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REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 18 DECEMBER 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:

	3/2008/0583/P
	Agricultural timber framed building with fibre cement roof for storage of machinery, animal feed, fertilizer etc used in connection with farming the holding together with accommodation for family horses and equipment
	Willow Brook Farm

Clitheroe Road

Dutton

	3/2008/0699/P
	Construction of roof cover existing silage clamp to form GP store and lean-to to cover feeding area, together with substitute access 10m west of existing 
	Raygill Moss Farm

Gisburn Road

Bolton-by-Bowland

	3/2008/0721/P
	Proposed 2 no. location signs A59 junction to sanctuary/organic restaurant (Sign 1)
	The Sanctuary of Healing

Dewhurst Road, Langho

	3/2008/0768/P
	Demolition of existing single storey utility room, garage and store and erection of a two-storey side extension. Also retrospective application for a conservatory
	37 Mellor Brow

Mellor

	3/2008/0796/P
	Proposed internally illuminated projecting sign
	Blakeys, Bawdlands

Clitheroe

	3/2008/0807/P
	Proposed ground floor conservatory to rear 
	1 Sabden Brook Court

Sabden

	3/2008/0815/P
	Garage and utility room extension
	Park Side Bungalow

Waddington Road, Clitheroe

	3/2008/0816/P
	Proposed single storey rear and side extension

	Allandale, Simonstone Lane

Simonstone

	3/2008/0817/P
	Replacement building to form double garage & office (for sale or rental) for Lower Alston Farm and Double garage 
	Ribblebank House

Lower Alston Farm & 

Ribblebank House

Riverside, Ribchester

	3/2008/0819/P
	Proposed extension of existing first floor apartment over existing flat roof including associated fenestration alterations and demolition and re-build of external walls (Conservation Area Consent) 
	63 King Street

Whalley

	
	
	

	3/2008/0820/P
	Proposed extension of existing first floor apartment over existing flat roof including associated fenestration alterations and demolition and re-build of external walls
	63 King Street

Whalley

	3/2008/0824/P (LBC)
	Alterations and introduction of en suite within existing rooms, to provide bedroom accommodation, for residents of the care home
	Thistle Manor

Edisford Road

Clitheroe

	3/2008/0825/P
	Extension and alterations to outbuilding to create granny annex
	Cuttock Clough House

Mill Lane, Waddington

	3/2008/0827/P
	4 no. flats on first and second floors with rear dormers and formation of single storey extension to rear
	35-39 Whalley Road

Clitheroe

	3/2008/0830/P
	Conversion of semi-detached house (10 no. bedrooms) to 3 no. houses (2 no. 3-bed houses and 1 no. 4-bed house)
	Greenside

13 Downham Road

Chatburn

	3/2008/0838/P
	Erection of concrete section apex garage on reinforced concrete base, flagged parking area between garage and property boundary.  Demolition of brick built store and construction of decked area
	7 St Mary’s Gardens

Mellor

	3/2008/0839/P
	Resubmission of 3/2008/0294/P – patio roof proposed instead of approved first floor extension (storage)
	3 Accrington Road

Whalley

	3/2008/0856/P
	Proposed internal and external alterations to existing bungalow – extend existing garage and construction of conservatory
	Pain Hill Bungalow

Pain Hill Farm

Slaidburn

	3/2008/0857/P
	Application for approval of details reserved by condition relating to conditions 2 and 3 of planning permission 3/2008/0277/P at the former 
	Little Chef restaurant

Longsight Road

Osbaldeston

	3/2008/0859/P
	Proposed internally illuminated circular light box sign and externally illuminated Perspex letters on gable elevation
	Clitheroe Light Engineering Units

A-C Up Brooks Industrial Estate, Clitheroe

	3/2008/0866/P
	Alteration to existing attached single storey kitchen area to create additional floor space and roof storage.  Extension to rear only.  Existing cowl vent to be reclaimed (PA – resubmission of 3/2008/0613/P).  Alteration to existing single storey attached kitchen wing, existing roof height raised and building extended to rear to create increase in floor space.  Velux roof lights to rear slope and roof cowl reclaimed (LBC – resubmission of 3/2008/0614/P)
	The Villa

76 Whalley Road

Clitheroe

	
	
	

	
	
	

	3/2008/0867/P
	Alteration to existing attached single storey kitchen area to create additional floor space and roof storage.  Extension to rear only.  Existing cowl vent to be reclaimed (PA – resubmission of 3/2008/0613/P).  Alteration to existing single storey attached kitchen wing, existing roof height raised and building extended to rear to create increase in floor space.  Velux roof lights to rear slope and roof cowl reclaimed (LBC – resubmission of 3/2008/0614/P)
	The Villa

76 Whalley Road

Clitheroe

	3/2008/0868/P
	Proposed stable block, winter turn-out area and access track (part retrospective
	Yorkfield, York Lane

Langho

	3/2008/0876/P
	Proposed cattery
	Elliott Barn

Thornley, Preston

	3/2008/0881/P
	Proposed dormer extension to front elevation
	3 Langdale Avenue

Clitheroe

	3/2008/0886/P
	Installation of 1 no. 0.75m satellite dish antenna at a height of 5m (agl) on the existing 25m high lattice mast, the installation of a GPS antenna on the existing ground based building, the installation of a small feeder gantry, the installation of a small ground based meter cabinet in preparation for television Digital Switchover Over
	ARQIVA Transmitting Station, Ribble Lane

Chatbur



	3/2008/0887/P
	Proposed alterations to the existing pedestrian and vehicular gateways off York Street to improve highway access and safety
	Clitheroe Royal Grammar School Sixth Form Centre

York Street, Clitheroe

	3/2008/0888/P
	Proposed alterations to the existing pedestrian and vehicular gateways off York Street to improve highway access and safety (LBC)
	Clitheroe Royal Grammar School Sixth Form Centre

York Street, Clitheroe

	3/2008/0893/P
	Erection of a fence within the grounds of the Old Grammer School to provide a secure nature area for the children of Whalley pre-school 
	The Old School, Station Road, Whalley

	3/2008/0897/P
	Single storey rear extension

	21 Ribblesdale Road

Ribchester

	3/2008/0899/P
	Proposed formation of new external window and door openings in the existing single storey rear outrigger, as part of the internal refurbishment and alterations
	The Old Post House Hotel

46-48 King Street

Clitheroe

	3/2008/0909/P

Cont..

Cont/
	Installation of 1 x 0.75m diameter VSAT antenna at 13m, installation of replacement equipment cabin with appropriate extension to the existing concrete base, installation of 1 x GPS antenna on a new equipment cabin, installation of a new meter cabinet, installation of a new feeder gantry with associated feeder cables and ancillary works thereto 
	ARQIVA Transmitting Station, Chaigley

Bashall Moor Plantation

Bashall Eaves

	3/2008/0921/P
	Extension to rear to form bedroom, bathroom and storeroom for a disabled person
	The Bungalow

6 Whiteacre Lane

Barrow

	3/2008/0936/P
	Conversion of small attached courtyard area into sun room. Derelict walled space to be converted
	Eaves Barn Farm

Gallows Lane

Ribchester


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2008/0721/P
	Proposed 2 no. location signs 
	A59 junction to sanctuary/organic restaurant (Sign 2) at The Sanctuary of 

Healing

Dewhurst Road

Langho, Blackburn
	Contrary to Policy G1 – Adverse visual impact on street scene by virtue of the introduction of additional signage at this location.



	3/2008/0823/P
	Proposed family annex in garden at rear
	Fairfields

36 Barker Lane

Mellor
	Policies G1, ENV4 and H9 – Harm to the openness of the green belt, the annex is too large and is detached from the main house, and harm to the residential amenities of neighbours.



	3/2008/0850/P
	Two-storey rear extension 
	39 Lee Street

Longridge
	G1, H10, and SPG “Extensions and Alterations to Dwellings” – Loss of light and overbearing impact to neighbouring property.



	3/2008/0861/P
	Proposed granny annex and garage extension (Resubmission)
	Ellis House

Kenyon Lane

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

	3/2008/0863/P
	Conversion and extension of garage to create annex accommodation 
	Sandy Bank Cottage

Sandy Bank

Chipping
	The proposed dormer to the rear of the building is considered to be contrary to Policies G1 and ENV1 of the Districtwide Local Plan and the Council's adopted SPG “Extensions and Alterations to Dwellings”.


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	
	
	

	3/2008/0656/P
	Construction of 2 houses on an undeveloped site
	Land adjacent Village Hall, Stopper Lane, Rimington

	3/2008/0781/P
	Build an extension off the existing property 
	The Cottage

Newton


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 held 2 December 2008
	AWAITING DECISION

	3/2007/0911

D
	3.7.08
	Mr & Mrs K Sanderson

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

Brookside Farm

Moss Side Lane

Thornley
	_
	Hearing to be held 3.2.09
	

	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 offered (10.2.09), awaiting confirmation
	

	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
	_
	Site visit 8.12.08

AWAITING DECISION

	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
	_
	Site visit 8.12.08

AWAITING DECISION

	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
	_
	Awaiting site visit

	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
	_
	Awaiting site visit

	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
	_
	AWAITING DECISION


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

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

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

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

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

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

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

4.
Insufficient parking for the development, and

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



	COUNTY SURVEYOR (LCC):
	No objection to the application in principle on highway safety grounds. The amendments that have been made to the site layout are sufficient to secure an area for the safe manoeuvring of vehicles within the site, allowing them to enter and leave in a forward gear.



	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:
	Ten 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 width of Dixon Road can only allow restricted access and can comply with the LCC road design guide for a type 5E drive for up to 2 dwellings,

13.
Dixon Road has no street lamps/footways and no possibility of providing footways (or a mandatory service strip),

14.
If cars struggle, pedestrians have no path and walk on a narrow carriageway, bin wagons cannot access and fire engines may be unable to gain access, then the proposal cannot possibly be acceptable,

15.
The creation of a parking area to the east boundary may undermine the wall surrounding Sharley Fold Farm, a Listed Building,

16.
Visual impact on Listed Building and on the Conservation Area,

17.
Impact on the amenity of the occupiers of this property,

18.
Visual impact on the Listed Church to the west of the site,

19.
Concerns regarding drainage on the site,

20.
Nine units, including a mixture of house types is not a practical mix on this site,

21.
Loss of light to ground floor flat,

22.
Concerns regarding disruption during construction of buildings if approved,

23.
Siting of the RVBC garage is impractical for reasons of accessibility and noise, and could be better sited,

24.
The proposal will add nothing to Longridge as it provides neither social, sheltered or affordable housing,

25.
Loss of trees and other habitats on site, and

26.
Concerns that if permission is granted the land could be sold with planning permission and the purchaser could be misled by the approval.

	
	


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 from the 6 November 2008 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. The additional comments from the LCC Highways Officer and the Street Scene Manager can be found at the end of the report.

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 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.

With regards to the access to the site and the concerns raised by the Committee at the 6 November 2008, the LCC County Surveyor has responded with the following information and comments. The first 76m of Dixon Road north of Berry Lane is adopted, and the width of the road is 5.0m at its junction with Berry Lane and varies from 4.0m to 5.4m along its length. It is considered that vehicles entering Dixon Road have clear visibility along the adopted length. In relation to the question of access for refuse and other larger vehicles, while two way movements cannot be maintained for its full length, there are locations allowing vehicles to pull to the side of the carriageway in order to secure access. The comments you have received recently regarding the ability of some larger vehicles, such as refuse vehicles, to access the site safely and conveniently have considerable merit, however the amendments that have been made to the site layout are sufficient to secure an area for the safe manoeuvring of vehicles within the site, allowing them to enter and leave in a forward gear. As such, the LCC Highways Officer 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, and therefore still raises no objection to the application in principle on highway safety grounds.
However, the Street Scene Manager disagrees with these comments noting that despite Dixon Road being an adopted highway, he anticipates that any increase in its usage is likely to generate a degree of conflict between traffic using it which if not improved could lead to vehicles having to reverse to allow others to pass, and that the access road should be of sufficient width to allow vehicles to pass each other safely. The road has no footpaths for pedestrian use and there appears to be no off-street parking space available for the existing properties at the junction of Dixon Road and Berry Lane, and bearing in mind the present limited use of Dixon Road it may be being used for on-street parking by residents of the properties I have referred to. Therefore, in his opinion, without modification and improvement the road does not provide safe and suitable access to a new development and could lead to problems in servicing the site in future.
It is clear that there is a conflict of opinion from the County Highways Officer and the Street Scene Manager on this proposal, however it is considered that the following must also be taken into consideration. At present, the accessibility Dixon Road by refuse vehicles is difficult, however I would suggest that this may be due to the fact that there is no provision for the vehicles to turn at the end of the road, hence the reason for vehicles not entering the road. The revised layout provided by the applicant now allows provision for larger vehicles to turn within the site, and as such should improve the accessibility of not only the proposed site but also the existing properties. In addition, the County Surveyor states that he considers that vehicles entering Dixon Road have clear visibility along the adopted length, and while two way movements cannot be maintained for its full length, there are locations allowing vehicles to pull to the side of the carriageway in order to secure access, meaning that anyone wanting to pull into/or drive out of Dixon Road, will have sufficient visibility to see any vehicles entering/leaving.

As such, bearing in mind the above comments and whilst I am mindful of the points of objection from nearby neighbours and the Street Scene Manager, I consider the scheme to comply with the relevant policies, and I recommend the scheme 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 preferable 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.

3.
The layout of the development shall include provisions to enable vehicles to enter and leave the highway in forward gear and such provisions shall be laid out in accordance with one of the examples indicated on the attached plan and the vehicular turning space shall be laid out and be available for use before the development is brought into use.  A detailed plan for approval shall be submitted to and approved in writing by the Local Planning Authority before development commences.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  Vehicles reversing to and from the highway are a hazard to other road users.

4.
The car park shall be surfaced or paved in accordance with a scheme to be approved in writing 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 development.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to allow for the effective use of the parking areas.

NOTE

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:
3/2008/0842
(GRID REF: SD 375924 445560)

TWO STOREY EXTENSION TO THE REAR AT 4 GREENDALE VIEW, MAIN STREET, GRINDLETON.

	PARISH COUNCIL:
	Grindleton Parish Council - No Objections



	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received regarding the original plans submitted which raises the following;

· Loss of light in the garden and living room of the neighbouring property

One letter of objection has been received regarding the amended plans submitted which raises the following:

· The proposed extension would have an obvious potential adverse impact upon the current levels of sunlight/daylight enjoyed including the garden amenity space.




Proposal

Permission is sought for the demolition of an existing detached flat roofed structure to the rear of the property which provides an outside store and adjoining toilet and the erection of a two-storey rear extension to provide an extension to the existing kitchen with dining room and cloakroom with integral wash basin and w.c at ground floor level and a larger master bedroom with bathroom at first floor level. Initial plans that were submitted with the application have been amended so that approx. dimensions of the proposal are 2.7 metres in width projecting from the rear of the property, 5.8m in length and a maximum height of approx. 6.7 metres with a pitched roof. Materials to be used will match those of the existing property.

Site Location

The application relates to the rear of the southern end terraced property on Greendale View, which is elevated from Main Street within the settlement of Grindleton.

Relevant History

None

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

In terms of visual impact I consider that the scale, size and design of the proposal is appropriate and as it is to the rear of the property it will not be seen within the wider locality.

I note the concerns raised in the objection letters with regards to loss of light to the rear ground floor window and amenity space of adjacent property No. 3 Greendale View.

Initial concern was expressed to the agent with regards to the first set of plans submitted with the application in respect of loss of light to adjacent property No. 3. After subsequent discussions the agent submitted amended plans that were received on the 20th November 2008. I have assessed the amended proposal using the BRE methodology detailed in the Council’s SPG ‘Extensions and Alterations to Dwellings’ to consider potential loss of light to the adjoining property. To ensure that the extension does not fail the BRE methodology on both counts the extension has been set down from the existing roof height by approx. 0.5 metres so less than half of the ground floor window of the adjoining property will be affected by loss of light when viewing the elevational plans. I therefore consider that the submitted plans pass the BRE guidelines and whilst some loss of light will occur I consider this will not be significant as to warrant refusal. 

Whilst I acknowledge the letter received by an agent acting on behalf of the owner of 1,2 & 3 Greendale View dated the 26th November, with plans of what the owner would consider acceptable and would subsequently raise no objection to, I have no objection to the amended scheme as submitted and therefore recommend approval.

I consider that an appropriate condition be placed advising that no window or door is to be inserted to the side elevation of the proposal nearest to the adjoining property without the permission of the Local Planning Authority, which should safeguard the privacy of neighbouring properties.

A bat survey was carried out at the property and it was concluded that the building does not show any obvious signs of bat roosting activity and that the proposed rear extension is unlikely to cause disturbance or damage to bats or their roosts.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the extension shall not be altered by the insertion of any window or doorway to the northern side elevation closest to the adjoining property unless a further planning permission has been submitted and granted by the Local Planning Authority.


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

APPLICATION NO: 3/2008/0895/P
(GRID REF: SD 379392 445495)

PROPOSED REPLACEMENT DWELLING (AMENDMENT TO APPROVAL 3/2007/0005/P) AT DENISFIELD HOUSE, RIMINGTON LANE, RIMINGTON 

	PARISH COUNCIL:
	Wish to express their continued objection to this application for the following reasons:



	
	1.
	The Parish Council objected to the height of the building in their previous letter and they therefore find it hard to believe that an extra 650mm would render their previous objection invalid, but would rather support the claim that they made then that the building would be intrusive.



	
	2.
	The relocation of the building appears to lie across a public footpath.  As there was never any mention of the footpath on the earlier application nor the effect of moving the building to the east.  There are no site plans with the current application so it is not possible to confirm the degree to which the building would now interfere with the footpath.

	
	3.
	The building itself is not unattractive and could be suitable to some situations but it can in no way be said to conform to the local vernacular architecture which the Districtwide Local Plan seems to imply that new (this is not a replacement as it stands but an alien intrusion) buildings in the countryside should conform.  The extra height only exacerbates this intrusion.



	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

The recently demolished Denisfield House was a detached house of stone construction with a slate roof.  It had been previously extended, including a swimming pool with a flat roofed single storey extension.  In 1995, planning permission was granted for a scheme of substantial extensions to the property including pitched roofed two storey extensions at the rear and the construction of a pitched roofed first floor extension over the swimming pool (3/2005/0782/P).  No works were ever carried out in respect of that planning permission.

Permission was then sought by application 3/2007/0005/P for the demolition of the dwelling and its replacement with a new house which was to incorporate the reconstituted façade of the former listed building, Sandown Hall.  The replacement dwelling was to be similar in size and height to the dwelling which would have resulted from the implementation of the extant permission 3/2005/0782/P.  It would, however, have been in a slightly amended position further to the north east, but still partly overlapping the position of the original building.   The proposed dwelling comprised a central two storey section containing the majority of the living accommodation on the ground floor with six bedrooms and a bathroom at first floor level.  To the west side, and projecting to the rear, there was a swimming pool within a single storey pitched roofed section of the building; and on the east side the majority of a proposed large kitchen would be within a single storey pitched roofed projection.  

The external materials were to be sandstone (partly comprising the reclaimed front elevation of Sandown Hall) and a natural slate roof.  

After careful consideration of all the issues, Planning and Development Committee resolved on 24 May 2007 that application 3/2007/0005/P be approved subject to a number of conditions.  

Having obtained that permission, the applicant sought the advice of Professor Robert Adam, a leading expert in classical and traditional design, who advised that a number of relatively modest alterations to the approved scheme would result in a building with better proportions but with little difference in impact from the original.  This application seeks permission for those alterations.  

As with the existing permission, the scheme is a partial reconstruction of Sandown Hall incorporating the majority of the original stonework.  

The new scheme represents a significant height reduction over the original, now demolished, Denisfield, but an increase of 650mm in height over the existing permission.   This increase is the result of adding two stone courses.  This, says the architect, has been done to achieve classically correct proportions with no difference in impact from the original.  

The modified scheme uses more of the original building.  The south west and north east elevations feature the tall three part windows with pilasters that are an interesting feature of the original Sandown Hall.  The revised scheme also restores the parapet wall on the main building resulting in more correct proportions.

The wings have been redesigned to have a more direct architectural relationship to the main house and the rear elevation has been designed to be symmetrical, composed and more compatible with the front elevation.  

The building is to be sited approximately 6m to the east of its previously approved position. 

Site Location
The site of the former Denisfield House is an isolated location within the open countryside on the north side of Rimington Lane to the west of the village of Rimington.  The dwelling and its curtilage is at the northern end of an approximately 100m long access driveway.  The land on both sides of the driveway (ie between the curtilage and the road) is agricultural land which will remain unaffected by the application.  The northern (rear) site boundary is very well screened by existing trees and hedges.  There is also existing tree screening to the front of the existing dwelling.  

There are no other dwellings in the immediate vicinity of the site.

Relevant History

3/2005/0782/P – Extensions and alterations to dwellings.  Approved.

3/2007/0005/P – Replacement dwelling.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Environmental, AONB, Human Rights and Other Issues

Application 3/2007/0005/P sought planning permission for the demolition and replacement of an existing dwelling in an isolated location within the open countryside.  As such, it fell to be considered against the general development control, visual amenity requirement of Policies G1 and ENV3 of the Local Plan and the specific requirements of Policy H14.  This latter policy says that applications such as this will be permitted subject to the following criteria:

1.
The residential use of the property should not have been abandoned.

2.
The creation of any extra curtilage would be assessed in relation to Policy H12.

3.
The impact on the landscape will be assessed in relation to that of a new dwelling.  As such, very careful consideration to design and use of materials must be made.  In addition, excessive increase in the size of the property will not be permitted.  

Having considered all the relevant issues, Committee considered the original application to be acceptable and in accordance with those relevant policies.

Although slightly higher than the approved scheme, I do not consider any of the proposed alterations to be so significant as to justify refusal of this application when the previous, very similar application, has been approved.  Indeed, I consider that the changes improve the proportions of the building such that it would appear as a more attractive feature in the landscape than the approved replacement dwelling.

The Parish Council have objected to the application, reiterating their objections to the original proposal.  They do not consider this to be an appropriate building for this locality and consider that the extra height only exacerbates the problem.  The principle of a building of this general type, size, design and external materials, however, has already been accepted, and I do not consider the proposed slight increase in height to warrant refusal of this application. 

The Parish Council also had concerns that the proposed building would interfere with the route of the public footpath that crosses the site.  Since making these comments, the Parish Council has been provided with a plan (which was unfortunately received slightly after the rest of the application documents) that shows that neither the approved scheme or this currently proposed amended scheme would affect the existing route of the public footpath.  Any further comments received from the Parish Council will be reported orally to Committee.  

Overall, I can see no sustainable objections to this amended scheme.  

SUMMARY OF REASONS FOR APPROVAL

The proposed replacement building will not have any seriously detrimental effects on the appearance of the locality.  

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 Policies G1, ENV3 and H14 of the Ribble Valley Districtwide Local Plan.

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


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


REASON:  In the interests of the amenity of the area and to comply with Policies G1, ENV3 and H14 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2008/0903/P
(GRID REF: 368461, 437427 SD) 

PROPOSED EXTENSIONS TO PRIVATE DWELLING TO FORM GARDEN ROOM, PLAY ROOM AND WC AND DETACHED GARAGE AND GARDEN STORE AT LAMBING CLOUGH FARM, HURST GREEN, LANCASHIRE

	PARISH COUNCIL:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of representation has been received which objects to the proposed siting of the detached garage block on the following grounds:

· The garage appears to be sited immediately upon a boundary wall, which belongs to the objector and not the applicant.  

· The application states that the objector has agreed to the location of the garage.  This is not the case as the garage location has been altered from that originally proposed and consulted upon.



	
	· The objector does not feel that the location chosen for the garage is the most appropriate, given its close proximity to his own property and the fact that it will, to some degree, reduce the amount of separation between Lambing Clough Barn and Lambing Clough Farmhouse.   

· The applicant has a significant area of garden curtilage to the north of the property and it is considered that it would be more appropriate to locate the garage to the north of the house rather than immediately upon the boundary of the two properties


Proposal

The application firstly seeks permission for an L shaped extension on the western elevation of the dwelling incorporating part of the existing garage, approved in 1989, to provide a garden room, playroom and WC.  The north wall of the extension has been set back from that of the main house by approximately 500mm to provide definition between the existing and new structures.  A double gable has been incorporated over the extension with a valley gutter in-between to limit the height of the roof.  Dimensions of the proposed extension on the western elevation of the dwelling would measure approximately 6.5m x 11.7m x 4.6m.  Materials to be used would be natural stone and dressed stone quoins to match the existing property.  

A detached garage and garden store positioned approximately 1.5m from the proposed extension is also proposed.  Approximate dimensions would be 9.3m x 5.6m x 4.3m to the roof pitch.  Materials for the garage and garden store would consist of natural stone walls with a blue slate roof with three conservation area type roof lights on the northern elevation.  The doors to the garage and garden store will be stained bordered timber.

Site Location

The application site is located down Lambing Clough Lane, a narrow road that runs from Longridge Road (B6243) adjacent to the Shireburn Arms Hotel through to Trough House adjacent to the River Ribble.

Relevant History

3/1989/0698 – Internal alterations and garage.  Approved.

Relevant Policies

Policy G1 – Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Development in Open Countryside.

Policy H10 – Residential Extensions.

SPG Extensions and Alterations to Dwellings.

Environmental, AONB, Human Rights and Other Issues

The issues for consideration relate to the effects of the dwelling as extended and altered, and the erection of a detached garage and garden store would have on the appearance of this rural locality and upon the amenities of the occupiers of the adjacent dwelling.

In relation to the extensions proposed on the western elevation of the dwelling, I am satisfied that in terms of design and materials the proposals are acceptable and would not have an adverse impact on the amenity of the residents at the adjacent property or visual amenities of the area.

In relation to the proposed detached garage and garden store I note the objectors comments that the siting of the garage will reduce the amount of separation between Lambing Clough Barn and Lambing Clough Farmhouse, however, I do not believe that the works would prove significantly detrimental to the openness of the countryside to warrant a refusal given that the garage will be positioned approximately 1.5m from the western elevation of Lambing Clough Farmhouse and 11m from the same elevation of Lambing Clough Barn.  The garage is positioned far enough away from the neighbouring property so not to cause a loss of a significant loss of sunlight.  The objectors’ comment that the garage appears to be sited immediately upon a boundary wall belonging to him is dealt under legislation outside of planning control.

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 conditions:

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


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

APPLICATION NO:
3/2008/0906/P
(GRID REF: SD 374165 441802)

PROPOSED ADVERTISEMENT CONSENT APPLICATION FOR EXTERNALLY ILLUMINATED FASCIA SIGN ON THE REAR ELEVATION AT THE GRAND, YORK STREET, CLITHEROE 

	PARISH COUNCIL:
	Objection on the grounds of light pollution to nearby residential properties.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a resident of Whalley Road Clitheroe who objects to this, or any other illumination on the rear elevation of this building, as he considers it to be out of keeping with neighbouring buildings and totally intrusive to the eye.


Proposal

The application seeks advertisement consent for a sign on the rear elevation of the building comprising the words ‘The Grand’ in lower case individual stainless steel letters.  The maximum height of the sign is 0.78m and its overall length is 2.93m.  It would be positioned with its lowest point approximately 4.8m above ground level and would be illuminated from above by a single spotlight.  

Site Location

The application relates to The Grand Community & Arts Centre which is a grade II listed building within the Clitheroe Conservation Area on the south east side of York Street.  

The immediate vicinity comprises a mixture of commercial and residential properties including dwellings on the opposite side of York Street at the front and on Albion Street and Back York Street at the rear.

Relevant History

3/2002/0314/P & 3/2002/0320/P – Applications for planning permission and listed building consent for demolition works, extensions and alterations to provide a performing arts centre and cyber café.  Both approved subject to conditions.

3/2003/0995/P – Listed building consent application for three security cameras.  Approved subject to conditions.

3/2005/0046/P – Restructuring of roof.  Approved subject to conditions.

3/2007/0423/P & 3/2007/0424/P – Applications for Listed Building Consent and Advertisement Consent for external signs with backlit illumination.  Both refused.

3/2008/0532/P – Listed building consent application for two illuminated signs at the front and one illuminated sign at the rear.  Listed building consent granted in respect of all three signs.

3/2008/0533/P – Advertisement consent application for two illuminated signs at the front and one illuminated sign at the rear.  Advertisement consent refused.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The Grand was built as a civic hall in 1873 and converted to a cinema in 1921.  It was listed at grade II in 2000 and is prominently sited within the Clitheroe Conservation Area.  

In March 2003, Listed Building Consent and Planning Permission was granted demolition works, alterations and extensions to create a performing arts centre and cyber café.  At that time the materials for the fascia canopy on the York Street elevation extension were shown as enamelled sheet steel panels supporting cold cathode advertising neon lighting tubes to give illumination of The Grand logo.  No signs were shown to the rear of the building at that time.

Previous applications 3/2007/0423 and 3/2007/0424 related to a scheme of backlit illuminated signs at the front and rear of the building.  At the front it was proposed that the words ‘The Grand’ would be formed three times on the existing canopy in individual backlit letters in a colour and font type which was still to be determined at the time of those applications.  At the rear it was proposed that the words ‘The Grand’ be formed twice at high level in backlit individual letters of unknown colour and font type.

Application 3/2008/0532/P then sought listed building consent for two illuminated signs at the front of the building and one illuminated sign at the rear whilst 3/2008/0533/P sought advertisement consent for the same signs.  Both of those applications were considered by the Committee on 11 September 2008.  In a single report it was recommended that both consents be granted.  An objection to the application was made on the grounds that the LED strip lighting on the front canopy was seriously detrimental to their residential amenities.  

Committee resolved that the listed building consent application be granted (there being no serious harm to the appearance or character of the listed building) but that the advertisement consent application be refused for the reason that the nature of the illumination would result in conditions to the detriment of residential amenity and as such be contrary to Policy G1 of the Local Plan.  

Whilst not stated explicitly in the reason for refusal, it was the effects of the illumination at the front on the neighbours on the opposite side of York Street that was the primary justification for the refusal of the advertisement consent application.  If they were not illuminated, Express Advertisement Consent would not be needed for the signs on the front canopy.  The sign at the rear, however, due to its height being in excess of 4m above ground level would require Express Advertisement Consent even if it was not illuminated. This application therefore again seeks advertisement consent for the sign at the rear only, and an appeal has been submitted against the refusal of application 3/2008/0533/P.  The sign at the rear as now proposed is exactly the same as that for which advertisement consent has been refused and, of course, for which listed building consent has been granted.  At the time of consideration of the original applications, and again in respect of this current application, no objections have been received from the owners of residential properties at the rear of the building in Albion Street and Back York Street.  The Town Council, however, has objected to the current application for a reason concerned with the effects of the illumination on nearby residential properties, and the Clitheroe residents (but not living in the immediate vicinity of the site) considers the illumination to be intrusive.  The Environmental Health Officer, however, has no objections to the application subject to a condition that the sign is not illuminated between the hours of midnight and 8am.  I consider such a condition to be appropriate and would also recommend a condition to ensure that the illumination is always properly positioned so that it illuminates the sign only and does not spread on to other surrounding buildings.  

I consider the proposed sign to be acceptable subject to such conditions, particularly as it was the signs at the front, rather than this one at the rear, that were the prime reason for refusal of the previous advertisement consent application.  

SUMMARY OF REASONS FOR APPROVAL

The proposed sign would have no seriously detrimental effects upon the amenities of the locality or its residents.

RECOMMENDATION: That advertisement consent be granted subject to the following conditions:

1.
The sign for which advertisement consent is hereby granted shall not be illuminated between the hours of midnight and 8am on any day.  


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

2.
The intensity of the illumination shall relate to the proposal as submitted with the application proposal sharing a 6600 lm and 70 watt bulb.


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

APPLICATION NO:
3/2008/0913/P
(GRID REF: SD 365539 432451)

PROPOSED THREE FASCIA SIGNS ON THE BUILDING DISPLAYING THE COMPANY NAME AND LOGO, AND ONE SIGN ON THE EXISTING POSTS AT THE FRONT OF THE SITE, TO BE ILLUMINATED AS PREVIOUSLY AT THE FORMER LITTLE CHEF, LONGSIGHT ROAD, CLAYTON-LE-DALE

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

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No observations have been received at the time of report preparation.

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received with the following observations:



	
	1.
	impact caused by illumination;

	
	2.
	precedent and subsequent visual impact;

	
	3.
	if approved need restriction on hours of illumination.


Proposal

The application seeks advertisement consent for three non illuminated signs affixed to the building and one internally illuminated post mounted sign.  Two of the building mounted signs have been reduced in size by amended plans received on 19 November 2008.  All of the signs are of plastic materials and comprise a mixture of blue letters on a white background and white letters on a blue background.  Details of the size and location of the signs are as follows:

Sign 1, containing the words ‘Myerscough Veterinary Group’ would be affixed to the fascia on the east facing side elevation.  As originally submitted this was to be 3m long x 0.5m deep and as amended it is 2m long x 0.4m deep.  

Sign 2, also containing the name of the practice has dimensions of 3.7m x 0.6m and would be fitted to the front fascia of the building.  

Sign 3, again containing the name of the practice, would be fitted to the western facing gable wall above fascia level.  As originally submitted, this was to be 3.8m long x 0.9m deep and, as amended, it is 2m long x 0.5m deep.  

Sign 4, is an internally illuminated sign fitted between the two posts which previously supported a similar sign advertising the Little Chef.  The sign would contain the abbreviated name ‘My Vet’ and the opening hours of the business.  This sign is 1.5m wide x 2.8m deep and its maximum height above ground level would be 5.4m.  

Site Location

The former Little Chef building on the north side of Longsight Road in an area of open countryside within the Parish of Clayton-le-Dale.

Relevant History

3/2005/0795/P – Replacement restaurant.  Approved. 

3/2008/0277/P – Change of use from restaurant to veterinary centre.  Approved. 

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The issues to consider relate to the effects of the proposed signs on the appearance of the locality and the amenities of nearby residents.  As reduced in size by the amended plans, and within the context of the building and the site, I consider the three signs affixed to the building to be acceptable with regards to their effects upon the appearance of the locality.  These non illuminated signs would have no effects on the amenities of nearby residents.  

As a replacement for a similar ‘Little Chef’ sign, and as the only one to be illuminated, I also consider the post mounted sign to be acceptable with regards to its effects on the appearance of the locality.  

The property of the residents who have expressed concerns about the illumination is actually approximately 180m to the east of this sign and on the opposite side of the road.  Whilst they can therefore see the sign from their property, I do not consider that it would have any significant impact on their amenities.  Nevertheless, in the interests of those residents, and also the general character and appearance of the locality, I consider it appropriate to impose a condition that the sign only be illuminated when the practice is open.

SUMMARY OF REASONS FOR APPROVAL

The proposed signs would not have any seriously detrimental effects on visual amenity or highway safety.

RECOMMENDATION: That advertisement consent be granted subject to the following conditions:

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 19 November 2008.


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

2.
The internally illuminated sign for which advertisement consent is hereby granted shall only be illuminated when the veterinary practice is open.  


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

3.
Any advertisement displayed, and any site used for the display of advertisements, shall be maintained in a clean and tidy condition to the reasonable satisfaction of the Local Planning Authority.


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

4.
Any structure or hoarding erected or used principally for the purpose of displaying advertisements shall be maintained in a safe condition.


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

5.
Where an advertisement is required under these Regulations to be removed, the removal shall be carried out to the reasonable satisfaction of the Local Planning Authority.


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

6.
No advertisement shall be sited or displayed so as to obscure, or hinder the ready interpretation of, any road traffic sign, railway signal or aids to navigation by water or air, or so as otherwise to render hazardous the use of any highway, railway, waterway or aerodrome (civil or military).


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

APPLICATION NO: 3/2008/0924/P
(GRID REF: SD 373404 436429)

PROPOSED TWO STOREY EXTENSION TO NURSING HOME TO FORM 17 BEDROOMS AND AMENDMENT TO REAR EXIT POINT TOGETHER WITH REAR CONSERVATORY AREA AND COACH YARD AT THE CROFT NURSING HOME, 84 KING STREET, WHALLEY

	PARISH COUNCIL:
	Did not object to the application but made observations as follows:



	
	a.
	The removal of mature trees and the impact on the environment.



	
	b.
	The size and scale of the proposed extensions on the limited acreage available.



	
	c.
	The impact in the increase in road traffic not only during construction but after when deliveries/visitors increase.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No highway objections to this proposal.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters have been received in which the following concerns and objections are expressed:



	
	1.
	No objections in principle but suggests the access from the site onto Brookes Lane should be moved closer to the junction of Brookes Lane with King Street.  This would be safer for pedestrians and a one-way traffic system could be operated within the site.

	
	2.
	Brookes Lane should be widened up to the access into this site so that it would align better with the mini roundabout and allow two-way traffic.



	
	3.
	The proposal has inadequate parking and would provide inadequate communal facilities within the building, and inadequate amenity area and poor standards of light and privacy to some of the residents rooms.


Proposal

Permission is sought for a two storey extension (but with an attic level within the roof space), to provide an additional 17 bedrooms and for the construction of a conservatory facing onto an enclosed courtyard.

The two storey extension would have approximate dimensions of 21.5m x 8.5m with an eaves height of 6.5m and a ridge height of 9.4m matching those respective heights on the existing buildings.  It would run in an east to west direction and would occupy a central position within the grounds of the nursing home.  The external materials comprise rendered walls and a natural slate roof to match the existing building.

The conservatory would be on the rear elevation of the existing building and would be enclosed between the proposed two storey extension and an existing two storey projection from the rear of the main part of the building.

Site Location

The property is a large detached house surrounded by trees at the junction of Brookes Lane and King Street.  It is within the recently extended Whalley Conservation area and has extensive tree planting within its grounds.

Relevant History

3/04/911/P – External lift shaft.  Approved 20 October 2004.

3/89/0905/P – Single storey extension.  Approved 15 February 1990.

3/88/0497/P – Dining room extension.  Approved 18 August 1988.

3/86/0010/P – Demolish bay window and erect conservatory.  Approved with conditions 17 February 1986.

3/81/1018/P – Extensions refused 25 February 1982.

3/2008/0415/P – Extension to provide 12 bedrooms and a conservatory.  Withdrawn by the applicant.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

Previous application 3/2008/0415/P sought permission for a scheme of extensions and alterations including a 34m long two storey extension running in a north to south direction close to the eastern boundary of the site.  A report concerning that application was on the agenda of the committee meeting on 11 September 2008.  At the end of a very thorough examination of the issues, that report concluded with the recommendation that planning permission be refused for the following reason:

1.
The proposal by virtue of its scale, design and massing would result in an over-dominant and overbearing structure which would impact unduly on the residential amenities currently enjoyed by number 4 Brookes Lane, compromise the visual amenity value of the existing tree coverage within the site, prove seriously detrimental to the character of the conservation area and be to the visual detriment of the street scene.  It is therefore considered contrary to Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan.

The application, however, was withdrawn by the applicant on 7 September 2008.  This current application has sought to address the objections to the previous proposal.

With regards to the issue of the trees, the Council’s Countryside Officer was consulted by the applicants prior to the formulation of this amended proposal.  The now proposed more central position of the two storey extension and its east to west orientation means that it does not have the same detrimental impact as the previous proposal upon the trees within the site and the substantial hedge on the eastern site boundary.  Subject to a condition requiring the protection of the trees and hedge during construction works, the Countryside Officer has no objections to the current application.

The new position of the two storey extension is also such that its shorter end elevation (within which there are to be no windows) faces towards the rear garden of no 4 Brookes Lane.  The overbearing effect of the previous proposal on that property has been fully addressed in this new application.  Subject to a condition to prevent the formation of any windows in the eastern end elevation of the extension, I do not consider that the proposal would have any harmful effects on the privacy or general residential amenities of that nearest neighbouring dwelling.  In my opinion, there would be no adverse effects on the amenities of any other nearby residential property.

The central position of the extension within the plot is also such that it would not have a major impact upon the appearance and character of the Conservation Area.  Its scale and design also respects the existing building.

Concern has been expressed by two nearby residents about the unsuitability of the access into the side from Brookes Lane.  In this proposal, however, all visitors and staff will use the main entrance into the site from King Street.  The Brookes Lane entrance would have a raiseable barrier operated from in the office of the nursing home, and would only be used by the ambulance.  The County Surveyor has no objections to this arrangement or to the proposed provision within the site of 3 additional parking spaces to give a total of 10 spaces.

Overall, subject to appropriate conditions, I consider that the current proposal has satisfactorily addressed all the objections to the previous scheme and is acceptable with regards to its effects upon visual amenity, the amenities of nearby residents and highway safety.  I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposed development would have no seriously detrimental effect upon visual amenity, the amenities of nearby residents or highway safety.

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

1.
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.

2.
Prior to the first use of the extension hereby permitted, the access from the site onto Brookes Lane shall be fitted with an automated barrier which shall only allow the use of this access by the ambulance.  All other vehicles visiting the site shall use the access onto King Street at all times.


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

3.
Prior to the first use of the extension hereby permitted, a minimum of 10 parking spaces shall be provided within the site.  Thereafter, these spaces shall be retained permanently clear of any obstruction to their designated use.


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

4.
No door or window openings shall be formed at any time in the eastern end elevation of the two storey extension hereby permitted unless a further planning permission has first been granted in respect thereof.


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

APPLICATION NO:
3/2008/0930
(GRID REF: 373356, 436167 SD) 

PROPOSED TWO NON-ILLUMINATED FASCIA SIGNS AT 1 ACCRINGTON ROAD, WHALLEY, CLITHEROE, LANCASHIRE, BB7 9TD.

	PARISH COUNCIL:
	Whalley Parish Council has no objections to the application.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections on highway safety grounds.

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

1. There are enough signs in place

2. There is a danger to both drivers and pedestrians being distracted by more and more signs being set up along King Street.

3. There are a number of minor accidents every week especially in the area of No.1 which is constantly blocked by parked cars and vans in both directions.  The extra signs will only make things worse.


Proposal

The application seeks consent for two non-illuminated fascia signs on the front and side of the building.  The sign facing King Street will have approximate dimensions of 0.73m x 2.7m x 0.5.  The sign facing the car park located at the rear of the Swan PH and the properties on Accrington Road will have approximate dimensions of 0.76m x 3.1 x 0.5m.  Both fascia signs will be painted black and the company name ‘Saks’ will be shown on each sign by individual silver aluminium letters.

Site Location

The site is located within Whalley Conservation Area adjacent to The Swan PH at the junction of King Street with Accrington Road.  

Relevant History

3/2006/0791 - Proposed shop frontage. New rear staircase (to access flat over) and alterations. Re-submission.  Approved.

Relevant Policies

Policy G1 – Development Control

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

The application is presented before the Committee due to an objection letter being received raising concerns over highway safety.  In light of the objection the County Surveyor has been consulted on the application and concludes that he has no objections to the proposal.

The signs would not detract from the appearance and character of this Conservation Area locality in terms of size, design and materials, I thus consider the application meets with the provisions of the Local Plan and therefore recommend it be approved.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2008/0934/P
(GRID REF: SD 361004 437298)

PROPOSED NEW DWELLING IN GARDEN OF 32 DILWORTH LANE (RE-SUBMISSION) AT 32 DILWORTH LANE, LONGRIDGE, LANCASHIRE.

	TOWN COUNCIL:
	No objections providing that the height of this proposal is in keeping with the area.



	COUNTY SURVEYOR (LCC):
	No formal response has been received at the time of the reports submission.



	ENVIRONMENT AGENCY:
	No formal response has been received at the time of the reports submission.



	UNITED UTILITIES:
	No formal response has been received at the time of the reports submission.



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

1.
I do not consider the size of the garden area of the proposed site to be suitable for percolation from a septic tank,

2.
Concerns regarding close proximity of surface water culvert feeding a stream passing through farmland to the south of the property, and potential impact of septic tank installation,



	
	3.
Land sits on the edge of Green Belt and would be detrimental to streetscape,

4.
Concerns regarding egress of motor vehicles from the site as the drive has a very steep slope which may cause visibility issues up and down Dilworth Lane,

5.
Proposed scheme is completely out of character with the existing houses on Dilworth Lane, the streetscene and the area,

6.
Design of proposed house is not in keeping with surrounding properties, especially the gable end instead of a hipped roof,

7.
Property is three storey when all other properties are two storey, and will dominate the streetscene,

	
	8.
Due to close proximity with existing dwelling, it will read as one large property,

9.
Lack of amenity space left for the existing property as this will be set in its garden area,

10.
Highway safety due to inadequate access arrangements,

11.
This is classed as ribbon development and may set a precedent,

12.
Proposal is contrary to current JLSP as it adds to the over supply of housing without justification,

13.
Devaluation of nearby properties,

14.
Plentiful supply of housing already in Longridge,

15.
Proposal is a ‘Get Rich Quick’ scheme and will not add to Longridge,

16.
Proposal too big for the site,

17.
Loss of view, and

18.
Potential loss of trees on site.


Proposal

This application seeks permission for the erection of a detached property within the garden area of no. 32 Dilworth Lane, Longridge, and the creation of a separate access point to the site. The proposal is a re-submission of a previous application that was withdrawn.

Site Location

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

Relevant History

3/2008/0708/P – Proposed new dwelling – Withdrawn.

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

The keys issues with regards to this proposal are in relation to visual impact on the streetscene, massing of scheme, impact on the residential amenity of nearby neighbours, impact on highway safety, potential foul and surface water drainage issues 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 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 visual impact on the streetscene and the massing of the scheme, we must consider the topography of the site and the existing housing types along this stretch of Dilworth Lane. The site is at the end of a row of properties of individual design and construction, and all with their individual character. The property is indeed three storey in height, however due to the drop in land levels, the full ridge height of the proposed property is 0.7m lower than no. 32 Dilworth Lane, which follows the character of these properties on the north side of the Lane “stepping down” from each other. In addition, the roof of the property has been designed to retain a hipped roof element, not only to keep a degree of separation between it and no. 32, but also to match the hipped roof elements of other properties along this Lane. In turn, this has significantly reduced the overall massing of the development. As such, given this mixture of design and style along this stretch of the Lane, the property proposed within this application is considered an acceptable blend of these house types, and due to the topography of the area, this allows for the streetscene view to remain in keeping. In order to maintain control of the proposed materials to be used, I recommend an appropriate planning condition to ensure they match the adjacent properties.

With regards to any potential impact on the residential amenity of the adjacent properties, the plans show a distance of over 21m between the front elevations of the proposed unit and the properties opposite, and there are no windows that directly overlook any amenity space or habitable windows of no. 32 Dilworth Lane. In addition, in assessing the scheme using the BRE 45 degree scale, the proposal is also considered to be acceptable. The scheme intends to retain the existing hedgerow and trees on the sites boundary, which will give added screening and privacy to the garden area of the proposed dwelling, and help minimise the built form of the property. One objector has concerns regarding the reduced amount of amenity space for no. 32 Dilworth Lane by the building of the property in its garden, however there is a large area of land retained to the rear of this property, and as such this is not considered to be an issue. Bearing this in mind, I do not consider there to be any significant impact on the amenity of the existing properties nearby.

In respect of highway concerns raised by the neighbours, at the time of this reports submission, there have been no formal comments from the County Surveyor. However, it is worth noting the following. Access to the proposed residential plot is achieved via an existing established access to no. 32 Dilworth Lane, and its width allows for two-way vehicle movements. As such I am confident that the movements associated with the proposed residential property can be accommodated in a safe manner. In order to secure safe access, he would require that the footway at No.26 is extended to the access road and that drop kerbs are provided across the junction. As the property at No26 is within the applicant’s control, there is the opportunity to return the footway at the east in such a way that pedestrians are placed safely onto the access road. Therefore, subject to the appropriate conditions, it is considered that the proposed scheme will have little if no detrimental impact on the safe, free flow of traffic to/from the site and as such will have little significant impact on highway safety in this vicinity.
Finally, concerns have been raised with regards to potential foul and surface water drainage issues as there is no mains drainage on that side of Dilworth Lane, and all the properties use septic tanks. The concern is that there is insufficient space for the outfall to soak away, however having discussed the workings of modern septic tanks with a Building Control Officer, it is generally considered that a suitable solution can be accommodated on most sites depending on the permeability of the soil/land and the levels on site. These details are generally considered on site following percolation tests, and a suitable system is then worked out to suit the conditions which may involve varying sizes of soak ways, stone ditches, chambers e.t.c. and as such it is considered necessary to impose a relevant condition to enable the Council to view these drainage details prior to the commencement of any building works.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

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


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

3.
Before the development hereby permitted becomes operative, the existing ledge on the highway frontage of the site to Dilworth Lane shall be reduced to and be permanently maintained henceforth at a height not greater than 1m above the crown level of the carriageway of Dilworth Lane for a minimum distance of 10m.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to ensure adequate visibility for the drivers of vehicles entering and leaving the site.

4.
All other trees and hedgerows on the site shall remain so in perpetuity. Should the development of the site necessitate their removal, suitable replacements and landscape screening on the boundaries shall be otherwise agreed in writing by the Local Planning Authority, prior to their removal.


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

5.
Prior to commencement of the development precise details of the proposed slab floor level(s) and any appropriate road level shall be submitted to and approved in writing by the Local Planning Authority.


REASON:  In the interests of visual amenity and safeguarding any adjacent residential amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings” (if applicable).

6.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future 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.

7.
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 shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


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

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 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.

9.
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.
Notwithstanding the provisions of the Town and Country Planning General Development Procedures 1995 (or any Order revoking or re-enacting that Order) no tank for the storage of oils, fuels or chemicals shall be erected within the curtilage of a dwelling house unless it is sited on an impervious base and surrounded by impervious bund walls.  The volume of the bunded compound should be at least equivalent to the capacity of the tank plus 10%.  All filling points, vents, gauges and sight glasses must be located within the bund.  The drainage system of the bund shall be sealed with no discharge to any watercourse, land or underground strata.  Associated pipework should be located above ground where possible and protected from accidental damage.


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

11.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from parking areas shall be passed through an oil interceptor designed and constructed to have a capacity and details compatible with the site being drained.  Roof water shall not pass through the interceptor.


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

12.
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.

13.
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 the approved plans.


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

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.

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

3.
Under the terms of the Water Resources Act 1991, the prior written consent of the Agency is normally required for any discharge of sewage or trade effluent into controlled waters, and may be required for any discharge of surface water to such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant into or onto ground or into waters which are not controlled waters.  Such consent may be withheld.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).


The foul drainage system should be sited so as not to cause pollution of any watercourse, well, borehole, spring or groundwater.


Establishments of this nature can cause problems when connected to a septic tank.  The applicant would be advised to consider the use of a package sewage treatment plant for preference.


All downspouts should be sealed directly into the ground ensuring the only open grids present around each dwelling are connected to the foul sewerage systems.

4.
You are advised that consent under the provision of Section 88 Water Resources Act 1991 is required prior to the discharge of sewage, trade effluent or other matter to a watercourse or to underground waters, or from a building or plant on to or into any land or into any lake, loch or pond which does not discharge to a stream.


Such consent will not normally be given where there is a reasonable practicable alternative such as a discharge to foul sewer.


If a connection to foul sewer is not possible (and the Environment Agency could be satisfied that this was the case) the applicant should consider:

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

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

(iii) Direct discharge to watercourse.


The applicant should be made aware that the Environment Agency will not normally grant consent for a direct discharge to watercourse where option (i) and (ii) are considered practicable.


If direct discharge to watercourse is the only option the sewage treatment plant should be designed in accordance with the British Standard Code of Practice BS6297:1983 entitle "The Design and Installation of Small Sewage Treatment Works and Cess Pools".

5.
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.

6.
The applicant should ensure that the land proposed for the soakaway has adequate permeability in accordance with BS6297:1983.

7.
This consent does not give approval to a connection being made to the County Council's highway drainage system.

C
APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL

APPLICATION NO: 3/2008/0939/P
(GRID REF: SD 375006 441975) 

PROPOSED ERECTION OF STEEL PORTAL FRAMED BUILDING FOR LIGHT INDUSTRIAL USE AT UP BROOKS MILL, TAYLOR STREET, CLITHEROE

	TOWN COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No highways objection to this application.

	
	
	

	UNITED UTILITIES:
	Objected to the application as originally submitted as the building would have been constructed either over, or very close to, a public sewer that crosses the site.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Six letters have been received from the owners/occupiers of houses on Highmoor Park adjoining the application site, who express the following objections to the proposal:



	
	1.
	Loss of light due to the height of the building and its proximity to houses.



	
	2.
	Noise nuisance.



	
	3.
	Nuisance of fumes/pollution.



	
	4.
	The building would be close to a stream and could exacerbate existing flooding problems.



	
	5.
	Loss of light to the footpath that runs down the side of the proposed building making it unsafe.



	
	6.
	Harm to trees on the site boundary that are covered by a Tree Preservation Order.



	
	7.
	Security lights on this site have been a nuisance to neighbours in the past.  Any lighting associated with this building should be first agreed by the Council.



	
	8.
	No hours of operation are stated in the application hence fears about noise nuisance during the night.


Proposal
Amended plans were received on 3 December 2008 that show the length of the building reduced from the originally submitted plans by approximately 1.5m in order to provide adequate clearance from the public sewer that crosses the western end of the site, and thereby address the objection raised by United Utilities.

As amended, permission is sought for an industrial building with a maximum length of 46.5m, a width of 12.5m an eaves height of 5.5m and a ridge height of 7.2m.  The external materials would comprise profiled sheeting to the walls and roof in a colour still to be agreed with the Local Planning Authority but generally to match existing adjacent buildings.

The building would be sited immediately adjoining the southern boundary of the site to the side and rear gardens of residential properties at Highmoor Park.

A number of trees within the application site and adjoining that southern side boundary form Group G2 of the North of Pendle Road Clitheroe TPO No 8 1982.  The existence of these protected trees is not acknowledged in the application forms and plans.

Site Location

The land is set to the south of Up Brooks within Clitheroe, between existing commercial development fronting this road and residential properties at Highmoor Park to the south.  It is presently in commercial use for the parking of trailers.

Relevant History

3/2008/0342/P – Portal framed building for the covered loading and unloading of trailers on a different part of the site.   Approved subject to conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV13 - Landscape Protection.

Environmental, AONB, Human Rights and Other Issues

The proposed industrial building which is over 7m in height would be within a few metres of the rear and side gardens of houses at Highmoor Park.  The rear elevations of two of those houses would directly face the building with a separation distance of only around 15m.  I consider that the proposed building due to its height and length and its proposed industrial use would be seriously detrimental to the amenities of the occupiers of those dwellings by reason of noise nuisance, loss of light and the general overbearing and oppressive effect of the building.

The building would also be harmful to the health of the trees that are covered by a Tree Preservation Order to the detriment of the visual amenities of the locality.

Accordingly, I consider that permission for the proposed building should be refused for those two reasons.

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

1.
The proposed building due to its height, its length and its proposed industrial use would be seriously detrimental to the amenities of the occupiers of residential properties immediately adjoining the site in the form of noise nuisance, loss of light and a general oppressive/overbearing effect, contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
The proposal would be seriously detrimental to the health of trees that form Group G2 of the North of Pendle Road Tree Preservation Order No 8 1982.  As such, the proposal would be detrimental to the visual amenities of the locality and contrary to Policies G1 and ENV13 of the Ribble Valley Districtwide Local Plan.

E 
APPLICATIONS IN 'OTHER' CATEGORIES
APPLICATION NO: 3/2007/1144/P
(GRID REF: SD 373 794 438 190)

PROPOSED MIXED USE DEVELOPMENT COMPRISING OF A VOCATIONAL LEARNING CENTRE, CHILDREN’S NURSERY, COMMERCIAL ELEMENTS 31 LIVE/WORK UNITS AND 55 RESIDENTIAL UNITS AT LAND AT BARROW BROOK, BARROW

	PARISH COUNCIL:
	Make the following observations:

Disposal of sewage and surface water

Serious concern at lack of any assurance that the present sewage and top water drainage systems in Barrow could cope with the development.  There is evidence from United Utilities that the system is at full capacity.  They request that the Council should consult them to make sure the system is adequate.



	
	Affordable Housing

The Council is appreciative of the developer’s efforts to place restrictions to keep them local and at a reduced price.  They would like to see a mix of affordable houses within the site as part of the scheme.  

	
	Order of Development 

There must be a mechanism to ensure an even progress of the development to prevent the majority of houses being built before any commercial element.  

Protection of Environment

Stress the need to protect the ecology and wildlife habitat, particularly around The Lodge and Barrow Brook corridor and the footpath to the rear of the print works.

Playing field access

New access to the Parish Council playing field must be available for maintenance vehicles and passage by members of the public for disabled access requirements.  Needs to be protected by a legal agreement.



	
	Design of Houses

Concern expressed about the out of keeping design.  

Nursery

Concern expressed about the need for another nursery and that the school nursery is not yet fully occupied.

Parking of vehicles – Whalley Road

Express concern relating to highway safety caused by visitors parking on Whalley Road as it would be more convenient than going around the A59.  



	
	A59 Roundabout

The development would intensify the use of the roundabout junction which is very busy and there is concern whether it is adequate for the use.  

Conclusion

Whilst the Parish Council is delighted that at long last some development is taking place on the site, they do feel that every step must be taken to ensure that this is compatible with the desires of the majority of residents in Barrow, whilst at the same time being of benefit to the Borough as a whole.  



	CHIEF PLANNING OFFICER 

LANCS COUNTY COUNCIL:
	The proposed development represents a reduction in one/live work units and an addition of a vocational learning centre compared to application 3/2007/0125.  On that basis reaffirm comments in my letter dated 8 March 2007 and do not consider the changes materially affect my previous concerns.  The letter dated 8 March 2007 stated:



	
	· consider the proposal contrary to Policies 12, 7 and 20 of the Joint Lancashire Structure Plan;

However, the Chief Planning Officer now accepts that subject to adequate control regarding the affordability it could be seen as an exception and concludes that if the housing element can be seen as identifying a local need and is robust enough to ensure delivery within an appropriate timescale, it could be seen as an exception.  

No objection to the employment element.



	
	Initial views that parking spaces are exceeded by 97 spaces.  Welcome the cycle and pedestrian link.  

Broadly in terms of landscaping, consider that the scheme sits well within the landscape area but have some reservations regarding the modern buildings.  

Recommend that the following be explored:



	
	1.
Create a stronger design concept for the landscape areas.

2.
Create building clusters around courtyards, not just car parking areas.

3.
Employ the use of local materials.

4.
Create more substantial areas of mature tree and shrub planting.

5.
Restrict development in the triangular shaped area between Barrow Brook and the southern site boundary to minimise the impact on wildlife.  



	PLANNING OBLIGATION OFFICER LCC:
	Education:  No contribution necessary as there are sufficient places in existing schools.   However, should the scheme change wish to be re-notified as there are limited secondary school places. 



	
	Transport:  Based on the policy paper request £35,000 towards improvements to public transport facilities to serve this development.  

Public Transport:  Development should address the need to provide attractive access via public transport to include covered waiting facilities and raised boarding areas (typical costs £10,000 to upgrade bus stops and £5,000 for a community sum to allow for future maintenance).  

Business Travel Planning:  The development is in excess of the DFT Guideline at which a travel plan is required.  An outline travel plan should be secured via a Section 106 and include the following:

· appointment of a travel plan coordinator;

· Details of cycling and pedestrian to links through the site;

· provision of secure covered cycling storage and parking for those residential properties a suitable storage space is not available;

	
	· Details of car parking and cycle parking for the education and commercial elements of the development;

· commitment to develop a final travel plan, action plan and monitoring review of the travel plan for a five year period.

Recommend that the provision of maps, timetables for travel information packs should be provided and a total cost of £7,150 should be allocated for them.



	NATURAL ENVIRONMENT:
	Consider there should be a possibility of providing additional funding towards obtaining records on biological sites.



	WASTE MANAGEMENT:
	Every district in the County is being provided with advance treatment facilities to treat waste prior to land filling, either directly or via purpose designed transfer stations.  Since each and every new house whenever it is in the County has to be provided with this basic service and the Council has to comply with significant new requirements relating to the management of waste, consider that the Council is justified in requesting a contribution towards waste management.  



	
	Based upon the Policy Paper Methodology for Waste Management the request is £41,280.

Conclusion

The County would request a total contribution of £76,280 for improvements to and maintenance of existing services.  This needs to be entered into a Section 106 Agreement.



	LCC ARCHAELOGICAL UNIT:
	No objection.



	UNITED UTILITIES:
	No objection providing the site is drained on a separate system with any foul drainage connected into the foul sewer.  It should be noted that the mains water supply would be expensive.  The water mains in the vicinity are known to little available capacity and although the applicant has not provided details of water demand it is evident that the mains would need to be extended for a considerable distance for this site.



	ENVIRONMENT AGENCY:
	Initially objected, but following additional details, have no objection.  Consider that the developer should:



	
	1.
	Follow the risk management framework provided in CLR II for management of land contamination.



	
	2.
	Refer to Environment Agency guidance on       Requirements for Land Contamination report.

 

	
	Consider enough information has been submitted to demonstrate that the development of the site is acceptable in principle.  Recommend no objections subject to conditions regarding further details on contamination report; details of scheme for surface water regulation system and a scheme for disposal of foul surface water showing a boundary treatment to adjacent to the watercourse which is normally a minimum of 4m.   



	LANCASHIRE COUNTY SURVEYOR:
	Following further details submitted by the applicant’s travel consultant, raises no objection to the development.  



	ADDITIONAL REPRESENTATIONS:
	Eight letters have been received which cover the following issues:



	
	1.
	The proposal is a substantial departure from the Council’s strategy for provision of employment land on the Ribble Valley Enterprise Park.



	
	2.
	The scheme is not properly justified to demonstrate sufficient employment land exists within the Borough for land to be lost to residential.



	
	3.
	Concerns regarding the lawfulness of making a decision with inadequate justification and issues regarding the timing of the application relative to the emerging local development framework process.



	
	4.
	The site has always been regarded as part of supply for employment land.  



	
	5.
	The Taylor-Weave report as submitted and based on the first version regarding the lack of viability for employment is not proven as:

(a)  
it does not consider other employment uses but only office use;

(b)
there is no proper examination of the take up of 
the existing site;

(c)
consider there is inconsistency as given the 
activity in the area it would not demonstrate the lack of demand for such uses;

(d)
there is no analysis of actual viability to 
demonstrate the need for prime pumping;

(e)
applicant shows no willingness for phasing which 
indicated a chance that only the valuable 
residential element would be built;

(f)
no analysis of securing alternative employment 
uses within the site;

(g)
incomplete and inappropriate assessment of 
housing/employment need, does not examine 
identified sites without planning permission and looks 
at base data from 2003 not the supply 
looking 
forward five years from now;

(h)
the commuter sum of affordable houses has not 
been justified and there has been no robust 
justification;

(i)
any approval of this site would pre determine a 
significant aspect of the local development 
framework in relation to employment land and 
housing;

(j)
concern that if housing allowed the infrastructure 
for the site would have been unnecessary and, as 
a result, a waste of taxpayers’ money as well as 
the concern that the commuted sum elements for 
affordable housing have not been dealt with 
independently;  if the commuted sum goes to 
housing associations of any senior officer who 
may be a director or executor of such an 
agreement it would be appropriate.

(k)
consider that the Aspire  Centre should be a stand 
alone and not a subject of a enabling argument;

(l)
approval of such a scheme would prejudice a 
comprehensive approach to Barrow;

(m)
questions whether there will be a clean up of 
contaminated land;

(n)
considers the revised document does little to 
change their objections.



	`
	6.
	high density of the scheme would create an extra burden on schools and utility provision;



	
	7.
	the three storey buildings are inappropriate and would not enhance the area;



	
	8
	design of the buildings with single sloped roof are inappropriate and out of keeping with the locality;



	
	9.
	consider overlooking properties and loss of 
residential privacy;

	
	10.
	there needs to be a more appropriately designed office buildings;



	
	11.
	concern over changes to wildlife and flora;



	
	12.
	concern over future flooding;



	
	13.
	question whether the sewage system is adequate;



	
	14.
	pleased to see a nursery as part of the scheme;



	
	15.
	too many apartments, should have a better mix;



	
	16.
	Dilution from an employment site would prejudice comprehensive redevelopment elsewhere including a railway station;



	
	17.
	Devalue investments on The Printworks.


Proposal

This application is a mix use development comprising of 55 dwellings of which there are 34 houses and 21 apartments with the housing element including five affordable units on the site.  The live work element of the scheme is for 31 units, of which there are 33 houses and 28 apartments as well as a live work nursery block.  Two of the live work units are to be affordable and allocated within the overall scheme.  The commercial units include a three storey building of approximately 2000m2 floor space of which the aim is to allow a variety of occupiers including start up businesses and cafes.  

The Aspire Centre is approximately 1300m2 and is part single and part two storey building.  

As part of the submission as well as the five affordable houses on site and the two live work affordable units on site, the proposal also includes a Section 106 Agreement offering a phased financial contribution in lieu of 100% affordable houses on site.  The provision is based on a contribution of 17½% of the net revenue from the market housing.  

The scheme also includes a contribution to the adjacent public open space and its ongoing maintenance.

Access to the site is from the A59 and there is a pedestrian and cycle way access on to Whalley Road.   Vehicular access as indicated is via the existing A59 access with the Aspire and commercial components of the scheme served via separate spurs off the access road.  The internal access continues to the proposed residential area and live work areas, with a carriageway that reduces from 7.3m to 5.5m and then to 4.5m with a shared footway cycle path.  A separate footway cycle path connects on to Whalley Road.

The proposal also incorporates a mixture of hard and soft landscaping throughout the site and allows parking spaces for the commercial and residential elements of the scheme.  

Site Location

The site is the former Barrow Printworks which is now marketed as Barrow Brook.  The land in question is to the south of the existing office building and borders onto Whalley Road, Barrow.  Access to the site is via the A59 roundabout and an internal road with pedestrian access is also available from Whalley Road.  

Relevant History

3/1989/0405 – Development of 19 hectare site for offices, light industrial use, hotel conference centre, housing and social access roads and car park.  Approved with conditions and Section 52 (now 106) Agreement.

3/93/0316 – Renewal of outline consent for offices, light industrial, hotel, conference, housing and infrastructure.  Approved with conditions.

3/99/0743 – Renewal of outline consent.

3/2002/0878 – Approval of reserved matters.

3/2005/0568 – Certificate of Lawfulness in relation to office blocks.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy H1 - Housing Sites.

Policy SPG – Housing.

Policy H20 - Affordable Housing - Villages and Countryside.

PPS1 – Sustainable Development.

PPS3 – Housing.

PPS13 – Transport.

Regional spatial Strategy, Policy DP1 Regional Development Principles.

Regional Spatial Strategy, Policy DP3 Quality I New Development.

Environmental, AONB, Human Rights and Other Issues

This application was deferred by the Planning and Development Committee on the 7th October 2008 to allow Committee to consider the Employment Land and Retail Study report . This report was endorsed by Committee on 25th November 2008.

The issues in relation to this scheme can be summarised under the following headings.

· Highway and Infrastructure Issues

· Loss of Employment Land

· Introduction of Speculative Houses in lieu of Affordable Contribution

· Landscape Issues

· Residential Amenity Issues

The report will deal with these issues accordingly.

1.
Highway and Infrastructure 


In assessing the highway safety the proposal has been the subject of extensive pre-application consultation with the highway surveyor.  Members may be aware that the previous proposal showed access from Whalley Road but it has now been considered that all the development should be served from the A59.  


A detailed transport statement from the applicant has been submitted and fully assessed by Lancashire County Council Highway Authority.


In assessing the highway impact, regard must be given to the fact that the site already benefits for significant commercial development or access from the A59 roundabout.  In relation to the commercial element, the scheme is significantly less than the previously approved and reduced from 11,600m2 to approximately 5,500m2.    


In terms of accessibility the site is within 500m of a local primary school and there are bus tops close to residential elements of the site located on Whalley Road.  It is has been concluded that the site has a reasonable accessibility profile.  


The transport assessment indicates that the site has good accessibility for non car modes and this has been confirmed by Lancashire County Council who have the opinion that it has a medium accessibility score.  It is of the opinion that there is an over provision of parking space of approximately 14 spaces and also indicate that there is a need for some secure cycle storage throughout the site.  


In relation to trip generations, Lancashire County Council are satisfied that given the existing consent, the proposal would not lead to highway issues. 


In relation to other infrastructure issues, United Utilities are aware of the concerns expressed by adjacent residents in relation to capacity of the drains but are satisfied with the proposal.  Similarly, the Environment Agency are satisfied in relation to contaminated land issues, disposal of foul surface water and ecological concerns.  This is on the basis of appropriate conditions being imposed.

2.
Loss of Employment Land 


In evaluating this aspect, it is important to emphasise that the proposal does not lead to a total loss of employment land but would lead to a reduction of 50% in employment land.


The consultant has produced a report from Taylor Weavers which has been modified following initial concerns to give analysis of the B1 business market in Ribble Valley with particular reference to Barrow Brook Business Park.  I am aware of the concerns put forward regarding elements of the report but it is clear that the report concludes that there is insufficient demand to develop the site for B1 use.  


However, irrespective of this report, the Council in relation to the LDF has commissioned a report to examine the employment issues across the district.  This report which was endorsed by the Planning and Development Committee on the 25 November 2008 would appear to confirm that the loss of employment land on this site can be accommodated. 


It is also important to emphasise that there is still significant employment elements within the scheme which include the Aspire project, the commercial building as well as the live work elements.  

3.
Introduction of Speculative Housing in lieu of Affordable Contribution 


In addressing this issue, Members need to be aware of national guidance in relation to affordable housing.  PPS3 states that it is normally the case to require affordable housing on site and that off site contributions need to be justified.  Members will be aware that in October a position statement was agreed by Committee and this advised that consideration should be given to the provision of off-site contributions to provide affordable housing elsewhere within the borough.  


Originally, the scheme submitted was to include 100% off-site provision but following negotiation it was agreed to provide 10% on site (five units) as well as the introduction of two live work units which are to be affordable.


I am aware that this is the first application in which off-site provision is being considered, but it should be noted that there is some provision for affordable units within the site.  It should be noted that given the extent of housing there is no housing need for 100% affordable on site provision and as such additional off site contributions could be seen as acceptable in this instance.  Furthermore, the proposed commuted sum payment would allow consideration for various options including off-site provision to other areas within the borough.  This would enable the Council to consider a range of options to deliver affordable housing in the borough.


The draft legal agreement would incorporate phased contributions in the following way.  

· £450,000 upon commencement of the development as a first general market house

· either £250,000 after the occupation of the 20th general market dwelling of the construction of the Aspire building has commenced or £250,000 after the occupation of the 26th general market dwelling if the Aspire has not commenced but the shell of a 930m2 B1 building has been completed.

· £350,000 after completion of the 40th general market dwelling.

· The residue of the contribution to be paid within three months of the occupation of the last general market dwelling. (17½% of the net revenue of the general market price).


I recognise the potential concerns in relation to the mechanism of achieving affordable housing, but consider that this is a practical solution to the delivery of affordable housing within the borough.

4.
Landscape Issues 


It is clear that the scheme will result in the loss of some tree cover within the site.  The Council's Countryside Officer is of the opinion that the trees adjacent to blocks 29-32 will be affected and likely to be lost in due course.  However, the applicant has indicated that any landscaping management plan would include such areas and as such they would not be under the control of the individual occupiers.  Whereas I am fully aware that this does not guarantee the protection in the long term, I am satisfied that the overall landscaping measures proposed are acceptable.


It also needs to be noted that the existing scheme for office developments has been part implemented and this consent would result in the loss of more trees than the current submission.  


In relation to the habitat survey, these have been provided and agreed by all parties.  

5.
Design Issues 


In evaluating the design, regard should be given to both the site layout, massing and the materials as well as the exiting landscape.  The commercial element which also includes live work part of the scheme are located in the upper section of the site near the existing Printwork building.  This extends the business character and I consider it to be an acceptable location.  The residential element is located near Whalley Road where there is a strong residential character with housing on three sides.  


The residential element is predominantly a mixture of two and three storey terraced units.  There are also nine detached units.  The scheme also includes 21 apartments of which some of the apartments are in the live work element of the scheme.


The commercial unit is a three storey building of approximately 2000m2 floor space and would enable a range of occupiers.  It also has a café element within the scheme.  


The Aspire centre building is approximately 1300m2 and is a contemporary design part single and part two storey building.  


The live work units are clustered in the central part of the site and comprise of 31 dwelling units (three houses and 28 apartments).  


The live work area also includes a live work nursery block.  Offices for this building are on the first floor and a manager’s/staff apartment on the second floor.  

The housing element includes some traditional two storey semi detached units as well as more modern two and three storey buildings with mono pitched roofs and a range of window styles throughout the development.  

The dwellings that back on to Whalley Road have a traditional stone elevation facing the roadside with a mixture of render and cedar cladding on the other elevations which look inwards to the site.  The modern treatment continues throughout the rest of the site and in some cases include a mixture of modern window styles and balconies.  There are modern window styles on the ground and first.  The parking spaces are provided to the two and three bedroom units where as others have garaging facilities.

The residential element that backs on to Washbrook Close is a mixture of three storey three and four bedroom units with garages.  Some units include rear balcony areas recessed into the building whilst others have large glazed projecting corner windows on the first floor for the lounge area.  The maximum height of these units range from 8.6m to 9.5m and the larger units incorporate a standing scene cladded roof render and timber cladding as a walling.  

The central section of the site includes a mixture of two bedroom units and larger three and four bed units utilising a range of architectural styles.  With the exception of the smaller units the roof material is cladded and has a mixture of cladding and render as a walling material.  The larger houses are three storey and have a significant element of glazing on the first floor with modern window styles.  Some units have a first floor terrace.  

The units that back on to the wooded area and the brook are four and five bedrooms.  Some of the units have a flat roof or slightly pitched design with others having a cladded roof.  The materials are a mixture of render and timber cladding and all have a significant element of glazing.  Some units have a fully glazed first floor which gives a ‘signal box’ appearance. 

The live work element of the buildings are all of a modern design.

The scheme includes three blocks of residential apartments comprising of the total of 21 units.  Block H is adjacent to the brook, and Blocks P and J are in the middle of the site.  All of the units are of a modern design with a mixture of materials with a range of modern window styles, leading to a significant extent of glazing.  All units have non-traditional roof materials and have a shallow lean-to roof appearance.  They are three storey in height.

Block P is attached to a live/work unit complex by a glazed and panelled link building which forms the staircase to the three 2 bed apartments.  The maximum height of the block is 9.4m and each unit is of approximately 62m2 floor space.  The building has a lean-to roof a uses a mixture of timber cladding, coloured cladding panels and render infill sections as a walling material.  There are balconies to the first and second floor units.

Block J comprises 9 units of which there are six 1 bed apartments of a varying size and 52m2 to 55m2 floor space and three 2 bedroom apartments of 67m2.  The building is approximately 19m x 15m with a maximum height of approximately 9.2m.  The building is designed with a slight shallow pitch roof of cladding materials and materials similar to other units namely timber cladding, render and colour cladding infill panels.

Block J consists of nine 2 bedroom apartments with six - three units of approximately 65m2.  The block is of a linear design with a larger central hub.  The total length is approximately 28m with the widest part of the building approximately 13m.  Once again it is of modern design with a shallow lean-to pitch roof and materials being timber cladding, render and coloured panels.  The windows have a mixture of sizes and some units have balconies.

The live/work element of the site is in a central location, sandwiched between the predominantly commercial element and the residential units.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That the application be Deferred and Delegated to the Director of Development Services subject to a Section 106 Agreement including affordable housing contributions, live/work unit restrictions and public open space contributions and the following conditions:

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


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

2.
No development shall take place until the scheme for the boundary treatment adjacent to the watercourse has been approved by the Local Planning Authority.  The scheme shall include the removal of the path serving the amenity space adjacent to plot LW-5 and the scheme shall be completed in accordance with the approved plans.


REASON: To preserve the integrity of the habitat provided by the watercourse and to comply with Policies G1 and ENV10 of the Districtwide Local Plan. 

3.
Prior to commencement of development approved by this planning permission (or such other date or a stage in the development that may be agreed in writing with the Local Planning Authority) the following components of the scheme to deal with the risk associated with the contamination of the site shall be submitted to and approved in writing by the Local Planning Authority:

1. a preliminary risk assessment which has been identified: 

· all previous uses 

· potential contamination associated with those uses

· A conceptual model of the site indicating sources, pathways and receptors

· potentially unacceptable risks arising from the contamination at the site

2.
The site investigate scheme based on (1) to provide information for a detailed assessment of the risk to all receptors that may be affected including those off site.

3.
The site investigation results and the detailed risk assessment (2) and, based on these, an option appraisal and remediation strategy given full details of the remediation measures required and how they are to be undertaken.

4. A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in (3) are complete and identify any requirements for longer term monitoring of pollutants, leakages, maintenance and arrangements for contingency action.


REASON: To prevent pollution of controlled waters from potential contamination on site and to comply with Policy G1 of the Districtwide Local Plan.

4.
No development approved by this permission shall be commenced until a scheme for the provision and implementation of a surface water regulation system has been approved by the Local Planning Authority.  The scheme shall be completed in accordance with the approved plans.


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

5.
No development approved by this permission shall be commenced until a scheme for the disposal of foul and surface waters has been approved by the Local Planning Authority.  Such a scheme shall be constructed and completed in accordance with the approved plans.


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

6.
Prior to commencement of development details of a secure cycle storage shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall be implemented before occupation of the units for which cycle storage facilities are to be allocated.


REASON: In the interest of providing adequate cycle storage to assist a sustainable transport and comply with Policy G1 of the Districtwide Local Plan.

7.
Prior to commencement of development details of the renewable energy provisions within the site shall be submitted to and implemented to the satisfaction of the Local Planning Authority.  Any such scheme shall incorporate a phased implementation of renewables to be agreed in writing by the Local Planning Authority.  


REASON: In the interests of promoting sustainable development and to comply with Policy G1 of the Districtwide Local Plan.

8.
This permission shall relate to a Section 106 Agreement dated            which includes delivery of affordable housing, details of the live/work units, community provision for public open space facilities.  


REASON: For the avoidance of doubt and to comply with Policy G1 of the Districtwide Local Plan.

9.
Prior to commencement of development or the time to be agreed, details of the management plan for the landscaped areas shall be submitted to and approved in writing by the Local Planning Authority.   


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

10.
Prior to commencement of development precise details of a new entrance gateway to the adjoining public open space shall be submitted to and approved in writing by the Local Planning Authority.


REASON: In order to ensure there is adequate access to the adjoining public open space and in the interests of visual amenity.

11.
Unless otherwise agreed in writing by the Local Planning Authority no more than 25 of the market dwellings hereby permitted and 22 of the live/work units shall be completed until either the construction of the Aspire centre has commenced or until approximately 930m2 of B1 use has been completed. 


REASON: In order to ensure that there is appropriate phased development and that elements of employment usage are implemented before completion of the residential element of the sites to ensure that there is a mix use development of the site and to comply with Policy G1 of the Districtwide Local Plan.

12.
This permission shall relate to the bat survey ecological report and arboricultural report submitted with the application.  All details shall comply fully with the report.  The landscaping details including hard landscaping where appropriate shall be submitted to and agreed in writing by the Local Planning Authority.  


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


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

13.
Within 6 months of the occupation of any individual commercial unit a travel plan with measurable and enforceable outcomes for its implementation, including a robust strategy for reducing single occupant car journeys shall be submitted to and agreed in writing by the Local Planning Authority and thereafter implemented to its satisfaction.


REASON: In the interests of highway safety and to reduce the need for vehicular traffic generation and to comply with Policy G1 of the Districtwide Local Plan.

APPLICATION NO:
3/2008/0927/N
(GRID REF: SD 374307 441084)

TELECOMMUNICATIONS INSTALLATION COMPRISING: - 1 X STREET POLE MK2; 3 X SHROUDED ANTENNAE; 1 X IBTS STREETWORKS CABINET AND ANCILLARY DEVELOPMENT AT RIBBLESDALE WANDERERS CRICKET CLUB, OFF BROWNLOW STREET, CLITHEROE, LANCASHIRE.

	TOWN COUNCIL:
	The Town Council wish to object to this application on the ground that the telecommunications equipment will be detrimental to the occupiers of nearby residential dwellings.

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

· Object strongly on the belief that mobile phone masts are a continuing danger to our health,

· Siting of the mast in the centre of facilities used by the wider community is completely inappropriate, and are concerned that the health implications have not been taken into account,



	
	· Several hundred yards away children are taught at Ribblesdale School and this could damage their health,

· A mast nearly 14.5m high will do nothing to advance the aesthetics in the immediate area,

· Visual impact on the area that is not accurately portrayed on the plans submitted by Vodafone,

· Concerns of noise from the structure in rainy and windy weather,

· Purely a financial benefit to the cricket club with no thought to the nearby neighbours,

	
	· Already a large amount of street furniture at the site (floodlights/telegraph poles e.t.c.)

· No attempt has been made to screen the pole and it will be visible from miles around,

· Decrease in value of all properties nearby,

· Concerns that the plans submitted are not accurate in terms of the shrouded cowling around the antenna, and

· Vodafone refer to five alternative sites which are not stated where and why they have been discounted. Can this be clarified?


Proposal

The application seeks clarification as to whether or not prior consent is required for the following Telecommunications Installation comprising: - 1 x street pole mk 2; 3 x shrouded antennae; 1x IBTS streetworks cabinet and ancillary development at the Ribblesdale Wanderers Cricket Club, off Brownlow Street, Clitheroe. The scheme must be considered against The Town and Country Planning (General Permitted Development) (Amendment) Order 2001, Schedule 2, Part 24, Class A, Sections (a) to (c).

Site Location

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

Relevant History

3/2008/0561/P – To replace old wooden poles and lighting/wiring, which has become a health and safety concern. Also to save on electric as new lights are 55% economical. To improve the level of light on the green for our 43 members - Granted Conditionally.

Relevant Policies

The Town and Country Planning (General Permitted Development) (Amendment) Order 2001

PPG8 – Telecommunications.

Environmental, AONB, Human Rights and Other Issues

The main issue to consider in regards to this application, is that it is seeking clarification as to whether or not prior consent is required for the following Telecommunications Installation comprising: - 1 x street pole mk 2; 3 x shrouded antennae; 1 x IBTS streetworks cabinet and ancillary development at the Ribblesdale Wanderers Cricket Club, off Brownlow Street, Clitheroe. The scheme must first be considered against The Town and Country Planning (General Permitted Development) (Amendment) Order 2001, Schedule 2, Part 24, Class A, Sections (a) to (c), prior to assessing the overall impact of the scheme.

Having assessed the scheme in relation to The Town and Country Planning (General Permitted Development) (Amendment) Order 2001, Schedule 2, Part 24, Class A, Sections (a) to (c), it is considered that the proposed mast and its associated equipment can be classed as permitted development, and therefore prior consent for the scheme is not required.

I am aware of the letters of objection from both the Town Council and the nearby neighbours, however as the proposal does not require formal consent, these issues cannot be considered. However, with regards to health concerns specifically, Councillors may or may not be aware, Paragraph 98 of PPG 8 Telecommunications states, “it is the Governments firm view that the planning system is not the appropriate mechanism for determining health safeguards. It remains central government’s responsibility to decide what measures are necessary to protect public health. In the Government’s view, if a proposed development meets the ICNIRP guidelines for public exposure it should not be necessary for a local planning authority, in processing an application for planning permission or prior approval, to consider further the health aspects and concerns about them.”
Therefore, considering the above facts, it is considered that Prior Approval of details is not required.

SUMMARY OF REASONS FOR APPROVAL

N/A

RECOMMENDATION: That the decision to release confirmation to the applicant that Prior Approval of details is not required be deferred and delegated to the Director of Development Services. 

INFORMATION / DECISION
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