RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
TUESDAY , 25 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:

	3/2008/0314/P (LBC) & 
	Demolition of existing porch and new replacement porch.  Single storey glazed link between the hall and the existing outbuildings.  Proposed garden room extension on existing outbuilding to replace an existing conservatory.  An open porch on the southern elevation of the service wing and a car port addition to the coach house.  Retrospective permission is also sought for renovation works to the existing house
	Waddington New Hall

Edisford Road

Waddington

	3/2008/0315/P (PA)
	Demolition of existing porch and new replacement porch.  Single storey glazed link between the hall and the existing outbuildings.  Proposed garden room extension on existing outbuilding to replace an existing conservatory.  An open porch on the southern elevation of the service wing and a car port addition to the coach house.  Retrospective permission is also sought for renovation works to the existing house
	Waddington New Hall

Edisford Road

Waddington

	3/2006/0257/P

	Change of use from office to housing
	77 Berry Lane, Longridge

	3/2008/0687/P
	Proposed new building to provide extra accommodation for the dairy herd

	Wheatley Farm

Four Acre Lane

Thornley with Wheatley

	3/2008/0724/P
	Removal of existing stable, middon and store and replace with agricultural building
	Moss Barn Farm

Clitheroe Road

Bashall Eaves

	3/2008/0760/P
	Agricultural Building 
	Shays Farm, Tosside

Skipton

	3/2008/0773/P
	Change of use of vacant workshop to dwelling
	The Workshop

Chapel Brow

Longridge

	
	
	

	3/2008/0780/P
	Alterations to garage
	Old Buckley Farm House

Old Buckley Lane

Knowle Green

	3/2008/0788/P
	Proposed single storey sun room extension
	Brookside Cottage, Worston

	3/2008/0793/P
	Remove existing kitchen rear window and create larger opening for patio doors
	1 Pinfold Farm Barn

Preston Road

Ribchester

	3/2008/0794/P
	Change of use of agricultural land to allow the erection of a stable and kennel block for private use
	Lower Edge Farm

Tinklers Lane

Slaidburn

	3/2008/0798/P
	Agricultural building for hay, straw and feedstuffs
	Hillcrest Farm

Startifants Lane, Chipping

	3/2008/0799/P
	Construction of balcony and orangery to rear, 2 No windows to gable and front dormer.  Construction of detached garage to front and side of property 
	The Eaves

Pendleton Road

Wiswell

	3/2008/0804/P
	Proposed extension to existing kitchen
	8 Knowsley Road

Wilpshire

	3/2008/0806/P
	Retrospective application for change of use from agricultural land to extension to residential curtilage and alterations to access (re-submission of 3/2008/0523)
	Charnley Cottage

Preston Road

Longridge

	3/2008/0813/P
	The construction of a new car canopy at the rear of the property 

	7 Clitheroe Road, Whalley

Clitheroe

	3/2008/0831/P
	Proposed construction of a single storey garden room extension and associated external works (Re-submission)

	Rodhill House

Smalden Lane

Grindleton

	3/2008/0834/P
	Replace existing flat roof dormer with a hip style roof and fit 2no. velux roof windows.  Partition part of an existing bedroom off to form an en-suite bathroom (Resubmission)
	The Hawthorns 

39 Peel Park Avenue

Clitheroe

	3/2008/0835/P
	Single storey flat roof classroom extension
	Chatburn CE Primary School

Sawley Road, Chatburn

	3/2008/0840/P
	Proposed single storey extension to rear

	4 Calderstones Drive

Whalley

	3/2008/0847/P
	Erection of two storey extension on side elevation with single storey extension behind (Resubmission)
	42 Durham Road

Wilpshire

	3/2008/0849/P
	Single storey side extension
	16 Colthirst Drive

Clitheroe

	3/2008/0864/P
	White UPVC conservatory to rear of house (Resubmission of 3/2008/0182/P)
	20 Elm Tree Grove

Brockhall Village

Old Langho


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2008/0710/P
	Post Sign 
	Land at junction of Langdale Road with Preston Road

Longridge
	Contrary to Policy G1 – Adverse visual impact on street scene and amenity of the area by virtue of unnecessary and incongruous signage and street furniture.


	3/2008/0785/P
	Stabling and accommodation block with six stables and tack/hay store and three accommodation/holiday lets


	land off

Stoneygate Lane

Ribchester
	G1, ENV2, ENV3 and RT1 – Detrimental to visual amenity.


	3/2008/0795/P
	Proposed link extension between existing dwelling and garage
	Cobblers Cottage

Slaidburn Road

Grindleton
	Represents over development of the site with the elongation of the built form to the detriment of visual amenity and as such contrary to Policies G1, ENV1 and ENV16 of the Districtwide Local Plan.


	
	
	
	

	
	
	
	


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2008/0854/P
	Portal frame building for the storage of hay, straw and agricultural building.
	Monubent Head Farm
Hellifield Road
Bolton-by-Bowland
Clitheroe


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2008/0750/P
	Single storey extension to front elevation
	Mellor Brook and District Community Centre

Whalley Road, Mellor

	3/2008/0785/P
	Proposed stabling and accommodation block with 10 stables and tack/hay store and 3 accommodation/holiday lets.
	Land off Stoneygate Lane

Ribchester

	3/2008/0865/P
	Resubmission of 3/2008/0264/P for extension over garage
	Garland House

14 Back Lane

Rimington


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
	

	3/2007/0911

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 – second date offered by Planning Inspectorate (first date refused by appellant’s agent) – 3.2.09 (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
	_
	APPEAL DISMISSED 12.11.08

	3/2007/0046

D
	9.7.08
	David Sunderland

Extension of residential curtilage and formation of new driveway to house

Land west of

Bramley Farmhouse

Clerk Hill Road

Wiswell


	WR
	_
	APPEAL ALLOWED 22.10.08

	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
	_
	Awaiting site visit

	3/2008/0453

D
	9.10.08
	Mrs Kathyrn Thompson

Glass conservatory to rear of dwelling

4 Mount Pleasant

Chatburn


	WR
	_
	Awaiting site visit

	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
	_
	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
	_
	AWAITING DECISION

	3/2008/0615

D
	23.10.08
	Ribble Valley Luxury Homes Ltd

One additional stone chalet on eastern side of lake

Greenbank Quarry

Old Clitheroe Road

Longridge


	WR
	_
	Notification letter and questionnaire sent 3.11.08

Statement to be sent by 3.12.08

	3/2008/0597

D
	5.11.08
	Mr Masood Akhtar

Retrospective application for a fascia sign and a projecting hanging sign. Both with static internal illumination

5-in-1 Takeaway

23 Berry Lane

Longridge
	WR
	_
	Notification letter sent 6.11.08

Statement to be sent by 24.11.08

AWAITING DECISION


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATION NO:
3/2008/0621/P
(GRID REF: SD 377598 437271)

MIXED USE DEVELOPMENT COMPRISING ERECTION OF GENERAL INDUSTRIAL UNIT (B2), 28 NO. HOUSES AND CONVERSION/EXTENSION OF MILL BUILDING INTO 22 NO. APARTMENTS (RE-SUBMISSION) AT VICTORIA MILL, WATT STREET, SABDEN, LANCASHIRE, BB7 9ED.

	PARISH COUNCIL:
	The PC recommends that this proposal be granted for the following reason:

1. The proposal seeks to provide new industrial space from revenue gained through the housing development in order that the existing business of Marbill Developments Ltd can continue its operations within the village of Sabden. In doing so, approx. 30 jobs are retained which is beneficial to the economic structure of the village,

In making their recommendations, the PC recommends that the Council look closely at the housing type, in particular the proposed shape and height of the Mill and the proposed zinc sheets to ensure that it is not detrimental in any way to neighbouring properties across Whalley Road, or indeed to the character of the village. The PC also urge the Council to include some properties for rental within the affordable housing allocation to encourage young people to come/remain in the village, and to look closely at traffic issues, in relation to speed, number of vehicles and parking to encourage satisfactory traffic management.



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



	UNITED UTILITIES:
	No objection to the proposal in principle provided the site is drained on a separate system, with only foul drainage connected into the foul sewer. Surface water should discharge to the watercourse/soakaway/surface water sewer and may require consent from the Environment Agency. Should the application be approved the applicant should contact United Utilities.



	ENVIRONMENT AGENCY:
	No objection in principle to the proposed development subject to the inclusion of the relevant planning conditions and informative on any subsequent approval.



	CHIEF PLANNING OFFICER (LCC):
	I do not consider that the changes made with the current application materially affect my previous conclusion that the proposed development conformed to the JLSP. However, your Council should be satisfied that there is sufficient affordable housing to meet the identified local need.  (Advice given prior to adoption of RSS).



	PLANNING OBLIGATION OFFICER (LCC):
	The planning contribution request for Lancashire County Council services is £54,150 for transport, plus £23,520 for waste management, making a total of £77,670.

	LCC PLANNING OFFICER (ARCHAEOLOGY):
	No objections in principle, however given the historic significance of the site it is recommended that an archaeological record be made of the site prior to any work commencing.

	LCC ECOLOGIST – NHES SERVICE:
	No objections to the proposal in principle, however should RVBC be minded to approve the proposed application, then the relevant planning conditions should be attached.

	ENGLISH HERITAGE:
	We do not consider that the Victoria Mill complex is an unsuitable site for redevelopment; indeed its pleasant location on the edge of Sabden village makes it a highly attractive site for the creation of live/work units. However, any scheme undertaken must fully explore the potential to retain the single as well as double storey elements of the building and be both architecturally and functionally sympathetic to the building. This scheme does not satisfy either of these requirements therefore we must recommend that it be refused.

Following a visit to the site on the 22 October 2008, EH wish to add the following. Whilst they are disappointed that the scheme will not allow the retention of the historic weaving sheds on site, they do welcome the retention of the chimney as part of the amended proposal, and its maintenance should be conditioned should the proposal be approved.

	ADDITIONAL REPRESENTATIONS:
	Sixteen letters, including a petition with 119 signatures, have been received from nearby neighbours in Sabden, who wish to raise the following points of objection:

1. Concerns regarding the level of traffic entering/leaving the site from both Whalley Road and Watt Street,

2. Concerns regarding visibility at the Whalley Road entrance to the site,

3. Concerns regarding additional traffic onto Watt Street,

4. Detrimental impact on highway safety by the increase in the volume of traffic into/out of Sabden,

5. Impact on health services in the village,

6. Impact on school placements,

7. Increase level of on-street parking,



	
	8. Poor and inaccurate application,

9. The PC comments are in no way representative of the general feeling of the villagers of Sabden,

10. 30 job may be retained but less than 15 people employed there are from Sabden,

11. Proposed three storey townhouses taller than existing Mill and do not relate to other properties in Sabden,

12. Four-storey apartments will have a detrimental visual impact on skyline and on properties on Whalley Rd,

13. Loss of privacy,

14. Inappropriate flat roof on Mill building,

15. Insufficient levels of parking on site,

16. No provision for the siting of wheelie bins for residents,

17. Impact on the A.O.N.B.

18. Impact on the Conservation Area,

19. Loss of historic and important buildings by the creation of a modern out of keeping development,

20. Traffic Assessment Report is poor and inaccurate,

21. Supporting Statement by Agent is misleading, inaccurate and biased in favour of the scheme,

22. Inappropriate density and mass of housing on the site,

	
	23. Unsympathetic re-development of the mill site itself,

24. Loss of chimney,

25. Loss of views due to increase in the height of the Mill,

26. Inappropriate urbanisation of an attractive semi-rural village,

27. Scheme not in accordance with the relevant Policies,

28. Application is not in the best interests of the village,

29. Concerns regarding potential loss of trees on the site,

30. Flooding and drainage concerns,

31. Loss of light,

32. Noise disturbance during construction,

33. Plan discrepancy’s are a concern, and

34. Materials proposed are inappropriate.


Proposal

This application seeks permission for a mixed-use development on the site of Victoria Mill in Sabden, comprising the conversion and extension of the existing three-storey mill building for 22 apartments (8no. one bedroom, 5no. two bedroom and 9no. two bedroom duplex). The remainder of the buildings on site (not including the chimney) are to be demolished and the site redeveloped with the erection of a general purpose industrial unit (B2) totalling 1925sq.m. floor area for use by Marbill Ltd, and the erection of 28 dwellings (4no. three bed/2 storey, 6no. four bed/2.5 storey and 18no. four bed/3 storey).

Site Location

The site is located on the western edge of the village boundary of Sabden, which lies approx. 3m south east of Clitheroe. The site also lies within the recently adopted Conservation Area, and the Forest of Bowland Area of Outstanding Natural Beauty, as designated by the Ribble Valley Districtwide Local Plan. The site covers approx. 1.3 hectares and approx. 60% of the site is currently occupied by Victoria Mill itself and associated offices.

Relevant History

3/2008/0622/P – Conservation Area Consent for the part demolition of Victoria Mill – Application for determination on this Committee.

3/2007/1083/P – 1.23ha mixed use development comprising of the part conversion part extension of existing mill into 21no. apartments; the erection of 27 no. townhouses and 1858sq.m. of general industrial (B2) space. – Withdrawn.

3/2001/0125/P – Extension of the loading/unloading area – Granted Conditionally.

3/2000/0607/P – Use of first floor premises for the manufacture and sale of leather three-piece suits – Granted Conditionally.

3/1999/0006/P – Change of Use of industrial unit to form coach depot for six coaches including repair & maintenance facilities (Retrospective) – Granted Conditionally.

3/1997/0126/P – Outline Application for residential development (40 units) – Withdrawn.

3/1994/0092/P – Extension to engineering works – Granted Conditionally.

3/1990/0783/P – Change of use for land as storage for caravans and other vehicles – Granted Conditionally.

3/1990/0025/P – Change of use from industrial to offices – Granted.

Relevant Policies

Policy G1 - Development Control.

Policy G4 – Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV7 – Species Protection.

Policy ENV16 – Development in Conservation Areas.

Policy H15 – Building Conversions – Location.

Policy H16 – Building Conversions – Building to be Converted.

Policy H17 – Building Conversions – Design Matters.

Policy H20 – Affordable Housing – Villages and Countryside.

Policy H21 – Affordable Housing – Information Needed.

Interim Housing SPG.

SPG ‘Extensions and Alterations to Dwellings’.

Policy L4 of the Regional Spatial Strategy.

Policy ER5 of the Regional Spatial Strategy.

PPS3 Housing.

PPS7 Sustainable Development in Rural Areas.

PPS25 Development and Flood Risk.

Environmental, AONB, Human Rights and Other Issues

This application seeks permission for a mixed-use development on the site of Victoria Mill in Sabden. The application comprises the conversion and extension of the existing three storey mill building for 22 apartments, with the remainder of the buildings on site (not including the chimney) being demolished in order for the site to be redeveloped with the erection of a general purpose industrial unit (B2) for use by the applicant, Marbill Ltd, and the erection of 28 dwellings. The application proposes that 6 of these units will be ‘Affordable Units’. The current amended and proposed scheme has been the subject of lengthy negotiations between the Planning Department and the developer/agent. There have been a number of objections from both neighbours and statutory consultees, and in assessing this scheme these objections/issues will be answered/outlined throughout this report.

The basis of the application is to first and foremost, provide a new industrial building to allow the applicant, Marbill Development Ltd, to remain within the village of Sabden, as the existing buildings on site are now inappropriate and out-dated for the business and its now modern methods. In order to provide this new building, a large portion of the building on site must be demolished (which is subject to the Conservation Area Consent Application) which has led to one of the main causes for objection, indeed English Heritage has raised objection to the loss of the historic weaving sheds on site, however, in conjunction with the Conservation Officer, they have now welcomed the retention of the chimney as part of the proposed scheme. Whilst it is regrettable that not more of the existing buildings cannot be retained on site, the Council understands that the present facilities within the buildings are unsuitable for the business currently running on site, and because of this, it was imperative that the buildings (both industrial and residential) and the converted mill proposed at the site be represented a high quality and sympathetically designed scheme. The scheme as submitted is the consequence of various meetings and discussion with the agent/applicant, and it is worth noting the following key points:

· The chimney as a focal point has been retained within the proposal,

· The mill building conversion scheme has attempted to retain the main features of the building during its conversion, and limit any additional additions to its structure,

· There is sufficient distance between habitable room windows of the proposed residential units and those existing,

· The proposed new dwellings fronting Whalley Road have been designed to match those properties opposite, in creating the impression of a terrace of two storey properties,

· The three storey properties in the centre of the site do not appear dominant due to the difference in ground levels, and as such have no visual impact, and

· The proposed industrial unit has been designed as a modern interpretation of the north-light roof of the existing building, and is considered to be of sympathetic design,

The scheme provides little provision for public open space, however, it is considered reasonable to request that an appropriate level of contribution be made towards this which can be agreed within the Section 106.  As such, the proposal as a whole is considered to have no significant impact on the amenity of nearby residents, and is considered to be sympathetic to the character of the village of Sabden, the setting and character of the Conservation Area and will have no significant impact on the setting or character of the A.O.N.B.

With regards to the principle of the development of the site for housing, 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, 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. As the Committee will be aware, the rule of thumb presently accepted is that on sites where more than 15 dwellings are proposed, 51% of the properties must supply an affordable housing element. However, the scheme as submitted only provides 12 % of the properties as affordable, which includes 6 units, two, 3 bedroom houses and one 4 bedroom house at 40% below market value in the shared equity market, and three, 2 bedroom apartments at 70% below market value for the social rented market.  A financial assessment has been provided by the applicant in respect to the entire development which provides details of the viability of the scheme when considering the level of works involved in completing the project.  The entire project will be funded by the sale of the proposed 28 new build dwellings and 22 apartments within the converted part of the mill, and as such the question is whether the scheme, with its intention to retain the existing company/employment use on site albeit with a reduced no. of affordable units, is deemed, on balance, acceptable in accordance with Policy G4 of the Local Plan. However, the only portion of G4 it is considered to be relevant to is the following;

· proposals that contribute to the solution of a particular local housing, social, community or employment problem.

It is considered that from a policy and regeneration point of view, the principle of redeveloping the site for an appropriate mixed use scheme is supported.  The scheme seeks to deliver new, modern development space that is capable of supporting and strengthening the local economy and is consistent with rural diversification objectives.  The site makes use of previously developed land to bring forward a mix of housing including the delivery of affordable housing whilst now taking account of the heritage conservation interests of the site as well as environmental and bio-diversity interests.

Details of the pricing of the properties criteria for eligibility and details of a mechanism showing how the units are to be retained as affordable housing including pricing, rental, occupancy and enforcement of occupancy, are to be agreed with in the submitted Section 106 Agreement, which shall be controlled by a relevant condition.

Bearing this in mind, and that the scheme has been amended to partially satisfy English Heritage and provide additional affordable units, it is considered that the proposal is considered acceptable in accordance with Policy G4 on the basis that the scheme contributes to the solution of a particular employment problem and provides help towards the local housing problem.

With regards to other considerations at the site, due to constraints being placed upon the development by the Environment Agency and the Lancashire County Council Ecologist, the scheme also includes the creation of two new ponds to the west of the main site on agricultural land, in order to mitigate for the loss of the existing pond on site. Providing these two ponds, and the associated mitigation schemes, are controlled by relevant planning conditions, the relevant consultees have no major concerns with this portion of the proposal.

Finally, with regards to the accesses to the site, and concerns on the impact of the scheme on highway safety, the LCC County Surveyor notes the following. There are three points of access to the site, one from Whalley Road and north and south accesses from Watt Street, which have all been designed to a satisfactory standard for the anticipated end users and provide a safe means of access to the site. The sightlines achieved at all three accesses are satisfactory, as indicated on the amended plans provided, and will be maintained by an appropriate Condition. There are lengths of footway, of 1.8m minimum width, serving the site and while these are not always continuous they do provide a safe pedestrian route through the site and to the industrial premises. Where the footway provision is not continuous, safe pedestrian access will be maintained through the use of appropriate materials and will be located where there are a greatly reduced number of vehicle movements. The on site pedestrian facilities are enhanced by improved links from the footbridge across the culvert that runs through the site. The volume of traffic generated as a result of the development will not have a detrimental impact on the capacity of the immediate local highway network. Similarly, the parking provisions for both residential and light industrial use are in line with the adopted Lancashire County Council standards. It is not anticipated that there should be any significant on street parking on Watt Street as a result of this development. Overall, he has raised no objection to the application in principle on highway safety grounds, subject to the appropriate conditions.
Bearing this in mind, it is considered that the scheme presently submitted complies with the relevant Policies, and whilst I am mindful of the points of objection from nearby neighbours, I consider the scheme to recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Prior to commencement of development, a Section 106 Agreement of the Town and Country Planning Act 1990 shall be entered into between the applicant and Ribble Valley Borough Council which shall detail the pricing of the properties, criteria for eligibility, details of a mechanism showing how the units are to be retained as affordable housing including pricing, rental, occupancy and enforcement of occupancy and level of financial contribution towards public open space and transportation improvements.  The Agreement shall also give an undertaking that the applicant shall pay reasonable costs to the Council for an independent financial viability report to assess the market viability.  This Agreement shall be submitted to and agreed in writing by the Local Planning Authority.


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

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

3.
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, H16 and H17 of the Ribble Valley Districtwide Local Plan.

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.


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

5.
No development approved by this permission shall be commenced until the existing ground levels are raised at the entrance to the site in accordance with the extract of drawing no. 4694/08 dated March 2008 entitled ‘proposed access with flood prevention’. This flood defence scheme shall be constructed and completed in accordance with the approved details.


REASON: To ensure that the development is subject to minimum risk of flooding.

6.
No development approved by this permission shall be commenced until full details of the proposed fish pond and the proposed amphibian pond as identified on drawing number 1029 7D, dated April 2008 and entitled ‘planning drawing’ have been submitted to and approved in writing by the Local Planning Authority (in consultation with the Environment Agency). Details shall include fencing around the site and details of the access road.   The two ponds shall then  e constructed and completed in accordance with the approved details prior to the existing millpond being drained and filled.


REASON: To enhance the conservation value of the site and provide a suitable refuge for wildlife.

7.
No development approved by this permission shall be commenced until a detailed 5-year management plan for the conservation of the two mitigation ponds has been submitted to and approved in writing by the Local Planning Authority. The approved management plan shall be implemented in accordance with the approved scheme.


REASON: To protect and conserve the amphibian and fish mitigation ponds.

8.
Prior to completion of the development approved by this permission, a detailed habitat creation and management plan for the site shall be submitted to and approved in writing by the Local Planning Authority. The approved management plan shall be implemented in accordance with the approved scheme.


REASON: In order to protect and provide aftercare and long-term habitat management of the site.

9.
Prior to commencement of development, full details of scheme for the eradication of Japanese knotweed on site shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall include a timetable for implementation and works shall be commenced within one year of approval. A delay of more than a year will render the approved scheme void and a further site survey must be undertaken and submitted to the Local Planning Authority for approval in order to ensure that the agreed scheme is still applicable.


REASON: To prevent the spread of Japanese knotweed on the development site.

11.
No demolition or development shall be commenced until all the bat mitigation measures identified in the Environmental Services method statement [section 5] have been implemented. This includes emergence survey work at the optimum time, the construction of new roost facilities, the translocation of identified roost sites and exclusion work; all work relating to bats shall only be implemented under the supervision of a qualified ecologist/bat surveyor.


REASON: To protect and conserve the bat habitats identified on site.

12.
All mitigation and enhancement for biodiversity shall be implemented in the first twelve months following occupation or use of the development and maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority. All mitigation/enhancement measures shall be in accordance with the details identified in the Environment Services report [sections 5to 5.7.1 Water Courses/Water Bodies, Vegetation and Habitats, Wildlife, Ponds and Planting].


REASON: In accordance with Policy ENV7 of the Ribble Valley Districtwide Local Plan, in order to protect, enhance and mitigate for biodiversity on the site.

13.
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 4 September 2007.


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.

14.
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 any trees affected by development and included in a Tree Preservation Order/ Conservation area/considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development.

15.
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.

15.
No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of building recording and analysis. This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.


REASON: To ensure and safeguard the recoding and inspection of matters archaeological/historical importance associated with the site.

16.
Prior to the commencement of development, a comprehensive desk top and site survey shall be carried out by a competent person, to assess the nature, scale and extent of contamination; to assess the potential risks to: human health, property, adjoining land, ground waters and surface waters, ecological systems and archaeological sites and ancient monuments; and detail and appraise the remedial works required to meet the objectives in the Environmental Protection Act. The findings of the survey and proposed remedial actions to be submitted in writing to the Planning Authority for approval prior to development commencing, and be conducted in accordance with DEFRA and the Environment Agency's "Model Procedures for the Management of Land Contamination, CLR 11.


REASON: To ensure that risks from land contamination to site workers; future occupiers and users; and to neighbouring land, controlled waters, property and ecological systems are minimised in accordance with Policy G1 of the Local Plan.

17.
Prior to commencement of built development further details of bin storage areas for the converted mill building and the access arrangements for such areas shall be submitted to the Local Planning Authority and approved in writing and thereafter maintained in perpetuity.



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

18.
The proposed garage shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of the dwelling house as such) which would preclude its use for the parking of a private motor vehicle.


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

19.
No development approved by this permission shall be commenced until a detailed management plan for the retention, conservation and maintenance of the chimney on site has been submitted to and approved in writing by the Local Planning Authority. The approved management plan shall be implemented in accordance with the approved scheme.


REASON: To protect and conserve the existing chimney on site in accordance with Policies G1 and ENV16 of the Local Plan.

20.
The three new vehicular access points proposed for the scheme shall be constructed in accordance with the amended site received on the 21st of October 2008, and the sightlines provided shall be kept free of all buildings, structures or erections above the surface of the land and shall remain so in perpetuity.


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

21.
The car park shall be surfaced or paved in accordance with a scheme to be approved by the local planning authority and the car parking spaces and manoeuvring areas marked out in accordance with the approved plan, before the use of the premises hereby permitted becomes operative.


REASON:  To comply with Policies G1, T1, T7 and T8 of the Ribble Valley Districtwide Local Plan and to allow for the effective use of the parking areas.

22.
No part of the development shall be commenced until all the highway works have been constructed in accordance with a scheme which shall be submitted to and approved by the Local Planning Authority in consultation with the Highway Authority.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to enable all construction traffic to enter and leave the premises in a safe manner without causing a hazard to other road users.

23.
Prior to commencement of development a scheme identifying how a minimum of 10% of the energy requirements generated by the development will be achieved by renewable energy production methods shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall then be provided in accordance with the approved details prior to occupation of development and thereafter retained.


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

24.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 21 October 2008, 7 November 2008 and 11 November 2008.


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

25.
Prior to commencement of development, details of the phasing of the site shall be submitted to and approved in writing by the Local Planning Authority, and thereafter implemented to the full satisfaction of the Local Planning Authority.


REASON: In order to ensure the industrial unit is made available for the existing emplpoyer on site and to prevent any break in employment.

26.
Before the use commences or the premises are occupied, the building shall be insulated in accordance with a scheme to be submitted to and approved by the Local Planning Authority.


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

27.
The new estate road and access between the site and both Whalley Road and Watt Street shall be constructed in accordance with the Lancashire County Council Specification for Construction of Estate Roads to at least base course level before any development takes place within the site.


REASON:  To comply with Policies G1, T1, T2 and T3 of the Ribble Valley Districtwide Local Plan and to ensure that satisfactory access is provided to the site before the development hereby permitted becomes operative.

28.
The use of the premises in accordance with this permission shall be restricted to the hours between 0700 hours and 1800 hours on weekdays and 0700 hours to 1300 hours on Saturdays.  There shall be no operation on Sundays and Bank Holidays.


REASON: To comply with Policy G1 of the Local Plan.  The use of the premises outside these hours could prove injurious to the character of the area and in order to safeguard residential amenities.

INFORMATIVES

Sabden Brook is designated as a ‘Main River’ watercourse, and it is therefore subject to Land Drainage Byelaws. In particular, no trees or shrubs may be planted, nor fences, buildings, pipelines or any other structure erected within 8 metres of the top of any bank/retaining wall of the watercourse without our prior written consent. Full details of such works, together with details of any proposed new surface water outfalls, which should be constructed entirely within the bank profile, must be submitted for consideration.

Under the terms of the Water Resources Act 1991 and the Land Drainage Byelaws, the prior written consent of the Environment Agency is required for any proposed works or structures in, under, over or within 8 metres of the top of the bank of Sabden Brook.

The Environment Agency has a right of entry to Sabden Brook by virtue of Section 172 of the Water Resources Act 1991, and a right to carry out maintenance and improvement works by virtue of Section 165 0f the same Act.

As palmate newts are present on the existing pond, we would advise sensitive translocation to the new pond, to preserve and enhance biodiversity. The EA agree with the recommendation in the ERAP report that the amphibian method statement be submitted to the Local Panning Authority for approval.

The EA recommend that the applicant consider options to restore the channel, to increase flood storage and enhance biodiversity of the area of the culvert being opened.

The proposed mitigation ponds are currently on land that appears to be outside the ownership of the applicant. Our concerns are dependant upon the mitigation scheme being provided as part of the development, so it is imperative that this matter does not prevent the agreed mitigation being implemented.

APPLICATION NO:
3/2008/0622/P
(GRID REF: SD 377598 437271)

PART DEMOLITION OF VICTORIA MILL (CONSERVATION AREA CONSENT) AT VICTORIA MILL, WATT STREET, SABDEN

	PARISH COUNCIL:
	The Parish Council have no objections.



	ENGLISH HERITAGE:
	We do not consider that the Victoria Mill complex is an unsuitable site for redevelopment; indeed its pleasant location on the edge of Sabden village makes it a highly attractive site for the creation of live/work units. However, any scheme undertaken must fully explore the potential to retain the single as well as double storey elements of the building and be both architecturally and functionally sympathetic to the building. This scheme does not satisfy either of these requirements therefore we must recommend that it be refused.

Following a visit to the site on the 22 October 2008, EH wish to add the following. Whilst they are disappointed that the scheme will not allow the retention of the historic weaving sheds on site, they do welcome the retention of the chimney as part of the amended proposal, and its maintenance should be conditioned should the proposal be approved.



	ADDITIONAL REPRESENTATIONS:
	Seven letters, including a petition with 119 signatures, have been received from nearby neighbours in Sabden, who wish to raise the following points of objection to this application:

1. Poor and inaccurate application,

2. The PC comments are in no way representative of the general feeling of the villagers of Sabden,

3. Impact on the A.O.N.B.

4. Impact on the Conservation Area,

5. Loss of historic and important buildings,

6. Supporting Statement by Agent is misleading, inaccurate and biased in favour of the scheme,

7. Unsympathetic re-development of the mill site itself,

8. Loss of chimney,

9. Inappropriate urbanisation of an attractive semi-rural village, Scheme not in accordance with the relevant Policies, and

10.
Application is not in the best interests of the village,


Proposal

This application seeks permission for the demolition of a large portion of the buildings on the Victoria Mill Site, Watt Street, Sabden. The applications contains full details of the area of buildings to be demolished, however following receipt of a letter from the agent dated 22 October 2008, it is no longer the intention of the applicant to demolish the chimney on site (outlined on the site plan), and as such it will be retained as part of the overall redevelopment of the site.

Site Location

The site is located on the western edge of the village boundary of Sabden, which lies approx. 3m south east of Clitheroe. The site also lies within the recently adopted Conservation Area, and the Forest of Bowland Area of Outstanding Natural Beauty, as designated by the Ribble Valley Districtwide Local Plan. The site covers approx. 1.3 hectares and approx. 60% of the site is currently occupied by Victoria Mill itself and associated offices.

Relevant History

3/2008/0621/P – Mixed use development comprising erection of general industrial unit (B2), 28 no. houses and conversion/extension of mill building into 22 no. apartments – Application for determination on this Committee.

3/2007/1083/P – 1.23ha mixed use development comprising of the part conversion part extension of existing mill into 21no. apartments; the erection of 27 no. townhouses and 1858sq.m. of general industrial (B2) space. – Withdrawn.

3/2001/0125/P – Extension of the loading/unloading area – Granted Conditionally.

3/2000/0607/P – Use of first floor premises for the manufacture and sale of leather three-piece suits – Granted Conditionally.

3/1999/0006/P – Change of Use of industrial unit to form coach depot for six coaches including repair & maintenance facilities (Retrospective) – Granted Conditionally.

3/1997/0126/P – Outline Application for residential development (40 units) – Withdrawn.

3/1994/0092/P – Extension to engineering works – Granted Conditionally.

3/1990/0783/P – Change of use for land as storage for caravans and other vehicles – Granted Conditionally.

3/1990/0025/P – Change of use from industrial to offices – Granted.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV16 – Development in Conservation Areas.

Policy ENV18 – Retention of Important Buildings in Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

This application seeks Conservation Area Consent for the demolition of a large portion of the buildings on the Victoria Mill Site, Watt Street, Sabden. The applications contains full details of the area of buildings to be demolished, however following receipt of a letter from the agent dated 22 October 2008, it is no longer the intention of the applicant to demolish the chimney on site (outlined on the site plan), and as such it will be retained as part of the overall redevelopment of the site. Upon completion of the demolition of the buildings, there is a proposed mixed-use development on the site (full details contained within Planning App. No. 3/2008/0621/P) comprising the conversion and extension of the existing three-storey mill building for 22 apartments and the remain of the site redeveloped with the erection of a general purpose industrial unit (B2) totalling 1925sq.m. floor area for use by Marbill Ltd, and the erection of 28 dwellings. There have been a number of objections from both neighbours and statutory consultees, and in assessing this proposal these objections/issues will be answered/outlined throughout this report.

The basis of the application is to first and foremost, provide a new industrial building to allow the applicant, Marbill Development Ltd, to remain within the village of Sabden, as the existing buildings on site are now inappropriate and out-dated for the business and its now modern methods. In order to provide this new building, the project will be funded by the sale of the proposed 50 dwellings on site. In order to create space for this development, a large portion of the site must be demolished which is the subject of this application for Conservation Area Consent. The main objection to this application, and indeed the scheme as whole, is the demolition of a large portion of the buildings on site.

Policy ENV18 of the Local Plan states that ‘There will be a presumption in favour of the retention of buildings which makes a positive contribution to the character or appearance of a conservation area. Consent to demolish any building in a conservation area will not be granted unless a suitable detailed planning application for the re-use of the site has been approved and a contract let for the carrying out of the works of redevlopment”. This policy is intended to ensure that unlisted buildings that are important to the character of the conservation areas are not lost through demolition, or unsympathetically altered or repaired. English Heritage have raised objection to the loss of the historic weaving sheds on site however they have now welcomed the retention of the chimney as part of the proposed scheme, which is considered to be the main focal building on the site. It is regrettable that not more of the existing buildings cannot be retained on site, however the Council understands that the present facilities within the buildings are unsuitable for the business currently running on site. Therefore, in line with Policy ENV18, as the requirement of the applicant is to provide an industrial unit, suitable for modern working methods, it is considered imperative that the buildings (both industrial and residential) and the converted mill proposed at the site were represented a high quality and sympathetically designed scheme. The scheme as submitted under Application Ref. No. 3/2008/0621/P is the consequence of various meetings and discussion with the agent/applicant, and it is worth noting the following key points;

· The chimney as a focal point has been retained within the proposal,

· The mill building conversion scheme has attempted to retain the main features of the building during its conversion, and limit any additional additions to its structure,

· The proposed new dwellings fronting Whalley Road have been designed to match those properties opposite, in creating the impression of a terrace of two storey properties,

· The three storey properties in the centre of the site do not appear dominant due to the difference in ground levels, and as such have no visual impact, and

· The proposed industrial unit has been designed as a modern interpretation of the north-light roof of the existing building, and is considered to be of sympathetic design.

As such, it is considered the scheme complies with the relevant Policies, and the proposal as a whole is considered to be sympathetic to the character of the village of Sabden and will have no significant impact on the setting and character of the Conservation Area. Therefore, bearing in mind the above comments and whilst I am mindful of the points of objection from nearby neighbours, I consider the scheme to comply with the relevant policies, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The buildings shall not be demolished before a contract for the carrying out of works of redevelopment of the site has been made, and planning permission has been granted for the redevelopment for which the contract provides.


REASON: To comply with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan as the demolition of the building should only occur as and when development is imminent in the interests of visual amenity.

2.
No development approved by this permission shall be commenced until a detailed management plan for the retention, conservation and maintenance of the chimney on site has been submitted to and approved in writing by the Local Planning Authority. The approved management plan shall be implemented in accordance with the approved scheme.


REASON: To protect and conserve the existing chimney on site in accordance with Policies G1 and ENV16 of the Local Plan.

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


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

APPLICATION NO: 3/2008/0657/P
(GRID REF: SD 375858 439507)

PROPOSED CONVERT AND EXTEND BARN TO FORM HOLIDAY LET UNIT AT THE KEEP (BEHIND PENDLETON CHURCH) MAIN STREET, PENDLETON

	PARISH COUNCIL:
	Object on the following grounds:



	
	1.
	The idea of parking at a different location was thought impractical.



	
	2.
	The highway link was not suitable.



	
	3.
	The development falls outside the village curtilage.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection subject to suitable highway conditions.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received on the following grounds:

	
	1.
	The previous application was refused mainly on highway grounds and this problem has not been addressed save for a parking space being provided at Bulcocks Farm which is some distance away down the village.



	
	2.
	The parking outlined will not be used as people have to struggle up the village with luggage etc and along the unmade road.  It is more likely that vehicles will attempt to use the private road with the blind junction, thus causing a traffic hazard.



	
	3.
	There will be conflict as the track in question is used by local farmers.



	
	4.
	No final proposals appear to have been made regarding foul and tap water drainage from the site and the provision of a mains water supply.


Proposal

Consent is sought for the conversion of a redundant barn to holiday let accommodation.  The works would involve the formation of a single storey lean-to extension on the north eastern gable with overall approximate dimensions of 5m x 3m x 3.6m in height with construction materials of stone under a slate roof.  No curtilage area or parking area is proposed.  Parking is proposed within the curtilage of Bulcocks House (the applicants dwelling) which is approximately 420m away.

Site Location

The barn is set in a field approximately 80m to the south east of the main road and behind All Saint’s Church.  There is an access track which runs from Main Street towards the site which is set outside the settlement limit within the AONB.  The Conservation Area boundary for Pendleton runs across the top of the site.

Relevant History

3/2002/0296/P – Change of use to holiday accommodation.  Refused 19 December 2002.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration are the principle of development, visual impact and highway safety.  With regards to principle RT3 of the Districtwide Local Plan allows for the conversion of buildings to tourism related uses subject to a number of criteria being met, namely design, access and impact on neighbours.  The scheme would not, I believe, have an adverse impact on nearby residential amenity, given that the closest dwelling is set approximately 70m to the north west.  In respect of design the scheme is identical to that submitted under 3/2002/0296/P but which was refused on highway grounds.  At that time it was concluded that the extension would not detract from the overall character of The Keep.  The features which give it its distinctive appearance are kept with the extension having simple design.  Therefore on visual amenity grounds I do not consider that any significant detriment would be caused as a result of this scheme’s implementation.

The remaining consideration therefore is highway safety and in this respect I am guided by the observations of the County Surveyor.  He has raised no objections to this development on the basis that a single remote parking space would be provided in Pendleton at a property within the ownership of the applicant.  This I acknowledge is not a common occurrence and the conditions required in order to achieve the satisfactory development from a highway perspective do stretch the limits of reasonableness as follows:

1.
There is to be no parking on Main Street for guests of The Keep or any other parties involved in the maintenance or servicing of this property.

2.
The proposed parking place identified at Bulcocks House must be clearly marked and maintained for the specific use of guests to The Keep.

3.
As site plan identifying the location of the permanently marked space should be provided for reference.

4.
Ownership of the parking place as identified above must be maintained concurrently with The Keep.

5.
All information to guest and prospective guests must make explicit reference to these parking arrangements.

However, except for the reasonableness question appropriately worded conditions on the above would, I believe, meet tests for conditions ie necessary, relevant planning, relevant to the development to be permitted, enforceable and precise.  I am mindful that to condition the above may be held to be unduly restrictive on the applicant but Committee should be aware that the remote parking arrangement is something that this offered by the applicant as part of this scheme, I would argue, in the full knowledge of the restrictions it will bring.  It is for this reason that I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Prior to commencement of development, a detailed site plan shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority, which shall clearly identify the location of the proposed parking space at Bulcocks House.  The parking space shall thereafter be permanently marked in accordance with the submitted details and maintained for the specific use of guests to The Keep.  No guests of The Keep or any other parties involved in the maintenance or servicing of this property shall park on Main Street but shall utilize the space so provided.  Ownership of the parking space so identified must be maintained concurrently with The Keep.

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

2.
Prior to first occupation of the holiday let details of a leaflet and/or other measure to be used to advise guests of the parking arrangements shall be submitted to and approved in writing by the Local Planning Authority and thereafter be available to users of the accommodation.


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

3.
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, external alterations to the building 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 consent of the Local Planning Authority.

REASON:  In order that the Local Planning Authority shall retain effective control over the development to ensure compliance with Policies G1 and H17 of the Ribble Valley Districtwide Local Plan.

4.
Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995 (or any Order revoking or re-enacting that Order) any future additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal consent of the Local Planning Authority.

REASON: In order that the Local Planning Authority shall retain effective control over the development to ensure compliance with Policies G1 and H17 of the Ribble Valley Districtwide Local Plan.

5.
All doors and windows shall be in timber and retained as such in perpetuity.


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

6.
All new and replacement door and window head and sills shall be natural stone to match existing.


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

7.
All new and replacement gutters shall be cast iron or aluminium supported on ‘drive in’ galvanised gutter brackets.


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

8.
The unit(s) of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.


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

9.
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.

10.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 25 October 2008.  In particular details of all mitigation and integrated bat friendly features shall be submitted to and agreed in writing by the Local Planning Authority before commencement of any aspect of the development; at least one evening emergence survey and one dawn return survey shall be carried out between 1 May and 31 August, and renovation and removal of roof materials or stonework in the roof voids shall only be undertaken during the autumn and spring periods.

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.

APPLICATION NO: 3/2008/0700/P
(GRID REF: SD 363813 431311)

PROPOSED WORKSHOP FOR REPAIR AND STORAGE OF VEHICLES, PLANT AND MATERIALS AT MYERSCOUGH SMITHY LANE, MELLOR BROOK

	PARISH COUNCIL:
	The site is within the parish of Balderstone.  At the time of report preparation, no representations had been received from Balderstone Parish Council.



	
	Mellor Parish Council, commenting as an adjoining parish to Balderstone, has objected to the application on the following grounds:



	
	1.
	Over development.  A huge increase in floor space with access both narrow and limited, with an already over stretched road system in a small village.



	
	2.
	The roads around Mellor Brook and thereby Mellor itself are not conducive to heavy motor vehicles.  Mellor Brow itself has no pavement for pedestrians.  This proposed development is going to further exacerbate the volumes of heavy traffic passing through Mellor.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The County Surveyor initially had concerns about the potential impact of additional vehicular activity on the highway network in the immediate vicinity of the site, particularly bearing in mind the size and nature of the commercial vehicles involved in this business.



	
	However, following his receipt of more detailed information, the County Surveyor’s final comments on this application are as follows:



	
	“It is apparent that the operations to be carried out on site will generate low levels of additional traffic and would not have a significant impact on the immediate highway network.  As indicated previously, this is reinforced in the numbers of staff to the site remaining the same (60 staff) with a similar assessment regarding staff parking (12 spaces).



	
	The basis for the application is the commercial necessity to occupy additional space within the site to accommodate a new workshop for the repair of vehicles and a workshop for the storage of vehicles, plant and materials.  While these additional uses bring with them additional highway implications for the movement of appropriate vehicles on the public highway serving this site, the level of additional movements that may be generated will not be detrimental to highway safety.



	
	At their meeting on 10 September 2008, the Lancashire Local Ribble Valley considered a Traffic Regulation Order to prohibit waiting along significant lengths of Myerscough Smithy Road.  While a decision on this proposal was deferred there are to be discussions involving BAE that will result in the reduction in the volume of on-street parking that takes place in this vicinity.



	
	In view of these changes, I cannot sustain an objection to the proposed development on highway safety grounds.”

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A total of seven letters have been received.  The issues raised concern:



	
	1.
	The application details are ambiguous, and more detail is needed to clearly define the proposal.



	
	2.
	Due to the close proximity of residential properties, the stated intention to open seven days a week including Sundays and Bank Holidays is unacceptable.



	
	3.
	The site currently should cover only approximately 50% of the land in the applicants ownership, but the whole of the site is being used.  This “hides” the fact that the proposal would result in a substantial loss of greenbelt land.



	
	4.
	Any authorisation for the business to occupy the whole site (such as a planning permission for this application) would be detrimental to visual amenity.



	
	5.
	Detriment to residential amenity in the form of noise disturbance; fumes from vehicles; privacy due to three existing CCTV cameras at the site; loss of light due to the size of the building; and light pollution.



	
	6.
	This should be classed as a B2 industrial use which is therefore unsuitable in a residential area.



	
	7.
	In order to hide the unsightly nature of the current business the Parish Council is currently investigating the feasibility of further tree and shrub planting on the site.

	
	8.
	Mellor Brook already suffers serious highway safety problems due to the large number of commercial vehicles using its roads.  The County Surveyor at the time limited the original site due to concerns over traffic safety.  Any expansion of the business will lead to an increase in traffic volume and the reduction in safety.  The County Council is currently heavily involved in a project to make the area safer with other businesses footing the bill.  It would be imprudent of the Borough Council to permit the proposed development under these circumstances.



	
	9.
	Another building in the vicinity was recently refused due to its excessive size and height causing harm to visual amenity.  That refusal sets a precedent.



	
	10.
	The proposal is unnecessary due to the amount of industrial land already available in the area.



	
	11.
	Request that other developers should examine highway improvement works as BAE Systems are doing.  As such, it is considered that this application should be refused.  



	
	12.
	In one of the letters, the following specific points/questions are raised:



	
	
	· Why is there a need for an additional six bays for repairs?

· What materials are to be stored?

· There are no vehicle pits shown in the building.  This is unusual for a building primarily being used as a repair facility for vehicles/plant.

· Where are the bonded areas for oils normally associated with vehicle repairs facilities?

· The drawings show no ventilation chimneys, how are exhaust fumes associated with garages being exhausted.

· Clearly the primary use of the building would be storage, ie parking of plant and vehicles.  The applicant is therefore asking for permission to change the use of the whole site to be a base for his operation.


Proposal

Permission is sought for the erection of a building to be used for the repair and storage of vehicles, plant and materials.  The proposed building would measure 30m x 22m with a eaves height of 6m and a ridge height of 8m.  It would have six 5m high roller shutter doors in its western facing front elevation.

The proposed external materials comprise artificial stone to the lower parts of the walls, with heritage green coloured profiled metal cladding to the upper parts of the walls with bamboo coloured trims.  The roof would be bamboo coloured profile sheets.  These materials would all match the existing building at these premises.

Site Location

The application site is outside the village boundary of Mellor Book between Myerscough Smithy Lane and the A59.  It is opposite BAE Systems and adjoined to the west by a haulage yard, beyond which are other industrial uses.  With the exception of Thurstons Farmhouse (the former owners of the application site) the nearest residential properties are the relatively new houses in Fielden’s Farm Lane which are approximately 85m away from the eastern boundary of the application site.

Relevant History

3/2003/0061/P – Workshop for the repair and servicing of motor vehicles.  Approved subject to conditions.

3/2004/1010/P – Proposed plant hire repair garage.  Approved subject to conditions and unilateral undertaking.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

In 2003 an application was submitted which sought permission for a “workshop” for the repair and servicing of vehicles” (3/2003/0061/P).  It was considered that the proposal constituted a small scale use which would be of benefit to the local economy and, as such, would comply with the requirements of Policy G5 of the Local Plan.  Permission was therefore granted subject to a number of conditions, but that permission was never implemented.  The current applicant then submitted application 3/2004/1010/P which sought permission for the use of the site as a plant hire repair garage and for the erection of a building in association with that use.  The building comprised a three bay repair garage with office accommodation over 2 floors at the southern end of the building.  The site was intended as a replacement location for the applicants business that had grown up over the preceding years at a farm on Saccary Lane, an entirely unsatisfactory location for such a business, not least for highway safety reasons.

Subject to a unilateral undertaking that ensured the permanent closure of the existing business at Saccary Lane, application 3/2004/1010/P was considered to be acceptable, and permission was therefore granted subject to appropriate conditions.  That permission was based on an amended plan which restricted the permission to a site measuring approximately 60m x 80m leaving the current application site (although in the applicants ownership) outside the authorised development area.  This was principally due to concerns of the County Surveyor at the time that the use of the whole plot for this purpose could be detrimental to conditions of highway safety on roads in the vicinity of the site.  The applicant considered at the time that the reduced area would be sufficient for his purposes and it was possible that the current application site might have been sold for use by a separate business.

Since the business began operating from the site, it cannot be denied that vehicles and plant etc have strayed onto the current application site, as the business does appear to require a larger area than that originally permitted.  It has always been claimed by the applicant, however, that the vehicles have been there for repair.  As the existing planning permission does involve office accommodation, it would be difficult to sustain any allegation that the actual use of the site is not in accordance with the permission that was granted.

The current application seeks to regularise the situation to an extent by seeking permission for the additional building that the applicant now needs, and the associated use of the extra land for the stated purposes (ie repair and storage of vehicles, plant and materials).  It was suggested to the applicant and his agent prior to the submission of the application that it might be appropriate to outline the whole of their land in red and to apply for the new building and for the use of the whole site (ie both existing and proposed buildings and all the land) for the repair and storage of vehicles, plant and materials.  The applicant, however, chose to submit the application in its existing form, considering that the use of the existing site can continue in accordance with the existing permission and the current application can be considered on its own merits.

In response to some of the specific points made in the letters of objection, the applicant has made the following points.

· The additional six bays are required for the repair and storage of vehicles and plant as described in the application.  It will enable the plant to be under cover when it is on site.  This will help improve the overall appearance of the site.

· We have adequate pit facilities and bonded oil storage in our present workshop.

· We have a full understanding that the original permission granted was for a plant hire repair workshop.  This is a new application and should be viewed as such.  

· We are of the understanding that highways have withdrawn their objections.

· If the planning permission is granted we will endeavour to ensure that our HGV vehicles will not use Branch Road.  This may cause our company some inconvenience and extra costs, but we are willing to undertake in consideration of the local community.

Whilst appreciating the concerns of a number of local residents and Mellor Parish Council about the operation of this business, the relevant issues are quite straight forward and relate to highway safety, visual amenity and the amenities of nearby residents.

With regards to highway safety, the County Surveyor has no objections to the application and has not requested any off-site highway improvement works to be implemented. Although a planning condition could not, in my opinion, be imposed to prevent the applicants HGV vehicles from using Branch Road (as he has offered) this could be the subject of a Traffic Regulation Order should the Highway Authority consider this to be appropriate and necessary.

With regards to visual amenity, the proposed building will match the existing in terms of its height and its general design and it will screen views into the site from the A59 and from the houses in Fielden’s Farm Lane.  Although it is stated that the external materials will match the existing building, I consider that a darker coloured roof material would be more appropriate.  I intend to cover this with an appropriate condition.  I also recommend that conditions be imposed to require the building to be sited further away from the northern and eastern boundaries of the site in order for additional landscaping/screen planting to be provided in that corner of the site which is close to the A59.  Subject to these suggested conditions, the proposal would not, in my opinion, have any seriously detrimental effects on visual amenity.

With regards to residential amenity, the houses in Fielden’s Farm Lane are approximately 85m away from the proposed building.  The view from those properties would be of the rear of the new building.  At present they look towards the open part of the site and the front of the existing building.  I consider that the building would act as a physical and visual barrier which would, if anything, improve the amenities of those dwellings.  Given the separation distances involved, I do not consider that any reason for refusal of the application based on detrimental effects on the amenities of those properties could be sustained.

Contrary to one of the points made in the letters of objection, the site is not within the greenbelt.  It is a piece of land adjoining an existing industrial business, within an industrial area.  It is appropriate in principle for industrial development either as an addition to that existing business (as applied for) or by another business.  

Policy EMP8 of the Local Plan states that the expansion of established firms on land outside main settlements will be allowed provided it is essential to maintain the existing source of employment and it not contrary to the other policies of the plan.  I consider that the proposal complies with that Policy.

Overall, I can see no objections to this application.

SUMMARY OF REASONS FOR APPROVAL

The proposed development, which relates to the expansion of an existing business, would not have any seriously detrimental effects on visual amenity, the amenities of any nearby residents or highway safety.

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

1.
The building hereby permitted shall be used only for the repair and storage of vehicles, plant and materials associated with the applicant’s existing plant hire repair garage on adjoining land.


REASON: For the avoidance of doubt as the use of the building for other purposes and/or in association with another business could have detrimental effects upon the amenities of the locality or highway safety, contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
There should be no outside storage of materials within the site unless precise details of any such storage has first been submitted to and agreed in writing by the Local Planning Authority.


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

3.
Notwithstanding the submitted plans, the building shall be sited further away from the north and east boundaries of the site in accordance with an amended plan which has first been submitted to and approved in writing by the Local Planning Authority.  


REASON: In order to provide space for the implementation of a scheme of landscaping/screen planting in the north eastern corner of the site, in the interests of visual amenity and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan. 

4.
The development hereby permitted shall not be commenced until details of a scheme of landscaping/screen planting in the north eastern corner 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:
3/2008/0714/P
(GRID REF: SD 374385 444671)

DEMOLISH EXISTING EXTENSION TO FARMHOUSE AND BUILD EXTENSION MORE IN KEEPING WITH PROPERTY, DEMOLISH EXISTING FARM BUILDINGS AND BUILD NEW DWELLINGHOUSE AND ERECTION OF GARAGE FOR PROPERTIES ON SITE AT WESTFIELD FARM, WEST BRADFORD, CLITHEROE

	PARISH COUNCIL:
	The Parish Council has raised no objections to the scheme.



	COUNTRYSIDE OFFICER:
	No objections.



	LCC PLANNING OFFICER (ARCHAEOLOGY):
	No objections subject to appropriate condition regarding a historical building report.

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from a nearby neighbour who has no issues with the two dwelling houses as they fit in with the original and local vernacular for farm buildings, however they raise the following points of objection in regards to the proposed garages;

· Footprint is as large as each house;

· Position of them is obtrusive to all neighbouring properties;

· They are double storey and will present a large blank wall to all neighbouring properties;

· The farmhouse will no longer be visible;

· Development is taking place outside the building line of the village, making it that the entire development appears rural and not suburban;  and

· We suggest siting the garages to the side of the properties, not to the rear and to make them single storey?


Proposal

The application seeks permission to firstly demolish the existing farm buildings adjoining and outbuildings to the north east of the property Westfield Farm. Then following this, erect a replacement dwelling on the land to the north east of the property, in addition to two storey side extensions to the existing Westfield Farmhouse, one of which will be replacing an existing extension. Permission is also sought for a detached garage building to the south east of the two properties.

Site Location

The site is located outside the edge of the village boundary of West Bradford, and within the Forest of Bowland Area of Outstanding Natural Beauty, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2005/1004/P – Certificate of Lawfulness to establish existing residential use for 2no. units/cottages – Granted.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Westfield Farm is a detached farmhouse to the north of the village boundary of West Bradford, and lies within the Forest of Bowland Area of Outstanding Natural Beauty. The property itself has no architectural merit. A Certificate of Lawfulness to establish the existing use of the farm buildings adjoining the property Westfield Farm as ‘two residential units’ was granted in January 2006. Due to this, the actual replacement of these two ‘residential units/buildings’ by one single dwelling unit is considered to be acceptable in principle. However, in terms of its size, scale, design, visual appearance and impact on the A.O.N.B., the new dwelling must considered under the relevant Polices ENV1 and Policy H14, of the Local Plan. The other key issues concerning this application are the visual impact of the extensions to the main property on the Forest of Bowland Area of Outstanding Natural Beauty, and any potential impact on the amenity of the nearby neighbouring properties by virtue of the proposed garage building.

Following minor amendments to the scheme, the proposed new dwelling on site is considered to match the size, scale and design of the existing farmhouse on site, yet also feel subservient to the main property, and due to the proposed materials and finishes involved, it is considered that the new property will sit well in the context of the character of the area, and as such will have little significant visual impact on the A.O.N.B. and will also comply with the relevant Polices. There are no issues in regards to impact on residential amenity by the new dwelling due to the distance between the adjacent neighbouring properties.

With regards to the proposed extension to the existing property, they are considered to blend in with the main property on site, yet also appear subservient to the main building, and bearing this in mind, from a visual point of view, the proposed extensions are considered to be acceptable, and will have no significant visual impact on the character of the property or on the setting of the A.O.N.B. Again, there are no issues in regards to impact on residential amenity by the new dwelling due to the distance between the adjacent neighbouring properties.
With regards to the proposed new garage building to the south east of the properties, I note the concerns of the objector.  I consider the amended plans which reduce both the width and height of the proposed garage building make it acceptable.  

On the basis of the amendments I consider the scheme acceptable. 
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 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 6 November 2008 and further plan received on 10 November 2008.


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

2.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 29 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.

3.
Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


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

4.
No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of building recording and analysis. This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.


REASON: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building.

5.
The residential curtilage of the proposed new dwelling shall be restricted to the area of land enclosed by the fencing line shown on the proposed site plan that matches the site outlined in red on the submitted location plan.


REASON: For the avoidance of doubt.

6.
All doors and windows shall be in timber and retained as such in perpetuity.


REASON:  To comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.

7.
The proposed garage shall not be used for any purpose (including any purpose ordinarily incidental to the enjoyment of the dwelling house as such) which would preclude its use for the parking of a private motor vehicle.


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

8.
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 ENV1 of the Ribble Valley Districtwide Local Plan.

9.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.


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

10.
No development approved by this permission shall be commenced until a scheme for the conveyance of foul drainage to a private treatment plant has been submitted to and approved by the Local Planning Authority.  No part of the development shall be brought into use until such treatment plant has been 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.

11.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.


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

NOTES

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

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

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


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

2.
The foul drainage from the proposed development shall be discharged to a septic tank and soakaway system which meets the requirements of British Standard BS6297:1983, there shall be no connection to any watercourse or land drainage system and no part of the soakaway system is situated within 10m of any ditch or watercourse or within 50m of any well, borehole or spring.

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

4.
Site operators should ensure that there is no possibility of contaminated water entering and polluting surface or groundwater.

5.
Only clean surface water from roofs and paved areas should be discharged to any soakaway.

6.
The granting of planning permission does not entitle a developer to obstruct a right of way and any proposed stopping up or diversion of a right of way should be the subject of an Order under the appropriate Act.  Footpath 18 in the parish of West Bradford abuts the site.

APPLICATION NO: 3/2008/0716/P
(GRID REF: SD 382948 451834)

PROPOSED NEW HOLIDAY LET SUITABLE FOR DISABLED ACCESS ON A SITE WHERE THERE IS CURRENTLY CAR PARKING AND A GARDEN SHED FOR THE PUB AT THE BUCK INN, PAYTHORNE

	PARISH COUNCIL:
	No comments received at time of report preparation. 

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Informally stated no objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received.  One expresses no objections subject to a condition being imposed requesting additional tree planting to screen the development from their property.  The other seeks assurances on the following points:



	
	1.
	Would there be adequate and unrestricted access to the Chapel wall to the left of the building in order to carry out essential maintenance?



	
	2.
	Concerns over odours from the proposed septic tank and if a problem occurred what action could the Church take against the Council and owner of the property?


Proposal

Consent is sought for a new build holiday let with overall approximate dimensions of 7.9m x 7m x 3.9m to the apex of its pitch.  Construction materials are shown as random stone under a grey tiled roof with brown uPVC windows and doors.

Site Location

The site is within the Buck Inn public house car park within land designated open countryside.  To its south is Paythorne Methodist Church a Grade II listed building.  

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV19 - Listed Buildings.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the principle of the development and potential impacts on visual and residential amenity and highway safety.  In terms of principle, Policies G5 and RT1 of the Districtwide Local Plan allow for small scale tourism development appropriate to a rural area and I am of the opinion that this development would fit within that definition.

In respect of the visual impact of the works, this is a modest building but I am mindful of its relationship not only with the pub but the Grade II listed building to its south.  The holiday let will be set approximately 6.4m away from the gable of the Chapel with the intervening land shown as amenity space for the proposed building.  In terms of impact on the setting of the listed building, the scheme has been revised since original submission to delete a canopy on the front elevation in order to provide a relatively unadorned and simple fenestration detail to respect the adjacent building.  It is also set back from the front building line of the Chapel and thus I do not consider it would have a significantly detrimental impact on the visual characteristics of the area. The Highway Engineer has stated that he is satisfied with the proposal and thus it is the letters from nearby properties that warrant further consideration.  

I do not believe that a scheme of additional tree planting to infill a gap between the proposed building and an existing hedgerow is necessary.  The new building is of modest proportions with the dwelling requesting this condition set some distance to the south, thus there are no potential privacy impacts.  With regard to comments made on behalf of the Chapel, this proposal would not alter an existing situation with regards to maintenance of that building.  It immediately abuts the car park and the building subject of this scheme is set sufficient distance away – this is a matter for the Chapel and applicant to sort out and should not affect the determination of this application.  Comments have been made about the septic tank and it is the intention to connect to an existing system.  Should problems arise from the existing system in the future from these works then this would be dealt with by the Council’s Environmental Health team should a nuisance occur.

Therefore, having carefully considered the above I am of the opinion that the scheme complies with policy and would not adversely affect the setting of the adjacent listed building or visual amenities of the area. 

I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 10 November 2008 which show the deletion of the canopy to the front elevation, a revised door treatment and provide more details of the finish to the surface area surrounding the building.


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

2.
The unit(s) of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as a permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.


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

APPLICATION NO: 3/2008/0775/P
(GRID REF: SD 374575 442180)

PROPOSED CHANGE OF USE FROM OFFICE AND CHIROPODIST SURGERY TO THREE SELF CONTAINED FLATS.  REAR OF EXISTING BUILDING TO BE DEMOLISHED AND REPLACED WITH PARKING SPACE FOR THREE CARS AT 16-18 WELL TERRACE, CLITHEROE

	TOWN COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No formal observations received.  However, informally has stated he is satisfied with the scheme.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters have been received expressing the following concerns:



	
	1.
	The proposed three parking spaces to the rear may cause an obstruction for other residents accessing their properties and making entrance to the complex to the rear for utility wagons, fire engines and ambulances difficult.



	
	2.
	Well Court will become a turning area.


Proposal

This application details the proposed change of use from an existing office and chiropodist surgery to three self contained flats.  External alterations to this end of terrace property are the demolition of a rear single storey extension to enable the creation of three off-street parking spaces.  Again to the rear elevation four air source heat pumps would be externally mounted. 

Site Location

This is an end of terrace unit set within the Conservation Area of Clitheroe.  The building is set to the north of Well Terrace and this row is identified in the Conservation Area appraisal as containing buildings of townscape merit.  To its rear is Well Court, a complex of privately owned retirement apartments, with the Grammar School Sixth Form Centre directly opposite.  

Relevant History

3/94/0104/P – Change of use of first floor flat to office.  Approved 28 April 1994

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Regional Spatial Strategy.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are compliance with policy and matters of highway safety, visual and residential amenity.

With regard to the principle of development the site is within the settlement limit of Clitheroe where Policy G2 of the Plan would allow for this form of development.  Given this is a main settlement there is not the requirement for the commercial premises to be marketed for a suitable alternative use (ie Policy S6).

The scheme involves the removal of a flat roof rear single storey extension which, at present, makes no positive contribution to the visual character of the Conservation Area.  I have discussed the potential impact of the air source heat pumps on the character and appearance of the building itself and wider area with the Council’s Design and Conservation Officer.  It is concluded that there would be no significant visual detriment caused from this element.  I have also explored whether the heat pumps would potentially cause a nuisance to neighbouring amenity due to noise, but have been advised that their installation at this location would not cause a noise nuisance.  

The remaining factor, therefore, is highway safety and it is with regard to parking issues that letters have been received from nearby residents.  The scheme provides for three off street spaces and whilst the formal observations of the County Surveyor had not been received at the time of report preparation, he has informally stated that provided the three spaces are provided as shown on the plan, he would raise no objection.

On the basis of this I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Prior to first occupation of the flats hereby approved, the parking areas as shown on the approved plan shall be formed and made available for use and thereafter retained in perpetuity.


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

APPLICATION NO:
3/2008/0783/P
(GRID REF: SD 367985 437998)

PROPOSED CHANGE OF HOUSE TYPE FOR REPLACEMENT DWELLING APPROVED UNDER PLANNING APPROVAL 3/2007/0641/P AT SHIRE LANE FARM, SHIRE LANE, HURST GREEN

	PARISH COUNCIL:
	No objection but question whether permission has been given to extend the garden.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No comments received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Letters of objection have been received from a neighbouring property which express concerns over the path becoming overgrown and the fencing off of a garden area on what was formerly agricultural lane as follows:



	
	1.
	This extension of the curtilage and the development of the garden are represents urbanisation of agricultural land/open countryside without permission for such development.



	
	2.
	Noise disturbance during spring, summer and autumn due to mowing and strimming of the area.



	
	3.
	Overlooking from the new garden area.



	
	4.
	Concerns that in the long run this land may become accepted as being within the curtilage of the property and will be further built upon.


Proposal

This is a resubmission of a previously approved scheme for replacement dwelling approved under 3/07/0641/P.  The plans denote a detached dwelling with overall approximate dimensions of 16m x 15.7m (incorporating single storey sunroom to rear) x 6.3m in height.  In respect of alterations to the house from the previously approved scheme, it is the rear sunroom with a first floor patio provided above that has been added to project 2m beyond the rear of the dwelling – the patio would be accessible to first floor bedrooms.  The width of the house would also be increased leading to a revision in the roof profile – a central flat roof section would be created but this is not visible from either the north or south.  Revisions are also shown to some of the window openings.  

The other alteration is the detached garage which is to have its ridge raised from approximately 4.7m to 6m.  

Construction materials are dressed stone, slate and timber windows and doors.    

Site Location

The site is outside any defined settlement limit lying within land designated Area of Outstanding Natural Beauty.  There is a dwelling to the east and properties to the north west.  A footpath runs down the eastern site boundary with the landform falling away to the south.  

Relevant History

3/07/0641/P – Replacement dwelling.  Approved with conditions 22 August 2007.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Environmental, AONB, Human Rights and Other Issues

The principle of the replacement dwelling has already been established under the previous approval.  Matters for consideration are whether the design revisions would prove so significantly detrimental to either visual or residential amenity as to warrant an unfavourable recommendation.  

With regard to the revisions for the garage in visual terms I do not consider that raising the ridge in the manner proposed would prove significantly detrimental to the visual qualities of the Area of Outstanding Natural Beauty.  I am mindful of the mature tree to its west within the adjacent field but with its branch spread overhanging the existing stone boundary wall.  This has been discussed with the Council's Countryside Officer who has advised that provided steps are taken to ensure that any works do not have a significantly detrimental impact on the tree then he would raise no objection.  A suitably worded condition could be imposed to protect the tree.

In respect of works to the dwelling, the scheme has been revised since submission to reduce the size of the stair window in the eastern gable to limit its impact on neighbouring amenity.  I do not consider that the increased width and resultant area of flat roof would prove detrimental to visual amenity or that the changes to fenestration detailing would adversely impact on surrounding residential amenity.  With regard to the rear sunroom, this is, I consider, in proportion to the remainder of the dwelling.  The scheme shows the provision of a patio area to its roof and after considering the relationship between this and the neighbouring dwelling, I am of the opinion that there would not be a significant degree of overlooking of their rear garden area.

Objections have been received with regards to an area of land to the rear of the dwelling which has been fenced off with a number of trees planted within it.  that land does not form part of this application and whilst I understand the concerns expressed regarding urbanisation of the countryside and the treatment of this land in terms of strimming and mowing, these are matters that should be pursued under the enforcement powers of the Council should the land in question be seen to be used as an unauthorised extension of curtilage.  I have raised this issue with the applicant’s agent who commented that it is not the intention that the land would become extended curtilage and thus as this does not form part of this submission, I would suggest the situation be monitored by the Council's Enforcement Officer.

Therefore, having considered all the above, I am of the opinion that the scheme accords with policy and would not adversely affect existing residential or visual amenity.  I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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 which detail a reduction in size of the stair window.


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


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

4.
Prior to commencement of any site works including demolition, the delivery of building materials and excavations to the foundations or services, precise details of the exact position of the tree to the immediate west of the proposed garage, together with its branch spread, shall be submitted to and approved in writing by the Local Planning Authority to establish whether the possession of a protection zone will be necessary for the period of the works.


If deemed necessary the identified tree shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice and the protection zone must cover the entire branch spread of the tree within the application site, [the area of the root soil environment from the trunk to the edge of the branch spread] and shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.


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


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


REASON:  In order to ensure that any trees affected by development considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development.

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.



	
	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.



	
	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

Members will be aware that this proposal was deferred at the last Planning Committee in order for further information to be provided in relation to refuse facilities at the site and access for refuse vehicles onto the site. This information will be presented verbally at the meeting.

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 one new residential unit 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 design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.

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

1.
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.

NOTE(S):

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


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

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

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

APPLICATION NO:
3/2008/0846/P
(GRID REF: SD 361979 435803)

RAISE THE EXISTING ROOF TO ALLEVIATE THE DAMP AND CONDENSATION PROBLEMS, AS WELL AS ALLOWING FOR NATURAL VENTILATION AT WELCH HOUSE COTTAGE, HOTHERSALL LANE, HOTHERSALL, NR PRESTON, LANCASHIRE, PR3 2XB.

	PARISH COUNCIL:
	No observations or comments have been received within the statutory 21-day consultation period.  Any comments to be reported verbally.



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

· The proposed raising of the roof will further restrict light to our property, as five rooms in our property are already affected including a lounge, kitchen, two bedrooms and a utility room,

· Loss of views,

· The proposed development will cause a devaluation of our property, and

· It is considered that the reason given by the applicant for the proposed work, i.e. to alleviate damp and condensation problems, is excessive. These issues can be alleviated by other methods that do not affect neighbouring properties.


Proposal

The application seeks permission to raise the roof of the property, Welch House Cottage, by 0.354m in order to re-align the existing roof slopes in order to alleviate the present damp and condensation problems within the property.

Site Location

A barn conversion located off Hothersall Lane, adjacent to three other dwellings on land designated as open countryside as defined by the Ribble Valley Districtwide Local Plan.
Relevant History

3/2006/0121 - Single storey extensions, internal alterations and associated site works – Granted Conditionally.

3/1998/0660 – Conversion of Outbuilding to Dwelling – Granted Conditionally.
Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

Policy H18 - Extensions to Converted Buildings.

Policy SPG – “Extensions and Alterations to Dwellings”
Environmental, AONB, Human Rights and Other Issues

The proposed application was the subject of pre-application discussion before its submission in its current form. The main issue raised by the objector is that by raising the roof of the property, there will be a detrimental impact on their property by the loss of light to the windows in the elevation of their property that faces Welch House Cottage. Indeed, the Council’s SPG: Extensions and Alterations to Dwellings, Paragraph 6.2.1, which notes that ‘Extensions can have an effect on neighbouring properties due to the shadow, which they cast. The larger the extension and the closer to the neighbours property, the greater the effect. Any proposal which reduces the level of daylight available to habitable rooms in neighbouring properties is likely to be refused.’ Following a visit to the site, and in assessing the scheme against the BRE 45 degree test, the proposal passes on both accounts, and as such, it is considered that the proposal will not cause a significant amount of light to the windows in question, two of which are in fact non-habitable rooms.

Policy H18 states that ‘Proposals to extend or alter previously converted rural buildings within the plan area will be considered on the basis of the scale design and massing of the proposal in relation to the character of the existing building and the surrounding area’. Bearing this in mind, it is considered that as the proposal is only raising the roof of the property by 0.354m, the proposal will still retain the shape and design of the existing property and as such will have no significant visual impact on the character of 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, 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 of the property. As such, the application is granted accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
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 24 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.

APPLICATION NO:
3/2008/0848/P
(GRID REF: SD 368723 431720)

DOMESTIC GARAGE AND NEW VEHICLE ACCESS AT THE POPLARS, WHALLEY ROAD, WILPSHIRE, BLACKBURN

	PARISH COUNCIL:
	The Parish Council object to the proposal as the detached building will be constructed in front of the residential property and would have an adverse effect upon the streetscene and set precedents. It will also attract parking/storage of vehicles in a prominent location that will again be detrimental to the street scene. There is considered to be space to locate the garage behind the building line, and this scheme should be rejected.

	LCC COUNTY SURVEYOR:
	No objections on highway safety grounds.



	ADDITIONAL REPRESENTATIONS:
	There have been no additional representations.


Proposal

The application seeks permission to create a new vehicular access for the property, The Poplars, off Whalley Road, Wilpshire, and erect a single storey, detached garage in the garden.

Site Location

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

Relevant History

3/1987/0624/P – Proposed access – Granted Conditionally.

3/1983/0371/P – Replacement bay window – Granted.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues in regards to this scheme are the impact on highway safety by virtue of the creation of a new vehicular access to the site and the visual impact of the proposed new garage in the garden of the property.

The County Surveyor has raised no objections to the proposed vehicular access for the site due to the reduction of the wall fronting the site and the provision of a suitable turning area and visibility splay for vehicles leaving the site. Indeed the amended plans received dated the 11th of November 2008 provide an even larger area of off street parking for vehicles. As such, bearing in mind the scheme will create an area of off-street parking for the occupiers of the property thus removing the requirement for parking in the highway, it is considered that the proposal will greatly improve highway and vehicular safety at this location on Whalley Road, Wilpshire.

With regards to the visual impact of the proposed garage, and more specifically in response to the comments from the Parish Council, following discussions with the Agent the proposed garage has been set back a further 3m from the edge of the highway in order to appear less intrusive in the streetscene, and details have also been provided to represent how the building will be viewed in relation to the nearby houses. The amended site plan indicates that the garage will now be set back behind the building line, as drawn from the property no. 946 Whalley New Road to no. 1 Salesbury View, and due to the proposed slope on site from the highway edge down to the garage, only 2.5m of the garage building will be visible. In addition, due to the boundary screening on both the southern and western boundaries of the scheme, it is considered that the garage is considered to be acceptable, and will have no significant visual impact on the streetscene.

Therefore, whilst I am mindful of the points of objection from 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 have no significant visual impact on the streetscene and will greatly improve highway and vehicular safety at this location on Whalley Road, Wilpshire. As such, the application is granted accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 11 November 2008.


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

APPLICATION NO: 3/2008/0853/P
(GRID REF: SD 366890 430847)

PROPOSED DEMOLITION OF EXISTING PROPERTY AND REBUILDING OF TWO BEDROOMED DWELLING AT HOMESTEAD 1, BARKER LANE, MELLOR

	PARISH COUNCIL:
	No objections regarding the dwelling, however the Parish Council is aware that the access to the site via Long Row is in dispute.  It is understood that, despite planning permission being granted for an access road, this does not override the legal rights pertaining to residents of Long Row.  

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	As the applicant has a legitimate right of access to the site from Long Row, my concern would be to try to secure the design and construction of a safe route to the property.  Therefore, I have no objection in principle to the application.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Ten letters of objection have been received of which one letter has 14 signatories of which most of these people have sent individual objection letters.  The main points are:



	
	1.
	The application form and documents are incorrect and misleading in respect that trees exist within the site, the site is visible from a public highway and the property is not vacant.



	
	2.
	Concern over the access and highway safety issues.



	
	3.
	Disturbance caused by construction works resulting from the development.



	
	4.
	Issues regarding the legality of the access and that this would contravene an existing Covenant.



	
	5.
	Devaluation of property.



	
	6.
	Invasion of privacy caused by disturbance, in particular with car headlights.



	
	7.
	Concern of overlooking the property known as Downing and as such the proposal would be contrary to Policy G1 due to the loss of privacy.



	
	8.
	Express concern that previous application for the access track was badly handled by Committee and the Council.



	
	9.
	Loss of trees and wildlife caused by development.



	
	10.
	Emphasis the need to consider the open “peacock” case and advise Ribble Valley Borough Council to delay determination of the application.



	
	11.
	Ask for a delay in determining this planning application due to holiday commitments of some objectors that make it impossible to attend the November meeting.


Proposal

This application is for a replacement dwelling and involves the demolition of the existing bungalow with a development that is approximately 30% larger.  It is sited in a similar position on the site.

The existing bungalow has a number of small extensions and has a relatively shallow pitched roof and consists of brickwork and render with concrete tiles.

The proposed bungalow is to have its main openings on the south and west elevation.  On the south elevation it includes two patio doors.  It measures approximately 8.3m x 15m and has a pitched roof with a height to eaves of approximately 2.05m and a ridge height of approximately  6m.  

Although the proposal does not include the vehicular access, planning permission has been previously granted for an access direct onto Long Row under application 3/2007/0287.  The proposed scheme shows provision for parking area and a driveway at the northern part of the site.  

Site Location

The site is situated in the Green Belt.  The existing property is located between Homestead 2 and Sunnyside.  The proposed is to be accessed off Long Row which itself is assessed from Barker Lane, Mellor.  

Relevant History

3/2007/0287 – Access track and engineering works between Homestead 1 and Long Row, Mellor.  Approved with conditions. 

3/2008/0201 – Demolition of existing property and replacement with a two storey dwelling.  Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Environmental, AONB, Human Rights and Other Issues

The key issues to consider in this application relate to the impact on the Green Belt in terms of visual impact and the appropriateness of design of the building as well as the new residential amenity.  

It is clear that many of the issues raised by the objectors relate to highway safety and the legality of the right of access.  I am of the opinion that given the previous consent for an access track submitted and approved under 3/2007/0287 these issues are not relevant in the consideration of this proposal.  It is important to emphasis that any planning permission does not override a restricted Covenant that may affect this proposal and any determination would not affect the right of any individuals in relation to the control of the access track.  

In relation to the impact on the Green Belt, I am satisfied that the proposed replacement dwelling would not have a detrimental impact that would necessitate a recommendation of refusal based on Green Belt policies.  The replacement dwelling is of a relatively modest size and would not, in my opinion, significantly harm the openness of the Green Belt.

I accept that the building is in an elevated location and that the maximum height of the building of 6m would make the roof pitch visible but am of the opinion that given its relationship to the existing environment that it would not adversely affect the openness of the Green Belt.  

I note the concerns of overlooking and privacy in relation to the property known as Downing but am of the opinion that the scheme is not significantly different from the existing building with regards to overlooking and as such it would be difficult to resist on ground of residential amenity.  I consider that having regard to all relevant issues and given the limited visual impact on the Green Belt,  the scheme is acceptable. 

I note the concerns regarding wildlife and landscape but am satisfied that this proposal would not have a significant impact on landscape amenity.  

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

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


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

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


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


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

4.
Prior to commencement of the development precise details of the finished floor level of the proposed bungalow shall be submitted to and approved in writing by the Local Planning Authority and the building constructed in accordance with the appropriate floor level.


REASON:  In the interest of visual amenity and to comply with Policy G1.

APPLICATION NO:
3/2008/0860/P
(GRID REF: SD 364065 430815)

PROPOSED 3 NO. HOUSES TO GARDEN AREA AT REAR OF 60 BRANCH ROAD, MELLOR BROOK (ACCESS FROM BOSBURN DRIVE) AT 26-28 BOSBURN DRIVE, MELLOR BROOK, BLACKBURN

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

1.
Gross over development,

2.
Clarification required on the TPO for the existing trees, and

3.
Extensive use of on road parking, and further development will only exacerbate the situation, and

4.
Visibility for drivers using the road is already impaired.



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



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

1.
Original plans for the site were for two, four bedroom/double garage properties which is more acceptable,

2.
Proposal not in keeping with the surrounding properties,

3.
Site is too small to fit proposed development,

4.
Insufficient space for parking per dwelling,

5.
Potential parking issues on Bosburn Drive itself,

6.
Potential highway and pedestrian safety issues,

7.
Overcrowding of housing on Bosburn Drive will lead to noise nuisance created by the end of the cul de sac being used as a general play area,

	
	8.
The gardens to the front of existing properties on Bosburn Drive are ‘Open Plan’, and as such a condition should be placed stipulating no walls/fences to the fronts,

9.
We ask that the current building line is maintained and enforced by the Council, and

10.
Accepting that Govt. legislation has changed, it is interesting that according to local authorities, there is still an over provision of houses in the Ribble Valley.


Proposal

This application seeks permission to erect three four bedroom properties on land to the rear of no. 60 Branch Road, between no’s 24 and 30 Bosburn Drive, Mellor Brook. Each property shows a garage, lounge, dining room, kitchen, utility, W.C. and Conservatory at ground floor, and a bathroom and four bedrooms (one with an en-suite and dressing room) at first floor. Each plot provides off road parking for approx. three vehicles.

Site Location

The site is located within the village boundary of Mellor Brook as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2005/0788 – Proposed Double Garage (access from Bosburn Drive) – Granted Conditionally.

3/2004/1081 – Substitution of house type (includes 2m ground floor windows to north facing gable end). Re-submission – Granted Conditionally.

3/2004/0596 - Demolition of existing house and erection of new detached house and detached garage to rear – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G3 – Settlement Strategy.

Policy H10 – Householder Extensions.

Policy T7 – Parking Provision.

Interim Housing SPG.

SPG ‘Extensions and Alterations to Dwellings’.

Policy L4 of the Regional Spatial Strategy.

Environmental, AONB, Human Rights and Other Issues

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

With regards to the principle of the development, 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 three, new residential unit within Mellor Brook, which is covered by Policy G3 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 visual impact on the streetscene it must be noted that Bosburn Drive itself is a modern housing development with a mixture of housing types. The three units proposed are of modern design themselves, and measure 10.2m wide x 9.5m long x 7.5m to the ridge of the roof, and are not too dissimilar in floor area to the existing properties on Bosburn Drive. They will be constructed in materials to blend in with those of the existing adjacent properties, and will provided off street parking for approx. 3 vehicles. With regards to the spacing between the properties, there is an approx. 2m gap between the new properties, approx. 3m between no. 30 and the adjacent new property and approx. 7m between no. 24 and the adjacent new property, which is in keeping with the spacing of the existing properties on Bosburn Drive. Bearing this in mind, the three new units are considered to blend in well with the existing streetscene, and as such will cause no significant visual impact.

With regards to any potential impact on the residential amenity of the occupiers of the nearby properties, the plans show a distance of approx. 22m between the front elevations of the proposed units and those opposite, and approx. 29m between rear elevations of the proposed units and the properties to the rear. There are no windows in the rear elevation that will cause any significant overlooking. As such, given the proposed boundary fencing proposed between the units, and that the SPG ‘Extensions and Alterations to Dwellings’ notes that at first floor level there should be a distance of 21m between windows, I also do not consider there to be any significant impact on the amenity of the occupiers of the adjacent properties.

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

Therefore, bearing in mind the above comments and whilst I am mindful of the points of objection from both the Parish Council and the nearby neighbours, I consider the scheme to comply with the relevant policies, and as such 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.
Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


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

2.
The proposed new boundary fencing shown on the approved plan ref. no. 08/1884/1 shall remain so in perpetuity, unless otherwise agreed in writing by the Local Planning Authority.


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

3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


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

4.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building(s) shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


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

5.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.


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

6.
The window on the north facing elevations of the approved properties at first floor shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


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

C
APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL

APPLICATION NO: 3/2008/0656/P
(GRID REF: SD 681243 445904)

PROPOSED CONSTRUCTION OF TWO HOUSES ON AN UNDEVELOPED SITE AT VACANT SITE ADJACENT VILLAGE HALL, STOPPER LANE, RIMINGTON

	PARISH COUNCIL:
	Without reservation understand and approve the need for correctly sited affordable housing.  However, this application does not fulfil significant requirements for such housing and thus object for the following reasons:



	
	1.
	Highway Safety:

· The shared access road, which is crucial to development of the site is used as the main access to the Memorial Institute.  It is unacceptable to have both residents and users of the Institute sharing this access.  It should also be noted that the right of way and ownership of this access road are disputed and that the plan, as submitted, extends over land which the Institute have sole rights to and which they use for disabled parking – this they will not relinquish. 

· Concerns over visibility when emerging onto Stopper Lane given the presence of parked cars on the highway.

· When functions are held at the Institute there is a serious parking problem.  Vehicles from the houses will have to negotiate this congestion.



	
	2.
	Dispute that the houses would fit the need for affordable housing within the Parish. 



	
	3.
	By definition the housing would not be sustainable (lack of access to shops, school, doctors within three miles) and should thus be refused.



	
	4.
	The properties would not be affordable to residents.



	
	5.
	Noise nuisance as the nearest property would be less than 7m away from the Institute which is currently licensed 2pm to 2am.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The application fails to address a specific highway concern to secure adequate sightlines from the site.

The plans submitted by the applicant have consistently shown sightlines, from 2.4m back from the carriageway edge at Stopper Lane, of 27m to the west and 20m to the east.  I would be prepared to accept a relaxed visibility splay on account of the alignment of the approach road and the speed of through traffic, to the extent that a 70m splay to either side would be acceptable.



	
	The ability to secure a suitable sightline is fundamental to achieving a safe access to this proposed development and the present provisions do not address this concern.  On this basis I am recommending that the application be refused on highway safety grounds.

	
	
	

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



	
	1.
	Concerns over impact on access and use of the Village Hall.



	
	2.
	Insufficient room for two houses.



	
	3.
	United Utilities transformer is not included in the scheme’s proposals – what will happen to them? If retained it will only be 3.5m from House 1. 



	
	4.
	The boundary walls are not accurate on the scheme proposals.



	
	5.
	Inadequate parking provision within the scheme.



	
	6.
	Visual impact.



	
	7.
	Loss of well established trees and hedgerows.



	
	8.
	Highway safety – the road is narrow and frequently lined with parked cars;  therefore lack of visibility.



	
	9.
	The proposed gate on Stopper Lane from House 1 will further curtail precious parking spaces. 



	
	10.
	During construction plant will not be able to access the site safely.



	
	11.
	It is perverse to provide social housing in an area with no shops, schools or public transport – it is not sustainable.

	
	12.
	There is no need.



	
	13.
	It is too close to the Village Hall and would cause problems with functions there.



	
	14.
	A better use of land would be to provide off-street parking – a petition is submitted in support of a village car park. 



	
	15.
	It would result in the loss of the disabled parking for the Village Hall.



	
	16.
	The dwellings are not affordable to locals.



	
	17.
	Devalued property prices.



	
	18.
	Trespass on grounds belonging to the Memorial Hall.



	
	19.
	Conflict between vehicular access to houses and pedestrian access to the Memorial Hall.



	
	20.
	Access for emergency services could be obstructed.



	
	21.
	There is a stream in close proximity which has not been taken into account.



	
	22.
	Possible flooding.



	
	23.
	Question the accuracy of the details submitted both in plan form and on the actual application forms. 



	
	24.
	The development is less than 15m from a neighbouring gable and fails to meet the 21m minimum distance between habitable rooms.



	
	25.
	Invasion of privacy.



	
	26.
	The loss of trees would remove a sound barrier to noise from the Village Hall functions.



	
	27.
	The scheme is in conflict with Policies G4 and H20/H21 as it is not truly affordable for first time buyers and H19 as it takes no account of the lack of availability of services and facilities in the Stopper Lane area.



	
	28.
	It will result in a poor standard of amenity for future occupiers of the proposed houses.



	
	29.
	Alleged discrepancies in the survey drawings submitted and a survey commissioned by a neighbour in respect of the position of neighbouring houses and position of boundary walls.

	
	30.
	Lack of notice served on other owners.



	
	31.
	Reference to a planning appeal decision elsewhere in the country dismissing a house in close proximity to a Village Hall.



	
	32.
	The plans do not show visibility splays – this an unrestricted area where vehicles could be travelling at speeds up to 60 miles an hour.


Proposal

This application details the erection of two detached ‘L’ shaped dwellings on land to the side of Rimington Village Hall.  Approximate overall dimensions of the dwellings are 9.4m x 8.4m x 7.2m in height (the dwelling to the rear of the site being approximately 0.6m above the height of that to the front of the site).  Construction materials proposed are artificial stone (grey) under an artificial slate roof with hardwood front doors and uPVC windows.  Access will be via the existing driveway set between the site and the Village Hall with a turning head provided within the site and two car parking spaces per dwelling.  Areas of existing hedgerow and some trees are shown to be removed.  The dwellings will provide affordable units offered on a shared equity basis.

Site Location

The land is a grassed area set to the immediate east of the Village Hall.  It is within the identified settlement limit of Rimington with residential properties to the north and south.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy H20 - Affordable Housing - Villages and Countryside.

Policy H21 - Affordable Housing - Information Needed.

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 potential effects on visual and residential amenity.

In respect of principle, this site is within the identified settlement limit of Rimington – a village which allows for infill development under the requirements of Policy G4 of the Districtwide Local Plan or, as is the case here, a proposal which contributes to the solution of a particular local housing problem.  This is an affordable housing scheme with the two dwellings to be made available for shared equity.  The Council’s Housing Strategy Officer has considered the information put forward and has confirmed that the proposal would meet an identified need.  It is recognised that the provision of affordable housing is a priority for the council and thus whilst the principle of development is acceptable in this instance, the scheme is brought before Members for a more detailed examination of the development control which apply as follows:

In visual terms the dwellings are shown to be of artificial stone and slate construction with that fronting Stopper Lane being set back from the hall to its west.  The height of the dwellings would be lower than the dwelling to the rear and I do not consider that the scheme put forward would prove detrimental to the street scene or visual amenities of the area.  

With regard to this scheme’s potential impact on surrounding residential amenity, house no 1 is set approximately 15m from the terrace on the junction of Stopper Lane and Back Stopper Lane.  It has windows at first floor that face towards those properties, but given the exact positioning on site, the new dwelling would be off-set from other dwellings windows facing towards a first floor balcony area to the gable of the end of the terrace.  Thus whilst recognising that there may be potential for the degree of overlooking of that balcony area, I consider the relationship with dwellings on Stopper Lane satisfactory.  There is a dwelling to the rear of the site and the approximate distance to that is 15m but there are no windows shown in the part of the rear elevation of house 2 that relates to the property known as Greystones.  Again I consider the relationship with that dwelling in terms of privacy/overlooking to not compromise existing amenities.  The scheme would result in the loss of some trees on site but none of these are considered to be of such significant amenity value as to warrant preservation/protection. 

Comments have been received regarding the site’s relationship with the hall to the west and that residential development of this site would potentially compromise the future liability for the hall as it may cause a noise nuisance to future residents.  One of the Council’s Senior Environmental Health Officers has been on site to assess the relationship between the two sites and has commented that the design of the proposed dwelling closest to the village hall has only two small windows facing the hall which if double glazed and unopenable, will minimise sound ingress to the property.  I have also been sent a copy of a Planning Inspectorate decision relating to residential development next to a village hall in north Norfolk.  The Planning Inspector commented that: “the danger in allowing any noise sensitive development close to a potentially noise polluting source is that complaints can lead to a statutory action which … could jeopardise the functioning of this community facility.”  In this instance the design of the village hall is such that the main hall is separated by a lobby and few small storage rooms from the gable wall facing the proposed development.  With this design, one would expect good noise attenuation within the hall.  The other door facing the development is from the snooker room.  The Environmental Health Section would not appear to have had any complaints regarding noise from events held in Rimington Village Hall.  Therefore on the basis of the current operation of the village hall, it is concluded that there would be no significant detriment in respect of potential noise disturbance.

The outstanding issue is therefore highway safety and Members will note the observations from the County Surveyor.  He raises clear objections to this development on the basis that adequate sightlines cannot be achieve to serve this scheme for two dwellings.  He has recommended that the proposal be refused and whilst recognising the need to provide affordable dwellings throughout the borough, this should not be at the cost of highway safety.

A number of objectors have raised questions over ownership of the land subject to this application and query whether the plans are drawn correctly in terms boundaries and relationship to surroundings as well as to whether the correct ownership certificates have been served.  I have queried this with the applicants agent who has stated that to their knowledge the plans are correct and notice has been served on the relevant parties.  Committee should be aware that matters over land ownership are a separate legal matter which should not prevent the determination of this application.

Therefore having very carefully assessed  all the above, I am of the opinion that notwithstanding the fact that the provision of two affordable dwellings would help meet an identified need and not prove significantly detrimental to visual or residential amenity, it cannot be achieved without compromising highway safety and should thus on that ground be resisted.

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

1.
The application fails to secure adequate sightlines from the site and is thus considered contrary to Policy G1 of the Ribble Valley Districtwide Local Plan in that it would lead to conditions to the detriment of highway safety.

E 
APPLICATIONS IN 'OTHER' CATEGORIES
APPLICATION NO:
3/2008/0925/P
(GRID REF: SD 373173)

PROPOSED FIRST FLOOR EXTENSION TO EXISTING STAFFROOM AND TO INCLUDE LIFT AND WELFARE FACILITIES AT WHALLEY CE SCHOOL, CHURCH LANE, WHALLEY

	PARISH COUNCIL:
	No observations received at the time of report preparation but previously raised no objection on the original application.

	
	
	

	ENGLISH HERITAGE:
	Advise that they have no comments to make on this proposal.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received at the time of preparing this report.


Proposal

This application is a resubmission following a refusal for a similar proposal.  The scheme incorporates a first floor extension above an existing flat roof structure and would also include a lift and also incorporate an alteration to the roof profile of another school building.  The site is approximately 8.35m x 7.9m and approximately 4.8 in height from the existing flat roof classroom.  

The proposal is to have a hipped roof with blue slate and stone work and render as a walling material.  The proposal would enable a welfare room for staff with toilet and a lift to the first floor.

Site Location

The extension is located on the existing flat roof link building situated in a central part of the school.  The building is located in the Whalley Conservation Area with the boundary of the school adjoining the grounds of Whalley Abbey.

Relevant History

3/2008/0545/P – First floor extension to existing staff room and to include lift and welfare facilities.  Refused.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Policy ENV19 - Listed Buildings.

Environmental, AONB, Human Rights and Other Issues

Members may be aware that a previous application was refused under delegation on the basis of visual harm to the Conservation Area and the setting of the grade I listed building.  The reason for this application to be considered by Committee is that the applicant has now included a supporting letter emphasising the importance of this facility would have in terms of the school and perhaps the wider community benefit in the long term.  

It is clear within the supporting letter that the applicant considers that there is inadequate facilities for teachers which in many respects constitutes a health risk and reduces the effectiveness of obtaining maximum sufficiency during periods of preparation.  The school has grown and as such the number of teachers have increased and the welfare facilities have not increased and therefore this facility is now necessary.

I understand that the benefits of such an extension and the possible consequences of inadequate facilities but I believe the main issue here is the impact on the built heritage.  The proposal has been reduced in size and the use of a hipped roof does improve the views and the relationship of the Conservation Area.  The scheme is set within the Whalley Conservation Area and to the south of the site is Whalley Abbey and to the east St Mary’s Church, both grade I listed buildings.  The recently carried out Conservation Area Appraisal identified the school building fronting Church Lane as one of Townscape Merit and a focal building.  The proposed extension would reduce the significance of this building as it would screen one elevation from public view.  

In assessing the appropriateness of the scheme it is important to have regard to the visual impact of the building and the impact of the setting of the listed building.  The most dominant building on the site are the older stone structures.  This has resulted in the street scene of historic character with lower profile buildings set to the rear.  Currently there is a view from leaving the Abbey looking through and over the school yard and the building to a grade I church to the east.  I consider that this relationship and view is important and provides a visual link between the Abbey and the church.  The proposal, although better than the previous scheme, still limits the view of the Church tower. 

I note the comments from the applicant’s agent regarding the existing single storey building that effectively has a more significant impact on the relationship and the view but I do consider that this would make things worse.  

In conclusion I consider the scale of these works are such that they would detract from the setting of the grade I listed church and become an over dominant feature to the detriment of the character of the Conservation Area.  

RECOMMENDATION: That Committee be Minded to Refuse the application for the following reason and Defer and Delegate to the Director of Development Services to await the consultation period:

1.
The proposal by virtue of its scale and massing is considered to be an over dominant extension to the detriment of visual characteristics of the Conservation Area and setting of the listed building of St Mary’s Church.  It is therefore contrary to Policies G1, ENV16 and ENV19 of the Ribble Valley Districtwide Local Plan.

INFORMATION / DECISION
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