. semi-detached houses  – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Interim Housing SPG.

SPG ‘Extensions and Alterations to Dwellings’.

Policy L4 of the Regional Spatial Strategy.

Environmental, AONB, Human Rights and Other Issues

This is an outline application for the re-development of land off Dixon Road, Longridge, for residential development. The only reserved matters for which approval is sought are ‘Access’ and ‘Layout’, and as such this is all that is being considered within this application. The site is a town centre location and also within the Longridge Conservation Area, as defined by the Ribble Valley Districtwide Local Plan. The keys issues with regards to this proposal are the actual principle of the development of the site for housing, the access to the site and the proposed layout of the site. 

With regards to the principle of the development, 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 2001 – 2016, which has now been superseded by the Regional Spatial Strategy. As a result, and in accordance with Policy L4 of the RSS, 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 nine new residential units within Longridge, which is covered by Policy G2 of the Local Plan that allows for development wholly within the built part of the settlement. Therefore, I am satisfied the principle of development is in accordance with plan policy.

With regards to the access to the site, the LCC County Surveyor has raised no objection to the application in principle on highway safety grounds. He considers that the applicant has identified suitable parking provisions on the site for the proposed development and that the private road leading to the development from Berry Lane provides a satisfactory means of access.

With regards to the proposed layout of the site, excluding the proposed residential development, the scheme submitted includes parking for eleven vehicles at the site, space for ten bicycle spaces and a new Ribble Valley Borough Council Transport Depot building. The residential development illustrated on the submitted plans proposes a linear form of buildings, with a mixture of two and three storey heights. The site is positioned on a lower ground level compared to the adjacent Listed Building Sharley Fold Farm, however the ground level is higher than that at the adjacent Library and St Pauls Church. The buildings are positioned approx. 13m from the boundary with Sharley Fold Farm, approx. 18.2m from the main property itself, approx. 13m from the adjacent flats to the north of the site and over 36m from the adjacent Church to the west. Bearing the above in mind, it is considered that the layout of the site is considered to be acceptable, as there appears to be sufficient spacing distances between the adjacent properties, which is indeed helped by the difference in land levels on site. However, there is a concern regarding the illustrative height shown on the submitted plans, more specifically the three-storey element of the scheme. During pre-application discussions the Agent has been made aware of the concern regarding the three-storey element proposed for the scheme, specifically in relation to the adjacent Listed Building. As such, it is recommended that the properties are no more than two storeys in height on any subsequent reserved matters applications.

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

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

1.
Detailed plans indicating the design and external appearance of the buildings, landscape and boundary treatment, parking and manoeuvring arrangements of vehicles, including a contoured site plan showing existing features, the proposed slab floor level and road level (called the reserved matters) shall be submitted to and approved by the Local Planning Authority before development commences.


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

2.
With reference to any future reserved matters application, the height of the proposed dwellings on site shall be of a two-storey construction only.


REASON: In the interests of visual amenity, and the potential impact upon the adjacent Listed Building and Conservation Area, in accordance with Policies G1, ENV16 and ENV19 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2008/0800 & 3/2008/0801
(GRID REF: SD 374659  442159)

INSTALLATION OF AUTOMATED TELLER MACHINE (3/2008/0800) AND ASSOCIATED ADVERT (3/2008/0801) AT FILLING STATION, CHATBURN ROAD, CLITHEROE.

	PARISH COUNCIL:
	Clitheroe Town Council – No Objections, but request that the Planning Authority ensure that wheelchair users are able to make use of the facility.



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

· Concerns regarding highway safety as the proposal will lead to congestion in an already built-up area and there are no car parking facilities.

· Cash Machine is to be a 24-hour service, which could lead to increased noise disturbance.

· Increased levels of light pollution from proposed illuminated sign above the ATM.

· Devaluation of property.


Proposal

The first of these applications seeks planning permission for the installation of an automated teller machine (ATM) in the timber clad flat roof extension to the left of the main shop entrance to the filling station, dimensions of which will be approx. 0.7m x 0.7m with a 0.9 x 0.8m stainless steel surround. To the front of the ATM machine will be two anti ram bollards with a maximum height of approx. 0.9 metres. The second part of these applications seeks planning permission for an internally illuminated fascia sign, which is to be statically illuminated above the ATM machine of approx. dimensions 0.4m x 0.6m.

Site Location

The proposals relate to the BP filling station located on the south east side of Chatburn Road on the corner of the roundabout controlled junction with Waterloo Road.

Relevant History

None

Relevant Policies

Policy G1 - Development Control.

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 and neighbouring residential impact I consider that the installation of the ATM machine and illuminated sign will be seen entirely within the confines of the filling station and therefore I do not consider that it will significantly contribute to increased levels of light pollution.

With regards to concerns regarding increased levels of traffic and noise disturbance due to the ATM machines 24 hour service, I consider that the majority of people using the machine will be those using the petrol filling services, and that there is adequate parking facilities in the vicinity. I also consider that the 24hr use of the ATM machine will not sufficiently increase noise disturbance to the area as most users will use the facility and then move from the site. Therefore the number of people using the ATM, will not be concentrated in that area for any great length of time.

Lastly with regards to devaluation of property and the Council’s concerns regarding accessibility for wheelchair users, these are not considered legitimate planning considerations in writing 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 proposals have no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

RECOMMENDATION 1 (3/2008/0800/P): 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 16 October 2008.

RECOMMENDATION 2 (3/2008/0801/P): That Advertisement Consent be GRANTED subject to the following condition(s):

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


REASON:  In the interests of visual amenity and in accordance with Policies G1 and S14 of the Ribble Valley Districtwide Local Plan.

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


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

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


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

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


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

APPLICATION NO: 3/2008/0805/P
(GRID REF: SD 368870 432092)

PROPOSED RESUBMISSION OF A WITHDRAWN APPLICATION (3/2008/0390) FOR THE CHANGE OF USE OF AN EXISTING REDUNDANT COACH HOUSE TO A PRIVATE DWELLING AT THE COACH HOUSE, 26 WHALLEY ROAD, WILPSHIRE

	PARISH COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objections to this proposal on highway safety grounds.  The access onto Whalley Road was improved as a result of a previous application and is now of a satisfactory design and construction.  However, the County Surveyor recommends that the Whalley Road driveway should be the sole means of access and vehicular access to this property from Beaver Close should be curtailed. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	16 letters have been received from the owners/occupiers of 14 properties (there are three letters from one resident) on the western side (even numbers) of Beaver Close.  Some of these are very long letters (which are available on file for Members to view) but the grounds of objection which they contain are summarised as follows:



	
	1.
	Although it is stated in the application that access to the proposed dwelling would be from the access driveway onto Whalley Road, there is no mention of the intended use of the track which runs behind the houses on the western side of Beaver Close, across land which is within the ownership of those properties.  The applicant claims to have a right of way along this track, but this is in dispute and is the subject of legal proceedings.  The applicant has stated his intention by issuing Abatement Notices to clear a 36ft right of access between Hollowhead Lane and the Coach House.  This would tend to indicate that it is the applicant’s intention to use this as the main route to his property.  



	
	2.
	Any use of this track would be unacceptable for the following reasons:

· damage caused to the surface of the track and the drains beneath it;

· dangerous junction onto Hollowhead Lane;

· this is a long track with no passing places thus causing highway safety problems;

· danger to children who play on the track;

· serious detriment to resident’s amenities in the form of noise nuisance and loss of privacy.



	
	3.
	There have been previous refusals and appeals have been dismissed for reasons concerned with detrimental effects upon the amenities of the residents of Beaver Close.  In 2003 in a letter dismissing an Appeal, the Inspector commented that “even a small number of vehicles would result in disturbance to occupiers in the back rooms of adjacent houses and their gardens arising from vehicle engine noise, their intrusive appearance and headlights at night”.  As circumstances have not changed, the decision on this application should be consistent with previous decisions, ie it should be refused.  



	
	4.
	The applicant has already carried out most of the conversion works without the necessary planning permission or building regulations approval.



	
	5.
	The applicant has intimidated residents of Beaver Close.


Proposal

The building to which the application relates, known as the Coach House is a two storey building that was originally constructed as an annex to The Knolle which (according to the Design and Access Statement submitted with the application) is believed to have been constructed as a small hotel in late Victorian times.  The Coach House appears to have accommodated cars with a purpose built ball room on the upper floor with a summer house/conservatory on the rear elevation.  The Coach House was within the same ownership as The Knolle which has been a private family dwelling for some time, but is now in separate ownership.  The present owners of the Coach House (the applicants) have the benefit of a right of way utilising the driveway and junction with Whalley Road.


The application seeks permission for the change of use of the Coach House into a three bedroomed house comprising two main floors of accommodation plus a bedroom and en suite bathroom at second floor level within the roof space.  

A considerable amount of repair/conversion works has already been carried out (at the applicant’s own risk).  Works not yet carried out, and included within the proposed development, include the construction of an entrance porch at the front and a conservatory at the rear to replace the original conservatory that was destroyed due to timber decay. 

The application site includes the access drive to Whalley Road as described above and a proposed garden area to the rear (east) of the building.  

Site Location

The building is located within the original grounds of The Knolle and lies to the east of that main dwelling.  It is adjoined to the north and east by dwellings in Beaver Close and to the south by open land.  

The site is within the settlement boundary of Wilpshire.

Relevant History

3/1984/0447/P – Conversion of the Coach House into flats.  Refused and appeal dismissed.

3/1986/0143/P – Conversion to private dwelling.  Refused.

3/1986/0657/P – Change of use of The Knolle from dwelling to day school, training school and staff accommodation.  Refused. 

3/1994/0332/P – Outline application for six dwellings.  Withdrawn.

3/2002/0284/P – Extensions and alterations to the Coach House to form a dwelling.  Refused.

3/2002/0632/P – Change of use of Coach House to dwelling.  Refused and appeal dismissed.

3/2003/0731/P – Change of use of Coach House to dwelling together with new access to Whalley Road.  Refused.

3/2004/0235/P – New access and driveway onto Whalley Road and closure of existing access.  Approved.

3/2005/0092/P – Change of use of Coach House to commercial office and storage use.  Withdrawn.

3/2008/0390/P – Change of use of Coach House into dwelling.  Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Environmental, AONB, Human Rights and Other Issues

With regards to this particular proposal, it is considered important to look in more detail at some of the previous decisions relating to the site.  I will therefore go through that exercise in chronological order.  

Application 3/1984/0447/P sought planning permission for conversion of the Coach House into two flats.  The only proposed means of access to the flats was via the track from Hollowhead Lane.  It was refused for a reason concerned with detrimental effects on the amenities of the occupiers of Beaver Close.  In a subsequent planning appeal decision letter, the Inspector concluded “that the proposal would increase vehicular use of the track to the extent that the amenities enjoyed by the occupants of the adjoining dwellings would be affected to an unacceptable degree”.  He therefore dismissed the appeal.  

Application 3/2002/0284/P for extensions and alterations to the Coach House to form a dwelling was refused for the following reason:

This is due to the lack of information supplied by the applicant, which means that it is not possible to fully assess the highway implications and effects on residential amenity.  The proposal is considered to be contrary to the Districtwide Local Plan.  

Application 3/2002/0632/P was again for extensions and alterations to form a dwelling.  Access details were submitted with this application, namely that the track from Hollowhead Lane would be the sole means of access to the proposed dwelling.  That application was refused for the following reason:

The proposed development would be contrary to Policy G1 of the Districtwide Local Plan in that the additional vehicular activity would cause unacceptable harm to existing residential amenity by virtue of additional noise and loss of privacy.

In the subsequent appeal decision letter I consider the following comments of the Inspector to be worthy of note:

Although the Council refused permission for the proposal, its Committee report stated that the building was capable of conversion and that the design proposed was acceptable.  Members did not contradict this view in their reason for refusal.  It therefore seems to me that the Council were satisfied with the principle of the development and the design proposed.  I have no reason to take a different view.

Having clarified that point, the Inspector expressed the view that the use of the track as the sole means of access to the dwelling would be seriously detrimental to the amenities of adjoining residents.  He therefore dismissed the appeal.  

Application 3/2003/0731/P sought planning permission for the change of use of the Coach House to a dwelling together with a new access to Whalley Road.  Permission was refused, not for any reason concerning the amenities of the residents of Beaver Close (as the new access would address that objection to previous applications) but for the following reason that relates only to the housing moratorium that was in force at the time.  

The proposal is considered to be contrary to Policy 12 of the emerging Lancashire Structure Plan and the Council’s Interim SPG “Housing” in that approval would add to the significant oversupply of residential development within the Borough which would cause harm to the urban concentration strategy as set out in the emerging Lancashire Structure Plan.

Planning permission was then granted separately for the new access and driveway onto Whalley Road (3/2004/0235/P).  That access has been formed and now serves both The Knolle and the Coach House.

Application 3/2008/0390/P sought planning permission for the change of use of the Coach House into a dwelling that would be served by the new access.  The application was withdrawn only because, at the time of its submission, the moratorium was still in force and, had it been determined, it would have been refused for the same reason as 3/2003/0731/P and, in my opinion, for no other reasons.

This current application again seeks planning permission for the change of use of the building into a dwelling with access from Whalley Road.  As Members are aware, however, since the recent adoption of the Regional Spatial Strategy, the reason for refusal of 3/2003/0731/P is no longer applicable, and applications for residential development are now acceptable in principle provided that they comply with the limits of development as defined in the saved settlement hierarchy of the Local Plan.  

As the conversion of an existing building within the settlement boundary of Wilpshire, the proposal is in accordance with the saved settlement hierarchy.  The details of the conversion are also such that, in my opinion, they respect the character of the existing building and comply with the requirements of Policies H15, H16 and H17 of the Local Plan.

The use of the building and its proposed curtilage as a single dwelling with its access onto Whalley Road would not, in my opinion, have any detrimental effects on the amenities of any nearby residents, nor would it be harmful to the appearance or character of the locality.  

There are now, therefore, in my opinion, no legitimate planning reasons to refuse this application.

I recommend accordingly that planning permission be granted and would express the opinion that this recommendation is entirely consistent with the previous planning and appeal decisions relating to this property.

Before making the formal recommendation, however, I consider it appropriate to address two issues.  

This application does not seek planning permission for the development to be served by the access at the rear of houses in Beaver Close.  The dispute between the applicant and the residents of Beaver Close is therefore of no relevance to the determination of this application.  If the applicant does have a legal right of access then that could not be taken away by a planning condition.  If he does not have such a right, and uses the track, then that would be a matter to be addressed by the owners of the track.  The previous refusals and appeal decisions were made legitimately as, in those cases, the development did propose the track as the sole means of access, and its intensified use for that purpose would have been detrimental to the amenities of adjoining residents.  

Therefore, whilst appreciating the comments of the County Surveyor, a condition to prevent any access from the track would, in my opinion, be deemed inappropriate, and any condition seeking to limit the use of the track would be difficult to enforce and monitor.

Many of the nearby residents expressed concern that much of the conversion works have already been carried out.  The applicant has been warned in writing on numerous occasions by the Local Planning Authority that any such works were entirely at his own risk.  As the works themselves, however, did not require planning permission and, in any event, did not cause any harm to legitimate interests (eg residential amenity of visual amenity) there was no expediency for any formal enforcement action.  There would only have been such expediency if the building had been occupied as a dwelling without planning permission, and that did not happen.

SUMMARY OF REASONS FOR APPROVAL

The proposed change of use of the building to a single dwelling would have no detrimental effect on visual amenity, the amenities of nearby residents or highway safety.

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2008/0822/P
(GRID REF: SD 369084 434103)

RETROSPECTIVE APPLICATION FOR FREESTANDING SIGN ADJACENT TO DEWHURST ROAD (ILLUMINATED BY SPOTLIGHT) AT THE SANCTUARY OF HEALING AND ORGANIC CAFÉ, DEWHURST ROAD, LANGHO, LANCASHIRE, BB6 8AF.

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

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from an adjacent neighbour to the site who wishes to raise the following points in regards to the submitted application;

· Other signs in the area have been restricted in size, including one for Kemple View and one for myself, and this is much larger than both of those,

· These signs have also been restricted in terms of illumination, they do not require it,

· There is already a number of lights on the site, and the site is already lit up like Blackpool Illuminations, and

· They already have a number of signs in the area and on the site, do they need more?


Proposal

The application seeks retrospective permission for a freestanding sign on the entrance road to The Sanctuary of Healing, Dewhurst Road, Langho. The sign is attached to a rendered plinth with stone quoins that measures 3.6m in width and is 1.66m high. The sign is illuminated by directional lighting within the trough to the front of the plinth.

Site Location

The site is “Fairhaven” building is to the northeast corner of the Kemple View site, and is opposite the main reception building. The site in question is located approx. 1 mile from Copster Green off the A59, on land designated as open countryside within the Districtwide Local Plan.

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Environmental, AONB, Human Rights and Other Issues

Retrospective advertisement consent is sought for a freestanding sign on the entrance road to The Sanctuary of Healing, Dewhurst Road, Langho. The sign is attached to a rendered plinth with stone quoins that measures 3.6m in width and is 1.66m high. The sign is illuminated by directional lighting within the trough to the front of the plinth. Considering the above, the simple design of the sign and plinth within the context of the area, and that the sign is located on the driveway up to The Sanctuary of Healing itself, I do not consider it to be out of keeping in this particular location and that it would have no significant impact on the area.

Therefore, whilst I am mindful of the comments from the objector, and bearing in mind the above, it is considered that the application complies with the relevant policies, and I do not consider this application will cause a detrimental impact on the amenity of the area or on the amenity of the occupiers of nearby dwellings, and it is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


REASON:  In the interests of visual amenity and in accordance with Policies G1 and S14 of the Ribble Valley Districtwide Local Plan.

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


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

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


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

C
APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL

APPLICATION NO:
3/2008/0734/P
(GRID REF: SD 375957 445687)

PROPOSED ERECTION OF THREE BEDROOM DETACHED BUNGALOW WITH BEDROOMS IN ROOF SPACE AND GARDEN ADJACENT TO WYTHENSTOCKS BARN, BACK LANE, GRINDLETON

	PARISH COUNCIL:
	No objections to this application providing the building is positioned further into the plot and the front of the bungalow is in line with the front of both Wythenstock Barn and Curlew Riggs.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No representations received at the time of preparing this report but previously advised no objection.

	
	
	

	COUNTY PLANNING:
	Consider the proposal is contrary to Policy 12 of the JLSP. 

	
	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY ADVERTISEMENT:
	Two letters of representation have been received.  Concern expressed regarding the following:



	
	1.
	The proposed building is too far forward and therefore out of line with the existing buildings. 



	
	2.
	Back Lane needs to be restored to its present condition on completion of any building works.



	
	3.
	The building must not be allowed to go any larger including upwards.



	
	4.
	Reference is made to a previous appeal decision which was dismissed.



	
	5.
	Consider that extra vehicular activity would possibly lead to conditions to the detriment of highway safety.



	
	6.
	The access on to Back Lane is dangerous and as such the proposal would cause harm on highway safety grounds.



	
	7.
	The site is part of an important open space which offers views and vistas of which these views and vistas are key features in the village.  The development of spaces will destroy the unique character of Grindleton and part of the reason for its conservation status.  Further infill would deprive the village, its residents and visitors of its attractive features.



	
	8.
	The proposal as submitted leaves space for future development and should permission be granted here, permission may act as a precedent for further development.



	
	9.
	Reference is made to the adjacent site at Scott Barn which was dismissed on appeal and specifically regard to the precedent that would be set.


Proposal

This proposal seeks detailed consent for the erection of a bungalow within the garden area of Wythenstock Barn, Grindleton.  The bungalow is sited so that the rear of the bungalow is in line with the rear of Wythenstock Barn and this has resulted in the bungalow being approximately 4m in front of the existing building line of Wythenstock Barn.  The proposal is for a three bed bungalow of which two of the bedrooms are in the roof space served by roof lights with an attached garage and the boundary towards Curlews Riggs.  The maximum depth of the bungalow is 12.6m and this incorporates the projecting lounge at the rear of the property.  There is to be a traditional stone porch at the front of the bungalow.  The rear of the bungalow which incorporates the lounge would have a separate gable with a glazed atrium on the lounge.  The maximum height of the building is 5.9m and as the site slopes down towards Curlew Riggs it utilises the existing topography so that the garage’s maximum height is 2.6m.  

Site Location

The site is located within the settlement boundary of Grindleton and within the Conservation Area and access to the property is off Back Lane, Grindleton.  It is situated between the existing properties Wythenstock Barn and Curlew Riggs.  

Relevant History

3/92/0429/P – Conversion of redundant barn to dwelling.  Approved with conditions.

3/97/0622/P – Renewal of conversion.  Approved with conditions.

3/2003/0129/P – Porch at barn.  Approved with conditions.

3/2004/1024/P – New window.  Approved.

3/2007/0316/P – Change to wood doors and wooden windows to UPVC.  Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy L6 – Regional Spatial Strategy.

Environmental, AONB, Human Rights and Other Issues

The consideration relevant to this application relates to the impact on the proposal from visual amenity, the amenities of nearby residents and highway safety.  

In relation to highway safety and although I am fully aware of the concerns expressed by the additional representations that the County Surveyor does not object to the proposal and I am of the opinion that the additional dwelling with access on to Back Lane would not lead to conditions to the detriment of highway safety.  In relation to residential amenity, the erection of the dwelling would lead to some limited privacy issues, I am of the opinion that given the topography of the land and the windows affected, that the scheme would not adversely affect residential amenity.  

The main considerations relates to the visual impact caused by the development.  In relation to design I am satisfied that the building irrespective as to whether it is situated in front of the building line of the barn, that the unit is acceptable in terms of design and materials.  

The main issue relates to the impact caused by the dwelling on the openness of the area.  Currently, the garden area which is adjacent to the barn conversion and the property known as Curlew Riggs forms an important visual break between the buildings.  Reference to such areas and the importance of this location is referred to in the character appraisal in relation to Grindleton Conservation Area.  It should also be noted that a planning application was refused for a new dwelling in the vicinity of Scott Barn, Back Lane, Grindleton and this was dismissed on appeal.  I am fully aware that each application is considered on its individual merits but it is important to have regard to appeal decisions which I believe have a relationship to this proposal.  In dismissing the appeal, the Inspector stated: “The owners of Curlew Rising are concerned that precedent may be created if the proposed development were to go ahead.  I share that concern.  It could lead to pressure for development in the open area further to the north along this side of Back Lane, particularly the gap between Curlew Rising and Wythenstock Barn which is not dissimilar in width the appeal site.  Cumulatively, such development would further erode the sense of openness that this side of Back Lane brings to the village”.  

The applicants agent is of the opinion that there are differences between the two lanes.   I accept there are differences in relation to other issues such as the previous scheme related to a large dwelling and detached stables but I remain of the opinion that the main issue relates to the visual impact caused by the erosion of the openness and this remains similar.

I consider that the filling of this valuable gap between built form would detract from the Grindleton Conservation Area and introduce new built form to the detriment of the visual amenities of the area.  

RECOMMENDATION: That planning permission be REFUSED for the following reason(s):

1.
The proposed development would lead to the introduction of built form into an open area which would lead to the detriment of the visual amenity of the area and impinge on the character of the Grindleton Conservation Area and as such be contrary to Policies G1, ENV1 and ENV16 of the Districtwide Local Plan. 

APPLICATION NO: 3/2008/0787/P
(GRID REF: SD 376883 444087)

PROPOSED CHANGE OF USE OF FORMER (FIRE DAMAGED) BAKERY TO RESIDENTIAL UNIT (BUNGALOW) AND EXTENSION BY ADDITION OF NEW BEDROOM AT BUILDING (FORMER BAKE HOUSE) AND LAND TO THE REAR OF 24 BRIDGE ROAD, CHATBURN

	PARISH COUNCIL:
	Make the following observations:



	
	1.
	Concern about the length of the retaining wall to support the proposed building.



	
	2.
	Concern about loss of light to 20 Bridge Road.



	
	3.
	There are no clearly defined boundaries and this needs to be addressed.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No formal comments received, but informally express no objection.

	
	
	

	ENVIRONMENT AGENCY:
	No objection.

	
	
	

	ADDITIONAL REPRESENTATIONS & STATUTORY NOTICE:
	Two letters of objection have been received which can be summarised as follows:

	
	1.
	Overlooking adjacent garden area.



	
	2.
	Loss of light.


Proposal

This application details the proposed change of use of a former bake house to residential bungalow.  An extension is shown with approximate dimensions of 3.9m x 5.5m x 4m to the apex of its pitch.  It would provide bedroom accommodation and be constructed to the western side of the existing structure.  There is a small area of overgrown grassland to the rear of the building bounded by timber fencing.  

Site Location

The building is set to the rear of 24 Bridge Road within the Conservation Area of Chatburn.  It is accessed by foot along a passageway leading from Bridge Road.  The site is elevated in relation to surrounding garden areas.

Relevant History

3/2006/0741/P – Change of use of former bakery building to caretakers flat/office.  Refused 6 October 2006.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Regional Spatial Strategy.

Environmental, AONB, Human Rights and Other Issues

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

With regard to the principle of development, Chatburn is a G4 settlement allows for the development of infill plots for residential development.  Members will note from the relevant history section that consent has been refused previously for this development and that was on the grounds of the housing moratorium.  That is no longer in place and I am of the opinion that the actual principle of development would accord with policies now in place regarding residential development.

Given the principle is now acceptable it is important to have regard to matters of amenity.  The site is within the Conservation Area with the buildings that front Bridge Road identified as buildings of townscape merit.  Policy ENV16 of the plan seeks to ensure that any development allowed reflects the character of the area.  This scheme does propose an extension to the existing building but I do not consider that in visual terms there would be any significant detriment caused to the visual characteristics of the Conservation Area.

In terms of highway safety the County Surveyor has informally commented that the scheme would not raise any highway issues.

The final consideration is potential impact on neighbouring amenity and Members will note there have been two letters of objection on the grounds of overlooking loss of light.  Due to the topography in the area the building faces directly towards the first floor of the rear elevation of no 24.  It is thus set higher than garden areas of adjacent properties to its west.  This said there is an existing timber fence on the boundary and I do not believe that there would be any significant degree of overlooking to surrounding garden areas.  The distance between the rear of no 24 and the former bake house is approximately 2m at its closest and approximately 7m  at the point where there facing windows.  I have checked with the applicants to ascertain what rooms the windows in the rear of the terrace serve and one is believed to serve the deli which operates within the ground floor of that building and the other serves a flat (possibly kitchen area).  Whilst these would not be classed as habitable rooms they look directly onto a patio area in front of the application building which would provide some of their private amenity space.  Whilst recognising the Conservation Area location and the fact that the development in such areas can be relatively compact, this arrangement of buildings is extremely tight.  I am mindful a previous application was refused on moratorium grounds and that in respect of neighbouring residential amenity the officer at that time commented that the buildings occupation as a residence would not significantly detract from their amenities.  However I do have reservations over the relationship between the buildings subject to this application and no 24 which fronts Bridge Road.  I am of the opinion that she scheme would lead to a cramped form of backland development which would result in unsatisfactory living conditions for future occupants of both premises.   Therefore on the basis of this I consider that the application site would be an unsuitable location for an independent dwelling unit and thus recommend accordingly.

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

1.
The proposal represents an over-intensification of the site resulting in a cramped form of development which would be to the detriment of residential amenity and contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO: 3/2008/0790/P
(GRID REF: SD 372971 441861)

PROPOSED CONVERSION OF STORAGE BUILDINGS AND EXTENSION OF STORAGE BUILDINGS TO FORM 6 HOUSING UNITS (3 OF WHICH TO BE AFFORDABLE) AT OLD WESLEYAN SCHOOL, UNION STREET, LOW MOOR, CLITHEROE

	TOWN COUNCIL:
	No comments received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	At this time there remain a number of unresolved highway issues.  In view of these outstanding matters, I am recommending that the application be refused on highway safety grounds as the means of access has not been resolved and aspects of the proposed parking provision that could be detrimental to highway safety.

	
	
	

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



	
	1.
	Road network inadequate to accommodate level of traffic.



	
	2.
	Insufficient parking.



	
	3.
	Impact on sewerage system which already has a recurrent problem.



	
	4.
	Loss of privacy.



	
	5.
	Affordable housing should not be at detriment of the existing residents.



	
	6.
	Over development of site.



	
	7.
	Other areas of Clitheroe more suitable for affordable housing.



	
	8.
	Question accuracy and level of detail contained on plans.



	
	9.
	Lack of space for refuse bins.



	
	10.
	The plans do not take account of the public right of way which is located directly in front of the converted chapel.



	
	11.
	Loss of light.

	
	12.
	Noise disturbance due to proximity of development to existing houses.



	
	13.
	The proposal is obtrusive.


Proposal

Consent is sought to convert an existing old school building to three residential units, conversion of an adjacent building to residential with a two storey extension to the latter building providing a further two residences.  The plans propose a number of changes to the external fabric of the building as follows.

The southern single storey section would have its roof height raised by approximately 800mm with 4 piked roof projections shown to accommodate a first floor.  Revised window openings on ground floor and first floor with a rendered finish are also shown.  A garden wall is annotated to the front of this building to enclose amenity space for the 2 units formed.  No windows are proposed in the rear of this section of the building but the central section of the main school building would have two new rear windows – one of which being obscure glazed and other a recessed kitchen window.  These three units will be affordable dwellings for rental with a draft Section 106 Agreement submitted as part of the application.

Units 4 – 6 are provided to the north of the site.  There is an existing stone outbuilding that provides garage accommodation with the other half of this being converted to provide a 2 bed unit.  The small wood store to its frontage would be removed and replaced with a porch and a small single storey kitchen extension to the rear.  Immediately adjacent to this, 2 new units will be built with approximate overall dimensions of 7m x 10.8m x 6.8m to the apex of their pitch.  Construction materials would be stone to front and rear elevations, a rendered side and slate roof.  These 3 units would be market value properties.

Parking for the development is shown immediately to the front of unit 4 – 6, in front of unit 3 and the section of the school building that has previously been converted to residential accommodation.
Site Location

The site is formed by an old school building which at present is used for storage of building materials and the other half of which is a dwelling let out by the site owner.  There is a single storey extension to one side of the school and a two storey building to the other – both used for building materials.  There are residential properties to the west, set a lower level, and a detached dwelling to the north of where the new build units are shown.  It lies within the identified settlement limit of Clitheroe.

Relevant History

3/89/0422/P – Formation of garden area adjacent to existing dwelling.  Approved with conditions 24 October 1989.

3/87/0746/P – Renewal of temporary permission for use of premises as joiners workshop.  Approved with conditions 13 January 1988.

3/86/0324/P – Change of use garage workshop into business premises for carpenter and joiner.  Approved with conditions 3 July 1986.

3/84/0472/P – Conversion of school to dwelling.  Approved with conditions 23 October 1984.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Regional Spatial Strategy.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application are the principle of development, highway safety and matters of visual and residential amenity.

In respect of the principle of development the site is within the settlement limit of Clitheroe and given that the previously restrictive approach to housing development has been lifted in light of the Regional Spatial Strategy, I am satisfied that the provision of 6 residential units would in principle accord with Policy.

Members will note that the highway engineer considers there to be a number of unresolved highway issues ranging from encroachment onto highway land to provide garden areas, lack of footways and under sized side parking spaces.  In light of this he is recommending refusal.

Turning to potential impact on neighbouring amenity, I am mindful of the property to the immediate rear of the application building and a proposal to insert a kitchen and utility area window facing towards their property.  The submitted plan does not show an existing single storey lean-to extension which no 43 to the rear has, but Members should be aware that due to land levels, the ground floor windows proposed as part of this application would be approximately at the height of that dwelling’s first floor.

The utility window is shown as obscure glazed and the kitchen window recessed and angled.  There is a distance of approximately 8m between the original rear wall of no 43 and the school building.  An obscure glazed window would restrict direct overlooking and it could be a condition that the window be a fixed pane to minimise its impact even more.

With regard to the recessed window, this is angled to direct views across the rear of no 43 towards the roadway as opposed directly facing the back of that house.  There is a single storey side lean-to extension but as stated the respective land levels means that views would be above the height of persons utilizing the majority of the rear garden area to no 43.  I am of the opinion that the insertion of a window opening even of this format would give a sense of being overlooked and thus the window should be obscure glazed which would respect privacy yet at the same time allow light into the newly formed property.

The other neighbouring property that is potentially affected is that which lies to the side of the new build element.  That detached house has some windows in its gable but discussions with the owner of that property have revealed that first floor windows serve a bathroom and secondary window to a bedroom.  I do not consider their amenities would be significantly affected by this development.  The school already has one residential unit within it, with there being windows in the northern gable of the building serving that property.  The scheme proposed here would involve the creation of a new dwelling to the immediate north of this by utilizing an existing building.  The accommodation would be to the side and over an existing garage.  At present there is a central first floor opening in that structure but the plans denote a revision to the fenestration detailing to provide two first floor windows serving lounge and bedroom.  I have concerns over the proximity of these windows to those of the existing residential accommodation and am of the opinion that it would be an unsatisfactory relationship in terms of potential impact on privacy.

With regard to the visual impact of the alterations to the existing built form on site and erection of 2 new units, I do not believe that the works would prove significantly detrimental to the street scene or character of the old school building.  However, I do havew concerns regarding the visual impact of the front dormers in that they will break up the simple roofscape and be to the detriment of visual amenity.  Having regard to the observations of the County Surveyor and the relationship between the proposed unit 4 and the existing rented accommodation on site, I do however believe that the scheme represents an over development of the site and for these reasons I recommend accordingly.

RECOMMENDATION: That planning permission be REFUSED for the following reason(s):

1.
The proposal is contrary to Policy G1 of the Districtwide Local Plan in that it would lead to conditions to the detriment of highway safety.  This is due to encroachment onto highway land, inadequate footway provision and under sized parking spaces and driveways.

2.
The proposal represents an over development of the site resulting in a cramped form of development which would be to the detriment of the residential amenities of the existing dwelling on site and contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
The proposed development, due to the introduction of dormer windows on the south elevation would significantly alter the character of the existing building to the detriment of the street scene and as such be contrary to Policy G1 of the Districtwide Local Plan.

E 
APPLICATIONS IN 'OTHER' CATEGORIES
APPLICATION NO:
3/2008/0852/P
(GRID REF: SD 375047 443645) 

PROPOSED INSTALLATION OF CEMENT KILN DUST HANDLING PLANT INCLUDING 14M HIGH SILO AT CASTLE CEMENT, CLITHEROE 

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

	
	
	

	Environmental Health Officer: 
	No objections to this development.  There would normally be concerned about issues of dust emission from handling dust materials and noise from the industrial plant.  However, the design and proposal will need to comply with the Environment Agency’s existing permit conditions which are designed to address these issues.  Indeed, the installation of a conveyor, silo, mixing plant to compact the CKD into a non dusted product, and loading will be an improvement on the current bulk storage under the floor of the building.


Proposal

This is for the erection of a 14m high silo which has a diameter of 3.5m.  It would also incorporate a loading shute and a conveyor to connect the plant to the existing process.  after the storage material is passed through a conditioning process located near the storage plant in order to produce a non-dusty material.

Site Location

It is located within the confines of Ribblesdale Cement Works adjacent to kiln No 7.  The nearest house is approximately 40m away along West Bradford Road.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The main issues consist of residential amenity and visual impact.  It is clearly evident that given its location within the main confines of the Ribblesdale Cement Works, it would not be readily visible.  In relation to residential amenity the project would need to comply with the relevant Environment Agency permit.  It is clear from the advice from the Environmental Health Officer that this would actually be an improvement on the current situation.  In relation to noise, the structure is located a significant distance away from residential properties.  

RECOMMENDATION: That Lancashire County Council be advised that Ribble Valley Borough Council raise no objection to the development.

INFORMATION / DECISION
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