RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
TUESDAY, 3 FEBRUARY 2009
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:

	3/2008/0855/P
	Erect a first floor extension above an existing single storey extension on the side of the dwelling
	3 Windermere Avenue

Clitheroe

	3/2008/0896/P
	Erection of a conservatory to rear of property and demolition of existing lean-to utility room
	122 Pimlico Road

Clitheroe

	3/2008/0900/P
	Proposed extension of dwelling into attached barn
	Harrop Gate Farm

Harrop, Bolton-by-Bowland

	3/2008/0910/P
	Erection of single-storey pitched roof extension to east side of existing bungalow to create additional bedroom and living accommodation. Single-storey pitched roof extension of the south gable and west elevations, reducing the pitch of the west facing pitched roof, to increase the existing accommodation in these areas. Re-submission
	The Bungalow

Holden Clough Nursery

Bolton-by-Bowland

	3/2008/0911/P
	Two new side extensions extending the existing treatment room and adding office area 
	Slaidburn Health Centre

Town End, Slaidburn

	3/2008/0917/P
	Proposed single storey rear extension 
	Ashby Cottage, Sandy Bank

Chipping

	3/2008/0922/P
	Proposed demolition of an existing farm workers cottage and the erection of a replacement dwelling within the curtilage 
	Cottam House Cottage

Writtenstone Lane

Longridge

	3/2008/0933/P
	Installation of a ‘Welcome To Longridge’ stone on grass verge 
	alongside Preston Road

opposite Spout Farm

	3/2008/0944/P
	Proposed installation of 1no. 0.75m dish antenna, 1no. equipment cabin, 1no. meter cabinet and 1no. feeder gantry at 
	Arquiva Transmitter Station

Brierleys Farm, Moor Lane

Billington, Whalley

	3/2008/0947/P
	Retrospective permission for rear conservatory
	22 St Mary’s Gardens

Mellor

	3/2008/0949/P
	Extension to existing 1960s bungalow with full width dormer to rear elevation (Resubmission)
	108 Pasturelands Drive

Billington

	3/2008/0955/P
	To replace single glass units with new insulated glass units on rear of property at 
	Higher Park Head Cottage

Accrington Road, Whalley

	3/2008/0956/P
	Change of use from office to residential
	9 May Terrace, Billington

	3/2008/0960/P
	Single storey side and rear extension 
	2 Alston Court, Longridge

	3/2008/0961/P
	Extension to existing agricultural storage shed (tyres/ machinery/ implements)
	Old Buckley Farm

Stoneygate Lane

Knowle Green

	3/2008/0965/P
	Proposed single storey extension to form family room
	4 Bosburn Drive

Mellor Brook

	3/2008/0967/P
	Single storey rear extension and demolition of existing conservatory. Extension over existing garage to form additional bedroom
	18 Clayton Court

Longridge

	3/2008/0978/P
	Proposed conversion of conservatory to garden room and extension 
	14 Pendle Street West

Sabden

	3/2008/0982/P
	Proposed rear balcony 
	12 Hayhurst Road

Whalley

	3/2008/0989/P
	Installation of an illuminated sign

	McColls, 38 Henthorn Road

Clitheroe

	3/2008/0991/P
	Retention of an existing ATM 
	McColls, 38 Henthorn Road

Clitheroe

	3/2008/0997/P
	Replace existing mineral felt roof on existing flat roof extension with a slate hip/pitched roof. Erect single storey extension to rear. Create porch to front including garage extension
	16 Peel Park Avenue

Clitheroe

	3/2008/0998/P
	Single storey detached ‘Summer Room’ with utility area situated in rear garden
	Brooklyn

Waddington

	3/2008/1002/P
	Proposed rear conservatory
	1 Riverlea Gardens

Clitheroe

	3/2008/1008/P
	Proposed retractable awning, decking area, safety surfacing and safety grass grow mat area
	Rossendale Nursery and Baby Unit

York Street

Clitheroe

	3/2008/1011/P
	Renewal of planning consent 3/2005/0855P, for a single storey extension to the dwelling including a loft bedroom  
	Pear Tree Cottage

Gallows Lane

Ribchester

	3/2008/1013/P
	Demolition of the existing garage and the erection of a two-storey extension and alterations to the internal layout of the dwelling 
	Ribblesdene

Greenside, Ribchester

	3/2008/1014/P
	Proposed first floor balcony to side elevation
	Fair Oak House

Leagram-in-Bowland

	3/2008/1016/P
	Demolition of the existing garage (Conservation Area Consent) 
	Ribblesdene

Greenside, Ribchester

	
	
	

	
	
	

	3/2008/1019/P
	Erection of a single storey extension over the garage with a dormer window to front and Velux window to the rear
	The Paddock

Goose Lane

Chipping

	3/2008/1020/P
	Extension over top of an existing extension to provide 2 no. bedrooms and a hairdressing room
	High Brake House

Chatburn Road

Clitheroe

	3/2008/1024/P
	Proposed single storey kitchen/ dining room extension to the rear and a single storey garage/ utility room extension to the side
	50 Beech Close

Wilpshire

	3/2008/1028/P
	Application to discharge conditions no. 2 and no. 5 of planning consent 3/2004/1257/P
	Baines Farm, Pinfold lane

Longridge

	3/2008/1036/P
	Two-storey side extension
	78 Durham Road

Wilpshire

	3/2008/1038/P
	Demolition of existing single storey rear extension and outbuilding, to form new single storey ‘lean to’ extension 
	3 Bright Street

Clitheroe


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for

Refusal

	3/2008/0590/P
	Proposed pond
	Edenholme

Ribchester Road

Clayton-le-Dale
	Policies G1, ENV3, EM1 and PPS9 – detriment to the appearance of the existing landscape; potential harm to protected species (ie bats and great crested newts); biodiversity not increased to its maximum potential.  


	3/2008/0836/P and 

3/2008/0968/P (LBC)

Continued…


	Replace existing tarmac vehicle hardstanding with York Stone flagged area to front of property.  Build dry stone wall approximately 2m high along north and east boundaries of property and continue wall at height of 1.3m on southern and western boundaries 
	Tinkersfield

Old Clitheroe Road

Dutton
	The walling adjacent to Huntington Hall Lane and Old Clitheroe Road would be harmful to the setting of the listed building and the character of the Forest of Bowland Area of Outstanding Natural Beauty.  This is because of wall height at “A” and “B” as shown on the submitted plans and the resulting visually intrusive, monolithic and massive structure.  



	3/2008/0918/P

Cont/

Cont…..
	Construction of a two-storey extension to the side and rear of existing house, single storey extension to the rear, alterations to front and rear elevations with new windows and stone surrounds and the construction of a detached double garage to the rear


	17 Clitheroe Road

Whalley
	G1, H10 & Policy SPG – “Extensions and Alterations to Dwellings” – Detrimental to residential amenity.

	3/2008/0920/P
	Erection of one dwelling in side garden with new access
	1 The Grove

Whalley
	Policy G1 - Development Control – Detriment to the appearance of the street scene.



	
	Proposed agricultural building and livestock handling pens 
	Land adjacent to Forest Becks Brow

Forest Becks

Bolton-by-Bowland 
	Policies G1, G5, ENV1 and SPG “Agricultural Buildings and Roads”– prominent and isolated position and the materials proposed are considered inappropriate causing an adverse visual impact on Area of Outstanding Natural Beauty. 



	3/2008/0957/P

Continued….
	Two storey extension to existing domestic outbuilding to create annex accommodation 
	Hill Top Farm

Forty Acre Lane

Longridge
	Policy H9 – The development does not constitute a modest level of accommodation.  Policies G1 and ENV2 – Detriment to the appearance and character of the existing building and the locality in general including the adjoining AONB.



	3/2008/0964/P
	Erection of stable block and store
	Lowergate Barn

Twiston Lane

Twiston
	Policies G1, G5 and ENV1 – Adverse impact on visual amenity on the basis of the introduction of additional built form into an open area of the A.O.N.B.

	3/2008/0970/P
	Retrospective application for 7 No non illuminated box signs
	34 Wellgate

Clitheroe
	G1 and ENV16 – the signs are excessive in size and number and therefore represent over prominent and discordant features to the detriment of the appearance and character of the Conservation Area.



	3/2008/0979/P
	Change of use of agricultural land to residential curtilage at 
	Collins Croft Cottage

Stopper Lane

Rimington
	Policies G1, H12 and ENV3 – detriment to the visual amenities of the locality.



	3/2008/1007/P
	Change of use from storage to flat (Re-submission)
	Greendale Mill

Grindleton
	Does not conform with the Interim SPG Housing or Policies G5, H20 or H21 of the Districtwide Local Plan – insufficient justification for need for a dwelling in conjunction with an existing business use.



	3/2008/1015/P

Continued…
	New roof light and replacement window to listed smithy, and internal alterations to curtilage building
	Smithy Cottage

Cow Ark

Clitheroe
	The proposed works would be harmful to the character and setting of the listed building because the roof lights and rear window would be conspicuous, incongruous and visually intrusive alterations which do not appear to respect the distinct and characteristic fenestration patterns of the smithy historic building site.



CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2008/0962/P
	Certificate of Lawfulness for a proposed use, for a conversion of garage into additional residential accommodation
	19 Moorland Avenue

Clitheroe


APPLICATIONS TO BE DETERMINED BY Lancashire County Council 

	Plan No:
	Proposal:
	Location:

	3/2008/0990/P
	Two storey side extension, single storey rear extension and new porch to front of adult respite centre  
	12 Croasdale Drive

Clitheroe


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2008/0980/P
	Proposed replacement dwelling
	Blue Slates

Sunnyside Avenue

Ribchester


APPEALS UPDATE

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

	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 to be held 10.2.09
	

	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
	_
	APPEAL DISMISSED 22.12.08

	3/2008/0518

D
	3.9.08
	Mr & Mrs P J Robinson

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

Land adjacent

Briar Cottage

Knowle Green
	WR
	_
	APPEAL ALLOWED

19.12.08

	3/2008/0242

D
	16.9.08
	Mr & Mrs P Yates

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

The Old Mill

Lower Road

Longridge
	WR
	_
	APPEAL DISMISSED 31.12.08

	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 DECISION

	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

	3/2008/0346

D
	23.12.08
	Miss Janet Seed

Erection of one affordable dwelling

Land adjacent to Broad Meadow

Chipping
	WR
	_
	Notification letter sent 24.12.08

Questionnaire sent 5.1.09

Statement to be sent by 2.2.08

Awaiting site visit

	3/2008/0795

D
	19.1.09
	Mr P Brierley

Proposed link extension between existing dwelling and existing garage

Cobblers Cottage
Grindleton
	WR
	_
	Notification letter sent 22.1.09

Questionnaire to be sent by 30.1.09


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATION NO: 3/2008/0778/P
(GRID REF: SD 369078 432884)

PROPOSED DETACHED TWO STOREY HOUSE AT 92 WHALLEY ROAD, WILPSHIRE

	PARISH COUNCIL:
	Object as it believes there would be a loss of amenity to number 90 Whalley Road on the grounds of privacy and the location of the building does not address this.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection.

	
	
	

	ENVIRONMENT AGENCY:
	Originally objected to the development as it appeared to be over a culverted watercourse.  However following receipt of more detailed plans and a site visit, they withdraw their objection subject to imposition of conditions.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	12 letters of objection have been received in relation to the originally submitted plans and subsequent amendments.  Members are referred to the file for full details which can be summarised as follows:



	
	1.
	Concerns over the impact of the development on a drainage path that runs through the site that carries ground water from the golf course to the rear.



	
	2.
	Developments of this type have been resisted on the grounds they would be detrimental to the street scene.



	
	3.
	Query access onto the A666.



	
	4.
	Concerns regarding overlooking of properties to the other side of the road set at a lower level and loss of privacy to neighbouring dwellings.



	
	5.
	Lead to the reduction in the amount of natural sunlight received by properties opposite.



	
	6.
	The dwelling would not be in keeping with the existing housing/spacing entity.



	
	7.
	Reference to the changes to the planning regulations restricting the use of impermeable paving materials to limit surface water runoff – this scheme includes the addition of bitmac.



	
	8.
	Question the accuracy of the plans in respect of route of the watercourse, location of boundary and planting within the site and methods of support/retaining walls.



	
	9.
	Loss of light to neighbouring dwelling and the fact that the new dwelling would cast a shadow to the front garden and across the rear of number 90.



	
	10.
	Noise.



	
	11.
	Reference to legal rights and conditions pertaining to the land in question which would impact on development.



	
	12.
	The repositioning of the dwelling moving it 0.8m forward is a token step in the right direction but does not address problems inherent in its rearward positioning into the hillside.



	
	13.
	Moving the entrance door from the side to the back and repositioning the patio and patio doors will reduce their impact.



	
	14.
	The small obscure glazed window to the side should preferably be non-opening.



	
	15.
	The proposal is an over development of the site.



	
	16.
	A list of suggested conditions should planning permission be granted.


Proposal

This application details the erection of a two storey detached dwelling with overall approximate dimensions of 10.3m x 9.6m x 7.6m in height.  It has been designed to reflect the design of number 92 Whalley Road – a 1930’s design – with the proposed dwelling having brick to the ground floor cill height with render and Tudor detailing to the front elevation.  The roof is hipped with a gable feature over the bedroom and lounge windows.  Since the original submission the plans have been revised to remove an entry door at first floor level on the side elevation with number 90 and repositioning of the openings to the rear of the property at first floor level.  The land on which the property is to be set rises steeply to the sough so that the ground floor level at the rear will be into the ground as a retaining wall.  Therefore the plans denote an external staircase to either side of the dwelling to give access to the rear garden area – to the west (along side number 90) the stairs are set half way down the side of the house and to number 92 to the east they are to the immediate rear of the dwelling.

In terms of positioning within the site, the dwelling would be set back approximately 22m from Whalley Road.  Properties to either side are set closer to the road frontage, meaning this dwelling would extend beyond the rear of number 90 to its west.

This scheme denotes blocking up the existing driveway onto Whalley Road with a stone wall and a new access serving the application dwelling and number 92 being set further to the east (approximately 29m distant).  Parking for the dwelling would be to its front with a 2m high close boarded timber fence enclosing the rear garden area.

Site Location

The site lies to the south of Whalley Road within the identified settlement limit of Wilpshire.  It has historically formed part of the very large garden are to number 92.  There are residential properties to its north, east and west with Wilpshire Golf Course to its south.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy L4 – Regional Spatial Strategy.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration are the principle of development, its impacts on visual and residential amenity and whether there are any highway implications as a result of the revisions to the access.

In terms of principle the site is within an identified settlement limit and thus accords with the saved policies of the Districtwide Local Plan having regard to the regional spatial strategy – Policy G2 of the Districtwide Local Plan allowing development wholly within the built part of the settlement.

With regard to the visual impact of the works, comments have been received from objectors regarding the schemes detrimental impact on the street scene and possible over development of the site.  As stated previously the dwelling will be set back from the main road and its overall ridge height is lower than the dwellings set to either side.  It has been designed to reflect the character of number 92 and would not, I believe, appear unduly incongruous in the street scene.  For these reasons, I do not consider there would be any significant detriment caused to visual amenity in the area.

Reference has been made by objectors to the watercourse that runs through the site and indeed a neighbouring property has questioned whether the route of this has been shown accurately on the submitted plans.  An officer from the Environment Agency following a site visit has commented that: “whilst the route on the amended plans does not appear to be entirely accurate, due to the size and depth of the watercourse we are satisfied that the proposed development will not detrimentally affect the integrity of the watercourse.  The watercourse is not considered deep enough to be detrimentally affected by the proximity of the proposed dwelling, and as it is stone lined it is more of a garden feature than an ecological asset.  In addition, a diversion of the watercourse could be accommodated on the site if necessary.”  Therefore notwithstanding the concerns of the neighbouring property and golf course to the rear, I must be guided by the observations of the Environment Agency on this matter and conclude that the scheme would not prove significantly detrimental to the existing watercourse.

Members will note from the observations of the County Surveyor that he raises no objections to the development on the grounds of highway safety.

The outstanding issue therefore is potential impact on neighbouring amenity.  Whilst acknowledging the concerns of a resident to the north west of the site they are set approximately 70m away to the opposite side of the road and would not, I consider, be significantly affected as a result of this schemes implementation.  As stated previously the application site is set between two dwellings (it forms part of the garden area to number 92) and I do not consider that the dwelling to its east (number 92) would be detrimentally affected.  That property is two storey with an attached single storey garage (thereby forming an ‘L’ shaped building) that would be adjacent to the dwelling proposed here.  The new house would be set approximately 1m forward of the front building line of the garage and approximately 11m from the side elevation of the main house.  This relationship is, I consider, satisfactory.  Number 90 is set to the west of this site with the application dwelling extending approximately 7m beyond the rear building line of that house.  The scheme does denote an external staircase on that side of the new house leading up to the rear garden with an amendment made to remove a doorway in the gable and replace it with an obscure glazed window.  Reference has been made to potential loss of light to that dwelling but I do not consider that this scheme would lead to a significant loss of light to number 90 Whalley Road.  I am mindful of potential impacts on privacy for that property and questions have been raised over the accuracy of the plans in respect of detailing existing planted areas on site.  The plans do not denote the removal of all planting on site moreover a reduction in its width on the boundary line.  I am satisfied that given the design revision to the dwelling, the potential impact on number 90 in terms of privacy would not be so significant as to warrant a refusal on that ground alone.

Therefore after giving careful consideration to all the above, I am of the opinion that the scheme accords with Policy and would not have any significant detrimental effect on amenity.  I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 18 December 2008 which detail revisions to the elevational treatments to the house, an additional external stairs to east of the dwelling and which shows the route of the existing watercourse through the site..


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

2.
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.

3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building(s) shall not be altered by the insertion of any window or doorway in either of the side elevations 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.

4.
The dwelling hereby approved shall be constructed with its first floor west elevation window (facing No 90 Whalley Road) obscure glazed, details of which shall be submitted to, and agreed in writing, by the Local Planning Authority before development commences; and also fitted with restrictors limiting the degree of opening of each opening light to not more than 45°.  Thereafter it shall be maintained in that condition in perpetuity to the satisfaction of the Local Planning Authority.


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

NOTE(S):

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

2.
Any works to the watercourses within or adjacent to the site which involve infilling, diversion, culverting or which may otherwise restrict flow, require the prior formal consent of the Environment Agency under Section 23 of the Land Drainage Act 1991.  


REASON: Culverting other than for access purposes is unlikely to received consent, without full mitigation for loss of flood storage and habitats.

APPLICATION NO:
3/2008/0858/P
(GRID REF: SD 374345 441763(

PROPOSED CHANGE OF USE FROM GYMNASIUM AND RETAIL TO OFFICE AND DOMESTIC WITH ADDITIONAL RETAIL AT LEE CARTER HEALTH STUDIO, LOWERGATE, CLITHEROE 

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

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received that is signed by the owners/occupiers of four properties in Saddlers Mews in which the following comments/objections are made:



	
	1.
	There is no mention in the description of the development of the café which is shown on the plans for office floor space. 



	
	2.
	There is no mention in the application of the floor space which it is envisaged the café will occupy.



	
	3.
	The location of the café in relation to the kitchen seems to be through the shop area and staircase.  Have we understood this correctly and does this comply with current environmental health and safety regulations?



	
	4.
	The applicant mentioned some time ago an intention to set up tables and chairs for a café in Saddlers Mews yard.  We would like an assurance that such a proposal is not a part of this present application.



	
	5.
	No provision appears to have been made for any new residents cars. 



	
	6.
	The application refers to the installation of new doors and windows yet the location and dimensions of these have not been indicated on the plan.  



	
	7.
	The applicant has mentioned that the proposed café may also arrange some evening functions where customers will be invited to bring their own alcohol.  If that is what is in mind, then it seems inaccurate to say that the application is for a café when it should really be a restaurant.  We therefore have concerns about potential noise nuisance from customers leaving the café in the evening after consuming alcohol.  



	
	8.
	Clarification of these matters might enable this objection to be withdrawn.  


Proposal

Permission is sought for the change of use of the existing gymnasium and retail premises in order to form the following:

1.
A retail unit on the ground floor with an anciallry small café area on the first floor.  The kitchen to serve the shop/café is also to be provided on the ground floor.

2.
Four units of office accommodation comprising two large units (approximately 36m2 and 71m2) at first floor level and two smaller units (approximately 11m2 and 15m2) on the second floor.

3.
A one bedroomed residential flat at second floor level.

4.
Also at second floor level a small area (approximately 12m) would become an additional bedroom for an existing residential unit that occupies floor space at first and second floor levels at the eastern (Lowergate) end of the building.

All the proposed units would be accessed by existing external and internal staircases.  Whilst there are some minor alterations to door and window openings, the only new windows are to the proposed residential flat.  These new windows would face the private parking area that is accessed from Moor Lane, and the rear windows of commercial properties in Moor Lane and Castle Street.

Site Location

The existing gymnasium/health studio to the rear of commercial properties in Moor Lane and Castlegate and adjoined to the north by the residential properties of Saddlers Mews and to the east (on lower ground level) by the Lowergate public car park.  

The site is within the Clitheroe Conservation Area. 

Relevant History

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Relevant Policies

3/2008/1171/P – Extension at first floor level over parking spaces to form a new gymnasium area.  Approved and now built.

Environmental, AONB, Human Rights and Other Issues

The application seeks a number of alternative uses for the existing retail and leisure facilities.  These uses of retail with a small ancillary café, offices and a residential flat are all appropriate to this town centre location.  I therefore consider the proposal to be acceptable in principle.

In a joint letter, the residents of Saddlers Mews express a number of concerns/objections to the application, as summarised earlier in the report.  They say, however, that clarification of the matters might enable them to withdraw their objection.  

The applicant’s agent has responded to the neighbours’ letter as follows:

1.
The drawings clearly show the café.  

2.
The area of the building intended to be used as a café is clearly defined.  The proposed café is attached to a delicatessen with the ability sit and have a sandwich/coffee etc.

3.
The location of the food preparation area can be at any level.

4.
The drawings clearly show the space to be occupied by the offices (and the respective floor areas of the office units are stated above in this report).

5.
There is no indication of any external chairs or tables on the drawings.

6.
There is one additional residential unit shown on the plans which might add one additional car.  The site is next to a large car park.  

7.
The proposed new doors and windows are clearly shown on the plans adjacent to the car park at the Moor Lane side of the building.  

8.
Should the café/delicatessen operator a wish to use the space for occasional evening use various approvals would be required from the Licensing Officer.  It is my understanding that the gym is used in the evening at present.  Saddlers Mews can be accessed from three different directions by night time revellers.  Should evening time problems occur, these can be dealt with by other methods.  

In summary, the agent considers that the proposed mixed use of the building would result in a decrease in the number of pedestrian movements on and off the site.  He considers that the apartment and office use would result in very few pedestrian movements and the delicatessen/café would result in less movements that the existing gymnasium and leisure club.  He adds that the building is to remain in the current ownership and should any issues occur, there would be one point of contact.  

As previously stated, I consider the proposal to be acceptable in principle, and I do not consider that the new uses would have any seriously detrimental effects on the amenities of the residents of Saddlers Mews.  If anything, the proposed uses should improve their amenities as, overall, there would, in my opinion, be less activity associated with the building, especially in the evenings.  I recommend a condition concerning the nature of the café use and restriction on its opening hours, although the hours of use restriction does reflect the town centre location of the site.

SUMMARY OF REASONS FOR APPROVAL

The proposed alternative uses for this building are appropriate to its town centre location and would not have any seriously detrimental effects on the amenities of nearby residents.

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

1.
The café on the first floor shall be operated as an ancillary use to the retail unit on the ground floor and shall not be an independent café or restaurant use; and it shall not be open to customers outside the hours of 8.00am and 11.00pm on any day.


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

APPLICATION NO:  3/2008/0862/P
(GRID REF: SD 373237 441033)

PROPOSED DETACHED DWELLING OFF ALDERFORD CLOSE TO REAR OF 9 FAIRFIELD CLOSE, CLITHEROE

	TOWN COUNCIL:
	No objections. 

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Had no objections in principle to the application as originally submitted subject to the submission of a plan showing a 1m wide pavement outside the plot boundary onto Alderford Close.  As such an amended plan was received on 12 January 2009 the County Surveyor therefore now has no objections to the proposal.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	12 Letters have been received from nearby residents who object to the application on the following grounds:



	
	1.
	Additional land at the rear of Nos. 9, 11, 13 and 15 Fairfield Close was sold to the owners of these properties about 30 years ago on condition (a covenant) that the land would not be used for building development.  A previous application to build a house on the site was refused, and this current application should also be refused.  



	
	2.
	There is a narrow strip of land (a ransom strip) down the side of Alderford Close which is in separate ownership, and no permission has been given for the applicant to use this land.  Therefore, access to the site cannot be gained legally.



	
	3.
	Loss of privacy to adjoining houses and gardens. 



	
	4.
	Overbearing effect on neighbours due to proximity to boundary.



	
	5.
	The proposed basement could exacerbate existing problems of adjoining gardens being waterlogged.  



	
	6.
	Out of keeping with the rest of the neighbourhood which has a pleasant open aspect of medium density housing.



	
	7.
	Trees would be felled to the detriment of the appearance of the locality. 



	
	8.
	Excavation of the basement so close to the site boundaries could undermine existing boundary walls.



	
	9.
	Highway safety problems due to the narrowness of the road and the closeness of the proposed access to a blind bend. 



	
	10.
	To reduce harm to visual amenity, if any property is to be built on this plot it should be a bungalow.



	
	11.
	Loss of light to neighbouring dwellings.



	
	12.
	Increased noise disturbance.

	
	13.
	Would set a precedent for other houses to be built in gardens.


Proposal

Permission is sought for a two storey detached four bedroomed house with a basement and a single integral garage.  The external materials comprise facing brick to the ground floor walls, painted render to the first floor and concrete roof tiles, although precise details of the materials have not been submitted with the application.  

Vehicular access to the specification requested by the County Surveyor will be onto Alderford Close, and a 1m wide footway will be formed down the plot boundary to Alderford Close.  There would be a parking/manoeuvring area in front of the dwelling and a garden at the rear.

The development will involve the removal of part of an existing boundary hedge in order to form the access and footway and three trees (that are not covered by a Tree Preservation Order) would be felled.  

Site Location

The site, which has approximate dimensions of 40m x 13m comprises approximately two thirds of the long rear garden of No. 9 Fairfield Close.  It is adjoined to the west by the similarly long rear gardens on Nos 11, 13 and 15 Fairfield Close; to the east by the carriageway of Alderford Close and the driveway/garden of No. 1 Alderford Close; and to the south by the driveway/garden of Beeches, a relatively new house fronting the west side of Alderford Close.  The site is within the settlement boundary of Clitheroe.

Relevant History

3/1987/0126/P – Outline application for detached house with garage.  Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

Prior to considering the planning merits of the application, I consider that, in this particular case, it would be useful to refer to two matters raised by nearby residents which are not relevant to the determination of the application.  The first concerns the allegation that, when the land comprising the application site was bought by the previous owners of 9 Fairfield Close, it was subject to a covenant that the land should not be built upon.  Even if true, it does not change the fact that this application should be determined on its planning merits.  If planning permission was granted, the compliance or otherwise with any covenants would be the applicant’s responsibility.  The second matter concerns the alleged ransom strip.  The applicant has submitted Certificate A to the effect that he owns all of the land to which the application relates.  The Council has no evidence to dispute this certification.  Again, the application must be determined on its own merits and, if granted, it would be the applicant’s responsibility to ensure that he could legally gain access to the site.  If he could not, then the permission could not be implemented.  

As the housing moratorium is no longer in effect, this proposal for one house within the settlement boundary of Clitheroe, is acceptable in principle.  

The relevant considerations, therefore, relate to visual amenity, highway safety and the privacy/general residential amenities of neighbouring properties.

In respect of the first issue, the locality comprises a variety of house types and designs.  I consider the proposal to be a reasonably attractive contemporary dwelling that would not be out of keeping with the locality, and its precise position on the plot is such that it would not be unduly intrusive in the street scene.  

Mention has been made of three trees that are to be felled, but as these are not covered by a Tree Preservation Order they could be felled at any time, without any permission being required.  The two trees within the site that are to be retained will be the subject of a condition to ensure their satisfactory protection during construction works. 

With regards to highway safety, the County Surveyor has no objections to the application subject to the formation of the access, footway, boundary wall and parking/turning area in accordance with the amended plans received on 12 January 2009.

With regards to the amenities of nearby residents, the proposed dwelling is sufficiently far away from all of its neighbours that no nearby property would suffer from loss of light.  

With regards to privacy, the rear of the dwelling faces the rear of 9 Fairfield Close with a separation distance of approximately 40m, whilst the front faces the gable wall of Peel House, within which there are no windows, with a separation distance of approximately 15m, and across the front garden of Peel House.  Windows in the rear and side elevations would give angled views of Nos 1 and 2 Alderford Close, but, as these would not create a directly facing, window to window, situation, I do not consider that a reason for refusal based on the effects on the privacy of Nos 1 and 2 Alderford Close would be sustainable.  

Some of the neighbours referred to a previous application for a house on this plot that was refused in 1987 for the following reasons:

“The erection of a dwelling on this restricted site would, by reason of its proximity to adjoining dwellings, be seriously detrimental to the amenities of those residents living adjacent thereto.”

In his report, however, the Planning Officer at the time commented that “the size of the plot available will facilitate a dwelling that will not impose upon the amenities of the locality to an unacceptable degree”.  For reasons stated above, I consider this current application to be acceptable from the point of view of neighbour’s amenities and all other relevant considerations.

I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposed dwelling would have no seriously detrimental effects on visual amenity, highway safety or the amenities of nearby residents.

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

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


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

2.
Prior to the first occupation of the dwelling hereby permitted, the access into the site, the parking/turning area, the 1m wide footway to Alderford Close, and the 1m high wall on the boundary to Alderford Close shall all have been provided to the satisfaction of the Local Planning Authority in accordance with approved drawings number 8041.PL.01 rev D.  The existing hedge inside the boundary wall shall also have been reduced to a maximum height of 1m.  Thereafter, the hedge shall be permanently retained at that height and all of these facilities shall be kept permanently available for their designated use.


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

3.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services, the two trees within the site that are to be retained shall be protected in accordance with the BS5837 [Trees in Relation to Construction].


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


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


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


REASON:   In order to ensure that the trees to be retained are afforded maximum physical protection from the adverse affects of development, in the interests of visual amenity and to comply with Policy G1 of the District Wide Local Plan. 

APPLICATION NO:
3/2008/0916/P
(GRID REF: SD 364097 436173)

PROPOSED USE OF AGRICULTURAL LAND FOR 16 NO. HARD STANDINGS FOR TOURING CARAVANS (INCORPORATING ACCESS ROADS AND CAR PARKINGS AREAS). PROPOSED CHANGE OF USE OF PART OF EXISTING WORKSHOP TO TOILET BLOCK. PROPOSED USE OF AGRICULTURAL BUILDING AS MEETING ROOM AT DALE HEY FARM, PRESTON ROAD, RIBCHESTER, LANCASHIRE, PR3 3XL

	PARISH COUNCIL:
	The Parish Council object to this proposal and raise the following points:

· Application appears to be a retrospective application for caravan pitches close to Preston Road?

· Although partially screened, the site is visible both from the road and the surrounding areas,

· An incongruous feature in a rural landscape detracting from the visual amenity of the area,

· Existing access onto Preston Road is substandard,

· Vehicles travel at high speed along this stretch of road and caravans entering or leaving the site will add a further dangerous element,

· The site does not have a mains sewer and the proposed provision of a septic tank seems inadequate,

· Despite conditions imposed by Policy RT6 there is anecdotal evidence that the site is used throughout the year. If the application is successful the Parish Council has little confidence that the Borough Council will enforce this policy.

	
	

	LCC COUNTY SURVEYOR:
	No objections to the application in principle on highway safety grounds, however the following comments have been made;

· Sightlines to Preston Road need to be shown at 2.4m x 215m given the speed of traffic along this length of road, and

· The access should also be a minimum of 6.5m wide to accommodate two-way movements.

	
	

	ENVIRONMENTAL HEALTH OFFICER:
	In summary I do not object to this proposal for 16 touring pitches, enlargement of the toilet and shower provisions, and regularising the use of the meeting room.



	ENVIRONMENTAL HEALTH OFFICER (HOUSING):
	Should the proposed development be approved, a caravan site licence must be issued by this Council and the site must comply with the requirements of the standards prescribed for touring caravan parks.

	
	

	UNITED UTILITIES;
	No objection to the proposal.

	ADDITIONAL REPRESENTATIONS:
	Five letters have been received in regards to this application, with the following points of objection being raised:



	
	· Poor visibility at junction with Preston Road and inadequate road access to site,

	
	· Noise concerns as the site appears to be used regularly throughout the year and late into the night,



	
	· Inappropriate development that will have an impact on residential amenity late into the evening,

· Visual impact on the area as the site is inadequately screened from the road,

· Contrary to relevant planning Policies regarding development of this type,

· Scheme does not relate to main/village settlement due to its remote location, fails to promote local services,

· Proposal will lead to urbanisation of the landscape,
· Inappropriate use of land detracting from the character, quality and visual amenity of the open countryside,
· Not well related to highway network and poorly serviced by public transport,

· Contrary to Policy ENV12 ‘Ancient Woodland’, details not supplied to assess the impact on this area,

· Concerns that due to the no. of uses on the site, there will be issues with sewerage, waste and traffic on site,

· The application refers to the site being open all year round, which is contrary to Council Policy,

· There will be constant movement of caravans throughout the year which is unacceptable, and

· Site is insufficiently screened.

	
	· 

	
	· 


Proposal

This application seeks permission for the proposed use of agricultural land to the north east of the main property, Dale Hey Farm, for 16 no. hard standings for touring caravans incorporating access roads and car parking areas. The scheme also includes the proposed conversion of part of an existing workshop into male and female shower/toilet blocks, and retrospective consent for the proposed use of another building as a meeting/function room. These buildings will also be used by visitors to the existing Caravan Club’s Certified Site adjacent to Preston Road, and by the various Caravan Rallies that frequent the site. The caravan hard standings, car parking areas and access roads on the site will be constructed using clean hardcore, with the hardcore being allowed to have grass growing through it, and the access road on the site will operate using a one-way system. The applicant has advised that he will provide additional planting to further screen the site on the north east and north west boundaries of the site area, and that the existing boundary screening on the boundaries will be maintained.

Site Location

The site is located to the north west of Ribchester off Preston Road, on land designated as open countryside within the Districtwide Local Plan.

Relevant History

3/2003/1040/P – Convert existing outbuilding to granny annexe plus septic tank – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT6 - New Touring Caravan Sites and Extensions to Existing Sites.

Environmental, AONB, Human Rights and Other Issues

In considering the proposal for what is essentially a touring caravan park for 16 caravans plus alterations to existing buildings on site, the key issues to consider are the potential visual impact caused by the development, any potential impact on highway safety and the potential impact on the amenity of other properties in this vicinity. We must therefore assess the scheme against Policies G5, RT1 and RT6 of the Districtwide Local Plan. The application does not relate to the existing Caravan Club’s Certified Site that lies adjacent to Preston Road (as referred to by the Parish Council).

Policy G5 notes that only planning consents for ‘small scale tourism developments and small scale recreational developments appropriate to a rural area subject to Policy RT1’ will be considered, and Policy RT1 notes that the Council will again only approve development proposals that extend the range of tourism and visitor facilities subject to the scheme meeting the following criteria;

· Proposal must not conflict with other Policies,

· Proposal must be well related to an existing main village or settlement,

· Development should not undermine the character, quality or visual amenities,

· Proposal should be well related to the existing highway network and should not generate additional traffic movements of a scale and type likely to cause problems, and

· Site should be large enough to accommodate the necessary car parking service areas.

More specifically with proposals for the development of new touring caravan sites, Policy RT6 states that ‘The Borough Council will approve proposals for the development of new touring caravan sites subject to the relevant criteria.’ This relevant criteria looks specifically at details such as location, site size and details about the site.

Location

The site is located approx. 2/3 mile from the village of Ribchester and approx. 2 miles from the town of Longridge, and as such is considered to be within reasonable distance of a number of amenities. The site has not been used for agricultural purposes for some time, and as such no important land will be lost. Finally, due to the location of the proposed hard standings to the rear of the site behind the existing buildings on site and that they will be screened from the adjacent nearby neighbours by existing and proposed new boundary treatments, I do not consider the proposal to have a significant or adverse visual impact on the of the surrounding landscape.

Site Size

Given that the scheme proposed is for 16 hard standings within an enclosed area to the rear of the site that is well screened by both existing buildings and boundary treatments, I do not consider the scheme will have an adverse visual effect on the wider landscape or local environment.

About the Site

The proposed access to the site, the access road through the site and the proposed car parking areas, can be improved subject to alterations noted by the County Surveyor without harming the appearance of the area, and as such are considered to be acceptable. The Environmental Health Officer notes that the existing chemical toilet disposal facility appears to be satisfactory for the existing rally and Caravan and Camping Club certified location usage, and he does not envisage the additional proposed touring pitches to cause a problem with this facility. In addition, the expanded toilet and shower facility with existing septic tank arrangement appears to have been checked by both Building Control and United Utilities, and found to be satisfactory, however the Operator will have to demonstrate duty of care for the trade waste arising from the proposed site should the application be approved. Finally, the Policy notes that any proposal must included a close period in winter months of not less than eight weeks, however the application form states that the applicant wishes it to be open all year. Touring site pitches are restricted when they can be used, which would be a separate application to this Planning Application, but they would generally not be open for 12 months per year. As such, it is proposed that should permission be granted, the opening of the site will be restricted to between the 1st of March and the 31st of October.

Finally with regards to the retrospective proposal for the proposed meeting room on site, it must be noted that the visual impact of this scheme is considered negligible as the building is already there. The main concern is with regards to the impact on the amenity of the neighbours due to its use. As noted by the Environmental Health Officer, the Meeting Room will require a separate Premises Licence for "regulated entertainment" as defined by the Licensing Act 2003 namely dancing, the playing of live and recorded music, karaoke, etc. with a time limit placed upon such usage to safeguard local amenity. Subsequently, the Environmental Health Department will investigate any complaints regarding noise nuisance. As such, subject to the appropriate noise attenuation measures being carried out on the building and hours of use condition controlling the use of the building, the use of this building is considered to be acceptable.

Therefore bearing in mind the above, and whilst I am mindful of the visual impact and the comments from both objectors and the Parish Council, it is considered that the proposed application complies with the relevant policies, and is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the 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.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 22 December 2009.


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

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 prior to commencement of the development unless otherwise agreed by the Local Planning Authority, 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 and ENV3 of the Ribble Valley Districtwide Local Plan.

3.
Within four months of the date of this decision notice, the proposed meeting building shall be insulated in accordance with a scheme to be submitted to and approved by the Local Planning Authority.


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

4.
Prior to the use of the site hereby permitted becomes operative, the proposed access road with one-way system and car parking areas shown on the approved site plan shall be clearly marked and constructed in accordance with the approved plan’.


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

5.
Notwithstanding the provisions of the Town and Country Planning General Permitted Development Order 1995 there shall not at any time in connection with the development hereby permitted, be erected or planted, or allowed to remain upon the land hereinafter defined, any building, wall, fence, hedge, tree, shrub or other device.


The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 24m measured along the centre line of the proposed road from the continuation of the nearer edge of the carriageway of Preston Road to points measured 215m in each direction along the nearer edge of the carriageway of Preston Road, from the centre line of the access, and shall be constructed and maintained at footway/verge level in accordance with a scheme to be agreed by the Local Planning Authority in conjunction with the Highway Authority.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to ensure adequate visibility at the street junction or site access.

6.
Any external source of lighting shall be effectively screened from view of a driver on the adjoining public highway.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to avoid glare, dazzle or distraction to passing motorists.

7.
The proposed access from the site to Preston Road shall be constructed to a (minimum) width of 6.5m, and this width shall be maintained for a minimum distance of 25m measured back from the nearside edge of the carriageway.


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

8.
No part of the development, hereby approved, shall commence until a scheme for the construction of the site access and the off-site works of highway improvements has been submitted to, and approved by, the Local Planning Authority in consultation with the Highway Authority.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and in order to satisfy the Local Planning Authority and the Highway Authority that the final details of the highway scheme/works are acceptable before work commences on site.9.

9.
The period of occupancy of the caravan site shall be limited to between the dates of 1st March to 31st of October in any succeeding year with none of the hard standings being occupied outside these dates. They shall be used for the siting of touring caravans for holiday accommodation only and under no circumstances whatsoever shall they be used for the occupation of a caravan for a person's primary residence.


REASON: In accordance with Policies G5, RT1 and RT5 of the Ribble Valley Districtwide Local Plan, in order to limit occupation of the site ensuring it remains for touring caravans for holiday accommodation only. 

10.
The use of the proposed meeting room in accordance with this permission shall be restricted to the hours between 0900 to 2200 Monday to Thursday, between 0900 to 2300 Friday to Saturday and between 1000 to 2200 on Sundays and bank holidays.


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

11.
This permission shall inure for the benefit of Mr John Teasdale only and not for the benefit of the land nor any other person or persons, whether or not having an interest in the land.


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

12.
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.

NOTES

1.
In the absence of detailed information regarding the applicant's intention for the disposal of sewage effluent, the Environment Agency is unable to comment precisely on this aspect of the application.  The developer should be made aware that the formal consent of this Authority will be required in accordance with Section 108, Water Act 1989:

a)
Prior to discharge of effluent into any watercourse from a new septic tank.


or

b)
Prior to the discharge of effluent into a soakaway system from a new septic tank.


or


c)
If a significant increase in the quantity of a final effluent from an existing septic tank is to be discharged to a watercourse or soakaway system.


The developer is advised to contact our Regulation and Planning Liaison Section, (Telephone Number WARRINGTON 53999), at an early date with regard to any proposal to dispose of effluent to a watercourse or soakaway system.

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

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

APPLICATION NO: 3/2008/0940/P
(GRID REF: SD 378090 437237)

PROPOSED DEMOLITION OF EXISTING SINGLE STOREY LEAN-TO EXTENSION AND CONSTRUCTION OF A NEW KITCHEN EXTENSION AT 101 PADIHAM ROAD, SABDEN

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

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a neighbouring resident who objects to the application for the following reasons:



	
	1.
	The plans do not properly show the relationship to neighbouring properties and how rainwater drainage is to be achieved.



	
	2.
	Over development of the site resulting in a building that is too large in relation to its neighbours.



	
	3.
	Extends 3m beyond the neighbours kitchen and will cut out light from the neighbours kitchen window and glazed door, and will contravene the 45o rule in the Council’s Supplementary Planning Guidance.



	
	5.
	Roof lights will direct light and noise towards the neighbours rear bedroom window.



	
	6.
	The extension appears to project over the boundary onto the neighbours land.



	
	7.
	Access on to the neighbour’s property shall be needed to maintain the rendered side wall of the extension.


Proposal

An existing two storey rear extension at this property projects 3.3m from the main rear wall of the house.  This is right up to the southern side boundary of the site but is set in approximately 1.6m from the northern boundary.  An ‘L’ shaped single storey extension with a shallow sloping roof (ranging from 2.1m to 2.4m high) has been added to the northern side and rear of the two storey extension.  This extends 5.5m from the main rear elevation (and therefore 2.2m beyond the existing two storey extension).

It is proposed that the existing single storey extension be demolished and replaced.  The replacement extension would project 6.3m from the main rear wall of the house and would be 4.9m wide, covering the whole width of the plot.  It would have a pitched roof with a rear facing gable and would have an eaves height of 2.2m and a ridge height of 3.5m.  There would be three roof lights in the roof, but no windows in either of the side elevations.

The external materials comprise painted rendered walls and natural slates to match the existing dwelling.

Site Location

The application relates to a terraced house on the west side of Padiham Road, Sabden and located within the Area of Outstanding Natural Beauty.

The adjoining property to the north has a flat roofed single storey kitchen extension across the whole width of the plot and extending out approximately 3.3m from the main rear wall.  The adjoining property to the south also has a single storey extension/conservatory.

Relevant History

3/1990/0071/P – Two storey rear extension.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The relevant considerations in the determination of this application relate to the effects of the proposed extension upon visual amenity and upon the general residential amenities of neighbouring dwellings.

With regards to the first consideration, the site is within the Area of Outstanding Natural Beauty.  The proposed single storey extension has a pitched roof with natural slates and rendered walls to match the existing dwelling.  In visual terms, I consider it to be an improvement on the existing single storey extension which has a very shallow (almost flat) sloping roof.  I therefore consider the application to be acceptable in respect of its effects upon the appearance of the Area of Outstanding Natural Beauty.

With regards to the second consideration, an objection has been received from the owner/occupier of the adjoining property to the north of the site.

As originally submitted, the plans appeared to show the extension encroaching over the side boundary and onto the neighbouring property.  This has been corrected in amended plans received on 13 January 2009.

The extension is only single storey and projects only approximately 3m beyond the rear wall of the neighbour’s extension, and the neighbour’s kitchen window is towards the northern edge of its rear elevation (ie the edge furthest away from the proposed extension).  As a result of this combination of facts, the proposal does not contravene the 45o rule and would not, in my opinion, have any seriously detrimental effects upon the light to the neighbour’s kitchen.  Also, I do not consider that the effects of the proposed roof lights upon the neighbour’s bedroom window would be sufficient to justify refusal of the application.

I also consider the proposal to be acceptable with regards to its effects on the other adjoining property to the south of the site.

Overall, as I can see no sustainable objections to the proposed extension, I recommend that planning permission be granted.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by plans received on the 13 January 2009.


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

APPLICATION NO:
3/2008/0974/P
(GRID REF: SD 360314 437501)

CHANGE OF USE OF 56, 58, 60 BERRY LANE FROM HAIR SALON TO CAFÉ BAR/HAIR SALON. CHANGE OF OPENING HOURS TO 62 BERRY LANE TO 1100 – 0130 EVERYDAY (INCLUDING BANK HOLIDAYS) AT 56, 58, 60 & 62 BERRY LANE, LONGRIDGE, PRESTON, PR3 3JP.

	TOWN COUNCIL:
	No objection to the change of use but would object to the licensing hours being extended beyond what is already granted on the current premises licence sector. Members have asked that consultation be undertaken with the licence sector on this matter.



	ENVIRONMENTAL HEALTH:
	Environmental Health have also commented on the variation of the Premises Licence. The variation has asked to extend the time limit for Licensable Activities (sale of alcohol, recorded and live music, and dancing) to 1.00 am. Environmental Health have not objected to these hours, and have agreed additional conditions relating to limiting use of the patio until 11.00pm, except for smoking, and that doors and windows to be kept closed while Regulated Entertainment is undertaken.

A number of visits were made to the Premises during 2008 following service requests regarding use of the premises and noise issues, and it would appear that the management of the premises has improved as a result. As such, the Environmental Health Department raise no objection to this application. Not-with-standing this, any complaints regarding nuisance will be investigated by Environmental Health.



	COUNTY SURVEYOR (LCC):
	The County Surveyor has commented that due to the increase in opening hours, the scheme could result in additional vehicular movements around the site until 0130, which could be detrimental to residential amenity.



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

1.
The changes have already been made,

2.
Concerns regarding the loud ‘live’ music being played late at night causing noise disturbance,

3.
Concerns regarding beer barrels outside on the public footpath, and

4.
The possibility of the above said barrels being thrown through someone’s window.


Proposal

The application seeks permission for the change of use of no’s 56, 58 and 60 Berry Lane from Hair Salon to Café Bar/Hair Salon, with no structural or external changes involved with regards to the building. The applicant also requires a change in the opening hours to 62 Berry Lane to 1100 - 0130 everyday (including Bank Holidays).

Site Location

The site is an end of terrace building set to the north of Berry Lane. The site lies within the Longridge Conservation Area as designated within the Ribble Valley Districtwide Local Plan.

Relevant History

3/2005/0906/P – Illuminated sign to northwest gable and of property – Granted Conditionally.

3/2005/0319/P Retrospective application for a Shop/Cafe sign with static external floodlighting – Granted Conditionally.

3/2004/1196/P Retrospective application for non-illuminated shop signs – Split Decision (Appeal Allowed).

3/2004/0575/P Change of use from retail shop to cafe bar including alterations to shop fronts and extension to rear – Granted Conditionally.

3/1998/0146/P – Change of use from dwelling to commercial to extend hair salon next door. Enlarge windows and erect canopies to match 56/58 Berry Lane – Granted Conditionally.

3/1997/0589/P – Construction of lean-to building at rear of site for storage of goods – Granted.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV16 – Development within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

With regards to the principle of the development, Policies G1 and G2 of the Districtwide Local Plan positively promote development of this type providing the development complies in regards to impact on residential amenity and highway safety, and as such, these are the main considerations with this application.

Since permission was granted in 2004 for the proposed café bar at the site, with late opening until 11pm Monday to Saturday, and until 10pm on Sundays and Bank Holidays, there have been very few concerns in regards to noise issues. Indeed, the Environmental Health Department note that a number of visits were made to the Premises during 2008 following service requests regarding use of the premises and noise issues, and it would appear that the management of the premises has improved as a result. In addition, Environmental Health have also commented on the variation of the Premises Licence. The variation has asked to extend the time limit for Licensable Activities (sale of alcohol, recorded and live music, and dancing) to 1.00 am. Environmental Health have not objected to these hours, and have agreed additional conditions relating to limiting use of the patio until 11.00pm, except for smoking, and that doors and windows to be kept closed while Regulated Entertainment is undertaken. Bearing this in mind, and that the Environmental Health Department have no objections subject to suitable conditions, the proposal will have no significant, detrimental impact on the residential amenity of the occupiers of the adjacent dwellings, and as such is considered to comply with the relevant Policies.
With regards to any potential impact the proposal may have on highway safety the LCC County Surveyor has no objections on highway safety grounds. He also notes that due to the increase in opening hours, the scheme could result in additional vehicular movements around the site until 0130, which could be detrimental to residential amenity, however given the location of the site within the town centre of Longridge, I would envisage that there is already a large amount of vehicular traffic traveling through the town around this time, and that this scheme would not exacerbate this.
Therefore, bearing in mind the above comments and whilst I am mindful of the comments from the nearby neighbours, given its location within an existing town centre of Longridge, I consider the scheme to now 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.
The use of the premises No. 62 Berry Lane, in accordance with this permission, shall be restricted to the hours between 1100 to 0130 Monday to Sunday and shall include bank holidays.


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

APPLICATION NO:
3/2008/0999/P
(GRID REF: SD 364029 430824)

RESERVED MATTERS APPLICATION FOLLOWING OUTLINE CONSENT 3/2008/0623 FOR A DETACHED HOUSE AND DOUBLE GARAGE AT 62 BRANCH ROAD, MELLOR BROOK, LANCASHIRE.

	PARISH COUNCIL:
	No objections.

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

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from the adjacent neighbour who wishes to raise the following points of objection;

1. Lack of distance between the boundary and the building proposed,

2. The building will be set in front of the front of my property and will affect light to the front of the house and garden, and

3. Beyond existing building line of Branch Road.


Proposal

This application seeks approval of reserved matters following outline approval for the erection of a detached house and double garage on land at 62 Branch Road, Mellor.

Site Location

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

Relevant History

3/2008/0623 – Outline application for erection of a detached house and double garage – Granted Conditionally.

3/2005/0467 – Outline application for proposed detached house – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G3 – Settlement Strategy.

Policy H10 – Extensions and Alterations to Dwellings.

SPG ‘Extensions and Alterations to Dwellings’.

Environmental, AONB, Human Rights and Other Issues

The property proposed is a two storey, detached dwelling with an integral garage as opposed to the two storey, detached property with a detached garage shown on the outline application. The property contains a lounge, cloakroom, dining room, utility, kitchen and family room as well as an integral garage at ground floor, and a bathroom, four bedrooms and an e-suite at first floor. The plot layout allows sufficient space for the parking and turning of vehicles on site with acceptable visibility splays, and the County Surveyor has no objections to this proposal on highway safety grounds. 

The keys issues with regards to this proposal are in relation to visual impact on the streetscene and impact on the residential amenity of nearby neighbours.

With regards to visual impact on the streetscene it must be noted that Branch Road itself is surrounded by modern housing development with a mixture of housing types. The proposed dwelling has been designed to blend in with the differing housing types on the street and will be constructed in materials to blend in with those of the existing adjacent property no. 60 Branch Road. With regards to the spacing between the properties, there is an approx. 5m gap between no. 64 and proposed property, and approx. 3m between no. 60 and the proposed property, which is in keeping with the spacing of other properties in the nearby vicinity. As such, bearing in mind the above, and using the street scene elevation plan submitted by the agent, it is considered that the proposed dwelling sits well in relation to the adjacent properties, and will have no significant visual impact on the streetscene.

With regards to any potential impact on the residential amenity of the occupiers of the nearby properties, the plans show an acceptable distance between each adjacent property and that proposed, and there are no windows on the side elevations that would cause any significant overlooking. With regards to potential loss of light issues, there are concerns raised by the neighbour at no. 64 that the proposed property will block light to windows in his property, however having assessed the scheme using the BRE 45o rule, this property will suffer no significant loss of light to its habitable room windows. As such, I do not consider there to be any significant impact on the amenity of the occupiers of the adjacent properties.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
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”.

2.
Prior to the commencement of development, details of the proposed new boundary fencing/treatments shown on the approved plan ref. no. 08/1895/1 shall be submitted to and approved in writing by the Local Planning Authority.


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

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


REASON:  In the interests of the amenity of the area in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance ‘Extensions and Alterations to Dwellings’

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


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

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


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

6.
The property hereby approved shall be constructed with its north facing window obscure glazed, details of which shall be submitted to, and agreed in writing, by the Local Planning Authority before development commences; and also fitted with restrictors limiting the degree of opening of each opening light to not more than 45°.  Thereafter it shall be maintained in that condition in perpetuity to the satisfaction of the Local Planning Authority.


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

APPLICATION NO: 3/2008/1006/P
(GRID REF: SD 366392 432974)

PROPOSED DEVELOPMENT OF A PAIR OF SEMI-DETACHED HOLIDAY COTTAGES WHICH CAN ALSO BE USED FOR BED AND BREAKFAST ACCOMMODATION AT MYRE EDGE FARM, SHOWLEY ROAD, CLAYTON-LE-DALE

	PARISH COUNCIL:
	Objects to the proposal and makes the following comments:

There would appear to be an increase in demand for holiday cottages in the Borough.

We do take a pride in the area in which we live and can fully understand outsiders wishing to enjoy that which is so easily taken for granted.  However, it would appear to be oxymoronic to reduce the Green Belt in order to enjoy the Green Belt.

The Council objects to the application on the grounds that it constitutes an intrusion into the Green Belt albeit that it is proposed to build in the garden area.  Should permission be granted, we would like to see a proviso that the property is used purely as a casual dwelling and not eventually providing permanent accommodation.



	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

Permission is sought for the erection of a single storey building to comprise two self contained, two bedroom holiday lets, but with the potential to also be used as extra bedrooms for the bed and breakfast business that already operates from the farmhouse.

The building would have external dimensions of approximately 19.3m x 10.8m (excluding small porch) with an eaves height of 2.6m and a ridge height of 5.1m.  The external materials are to be random stone walls with stone quoins on the corners, and a natural slate roof.

A four car parking area would be formed in front of the building that would be accessed via the existing gateway and driveway to the farmhouse.

Site Location

Myre Edge Farm is located off the northern side of Showley Road, approximately 130m away from its junction with Longsight Road (A59).

The proposed building would be erected on an existing garden area immediately adjoining the northern side of the existing farmhouse.  The building would be adjoined to the west, north and east by open fields.

Relevant History

3/2005/0611/P – Proposed stables and ménage for private use.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

The Parish Council has expressed an objection to this application stating that the site is within the Green Belt.  The site is not within the Green Belt, but is within the open countryside.  The Parish Council’s comments have, therefore, been interpreted as an objection to the proposal on the grounds that the development would detract from the attractiveness of the rural locality.

As an application for the erection of a pair of holiday cottages in the open countryside, it falls to be determined with regards to Policies RT1 and ENV3 of the Local Plan.  Policy RT1 states:

“Permission will be granted for proposals which extend the range of tourism and visitor facilities in the Borough subject to the following criteria being satisfied:

1.
The proposal must not conflict with other policies of this plan.

2.
The proposal must be physically well related to an existing main settlement or village or to an existing group of buildings.

3.
The development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design.

4.
The proposals should be well related to the existing highway network.  It should not generate additional traffic movements of scale and size likely to cause undue problems or disturbance.  Where possible the proposals should be well related to the public transport network.

5.
The site should be large enough to accommodate the necessary car parking, service areas and appropriate landscaped areas.

With regards to Criterion 2, the proposed building is sited close to the existing farmhouse so that it does not appear as an isolated building; and the farmhouse itself is part of a group of properties around the junction of Showley Road and Longsight Road.  In respect of Criterion 3, the proposed external materials of stone walls and a slate roof would not undermine the character, quality or visual amenity of the locality.  In respect of the other criteria, the site is well located in relation to the major road, the A59, and the proposed provision of four parking spaces is considered to be satisfactory.  The County Surveyor has no objections to the proposal.

As the proposal would not be detrimental to the general appearance and character of the area, I consider that the requirements of Policy ENV3 are also satisfied.  Also, as there are no neighbouring dwellings close enough to be adversely affected by the proposal, the general development control requirements of Policy G1 of the Local Plan are also satisfied.

In my opinion, the proposal therefore satisfies the requirements of the relevant Policies of the Local Plan, and there are no sustainable reasons for refusal of the application.  Government advice to Local Planning Authorities provided in PPS1 reminds that planning applications must be determined in accordance with the Statutory Development Plan unless material conditions indicate otherwise.  Whilst, therefore, being mindful of Members’ concern about the number of holiday let permissions that have been granted in recent years, I consider that planning permission should be granted subject to the use usual condition concerning occupancy, and that the condition will be fully monitored and enforced.

SUMMARY OF REASONS FOR APPROVAL

The proposed two holiday cottages would have no seriously detrimental effects upon the appearance of the locality, the amenities of any neighbouring residents or highway safety.

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

1.
The units of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of 3 months in any one calendar year and, in any event, shall not be used as a permanent accommodation.  A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.


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

2.
Prior to the first use of the holiday cottages hereby permitted, four parking spaces shall be provided to the satisfaction of the Local Planning Authority as shown on the submitted plans.  Thereafter, these spaces shall be retained permanently available for their designated use.


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

APPLICATION NO: 3/2008/1009/P
(GRID REF: SD 372949 436436)

PROPOSED CHANGE OF USE OF PART OF GARDEN TO OUTSIDE DECK AND EATING AREA (21M2) FOR USE BETWEEN 10.00AM TO 4.30PM TUESDAY TO SATURDAY AT 41 ABBOTT’S COURT, STATION ROAD, WHALLEY

	PARISH COUNCIL:
	The Parish Council have stated that they have no observations to make on this application.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections to this application.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Four letters have been received from the owners/occupiers of residential properties at the rear of the site in Abbeyfields.  It is stated in one of the letters that it is also on behalf of the owner of a fifth property in Abbeyfields.  The letters expressed concerns and objections to the application which are summarised as follows:



	
	1.
	Existing problems of nuisance from cooking smells will be exacerbated if planning permission is granted as there will be more customers, more cooking and therefore more smells.



	
	2.
	Noise nuisance caused by people sitting on the decking.



	
	3.
	Loss of privacy.



	
	4.
	Fear that the garden area will also be used by customers.



	
	5.
	There is insufficient parking for the existing level of business, and the premises are in a dangerous location close to a bend and where the road narrows under the railway bridge.  The proposal would therefore lead to more on-street parking to the detriment of highway safety.



	
	6.
	The applicant has stated an intention in a recent magazine article to operate a cooking school, and having wedding parties etc.  She also states an intention to hold theme nights, obviously involving evening opening.  These premises in a residential area inappropriate for such an increase in the business.



	
	7.
	Does the design of the decking minimise the potential for vermin infestation?



	
	8.
	An  ‘A’ board on the pavement causes problems.



	
	9.
	If permission is granted will the premises licence also have to be amended?



	
	10.
	Adverse effect on property values.


Proposal

A decked area measuring 7m x 3m has been formed at the side/rear of the restaurant.  This is on ground floor level of the restaurant, but raised up above the level of the rear garden of the property and the neighbouring residential properties at the rear in Abbeyfields.  There is a balustrade around the edges of the decked area and a timber staircase leading down to the garden.  Retrospective permission is sought for the formation of the decking, balustrading and staircase.  Permission is also sought for its use as an outdoor eating area between the hours of 10.00am and 4.30pm on Tuesdays to Saturdays.  The restaurant does not presently open on Sundays or Mondays and there is no intention for the decked area to be used by customers in the evenings.

Site Location

The existing restaurant on the south side of Station Road, Whalley that is adjoined to south and east by houses on lower ground in Abbeyfields and to the west by the railway viaduct.

Relevant History

3/2005/0802/P – Change of use of restaurant and residential flat to a two storey dwelling.  Approved but never implemented.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The relevant considerations in the determination of this application relate to visual amenity, highway safety and the amenities of nearby residents.

With regards to highways safety, the County Surveyor does not consider that the relatively small increase in business that could result from the use of the decking would cause any highway safety problems sufficient to justify refusal of the application.

In respect of visual amenity, the decking, steps and balustrade are of timber construction.  They are at the rear of the premises and are screened by existing hedges that are to be retained.  The structure therefore has a minimal and, in my opinion, acceptable impact on the appearance of the locality.

The main issue, however, is the effects of the proposal on the amenities of the occupiers of the dwellings on lower ground at the rear of the site in Abbeyfields.  Letters of objection have been received from or on behalf of the nearest five dwellings.

Whilst I appreciate the concerns/objections expressed in those  letters, I consider that to a considerable extent, they are based on a fear of what might happen based on the contents of a recent magazine article.  If the decking was to be used in the evening, and if the garden area at lower ground level was to be used by customers, then I agree that there would be detrimental effects on the neighbours’ amenities.  Neither of these things is being applied for however, and they could both be prevented by appropriate conditions.

At the top of the stairs leading from the decked area to the garden there is a lockable gate.  A condition could be imposed to ensure that the gate is locked at all times when the deck is in use by customers, and that the garden is only used for private domestic purposes.

The requested that hours of use for the decked area are 10.00am to 4.30pm Tuesday to Saturday (the reference to use of the decking on Sundays in some of the documents relating to this application is an error).  Subject to conditions that the decking cannot be used by customers for any purposes (including smoking) outside these hours and that there should be no live or recorded music outside the building at any time, the Environmental Health Officer does not consider that there would be a nuisance caused to the nearby residents.  I concur with this viewpoint.  The applicant is aware that should planning permission be granted, she will also have to apply for her premises licence to be amended before the decking can be used by customers.  Overall, subject to appropriate conditions, I consider the proposal to be acceptable. 

SUMMARY OF REASONS FOR APPROVAL

The decking does not have any detrimental effects upon visual amenity and, subject to its use by customers only during the requested daytime hours, would not have any seriously detrimental effects upon the amenities of nearby residents.

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

1.
The use of the decked area by customers of the restaurant for any purposes (including smoking) shall only take place between the hours of 10.00am to 4.30pm on Tuesdays to Saturdays.


REASON: For the avoidance of doubt, in the interests of the amenities of nearby residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
 The gate at the top of the steps leading from the decked area to the garden area on lower ground level shall be locked at all times when the decked area is in use by customers of the restaurant.  The garden area shall only be used for the private domestic purposes of the residential accommodation at the premises and shall not be used by restaurant customers at any time.


REASON: For the avoidance of doubt, in the interests of the amenities of nearby residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
The existing hedge along the eastern side of the decked area shall be retained to the satisfaction of the Local Planning Authority.


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

4.
No live or recorded music shall be played at any time outside the building.


REASON: For the avoidance of doubt, in the interests of the amenities of nearby residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2008/1022/P
(GRID REF: SD 360264 436679)

DEMOLITION OF 2 NO. EXISTING CLASSROOOMS AND NEW BUILD TWO-STOREY EXTENSION TO FORM 2 NO. CLASSROOMS AND A LIBRARY AT ST CECILIA’S RC TECHNOLOGY COLLEGE, CHAPEL HILL, LONGRIDGE, LANCASHIRE.

	TOWN COUNCIL:
	No objection to the proposed works however, due to previous complaints regarding parking surrounding the site, members have requested that this matter be looked into in conjunction with this planning request.



	COUNTY SURVEYOR (LCC):
	No observations from a highway safety view.



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

· Concerns that their property will be overlooked even more than it is now.

· Highway safety concerns due to inadequate parking in the college grounds causing parking on the roadside outside the school.

· Devaluation of property.

· Increase in noise due to increase in pupil numbers.

· Damage to the boundary hedge at their property due to unruly children.

· Concerns regarding blocked drains on the school site overflowing onto their drive and garden.

· Concerns regarding roots from trees planted on the boundary of the school next to the public footpath that runs to the rear of their house.


Proposal

The application seeks permission to demolish two existing classrooms on the west of the site, and erect a two-storey extension to form 2 no. classrooms and a library.

Site Location

The site of the new proposed extension faces onto the school grounds to the west of the main building and an adjacent public footpath. The site lies within the settlement boundary of Longridge, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History
3/2004/0022 – Single storey extension to rear of school to form two science classrooms - Granted Conditionally.

3/2003/0477 – Single storey extension to create secure lobby – Granted Conditionally.

3/2003/0445 – Sports Hall dug into hillside with corridor link to connect to existing school changing facilities – Granted Conditionally.

3/1999/0573 – Single storey three classroom extension including toilets (236 sq.m) – Granted Conditionally.

3/1992/0618 – Extension to provide new chemistry laboratory, laboratory preparation room & associated corridor and entrance – Granted Conditionally.

3/1990/0086 – Extensions to staff room and CDT block – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission to demolish two existing classrooms on the west of the site, and erect a two-storey extension to form 2 no. classrooms and a library. The site is located on the outskirts of the town centre, and is surrounded by residential properties to the west, a reservoir to the south, the household waste disposal centre to the east and by essential open space to the north. The location of the extension in question is in-between a two storey block at the front of the site and the main three storey school block, and the site is partially screened from the adjacent properties on the west boundary by existing trees and planting. The land is entirely within the school complex and will border the area of land designated as ‘Essential Open Space’ between Well Terrace and the existing school building adjacent to Well Terrace within the Local Plan. Our general Policies G1 and G2 entirely support a proposal of this nature.

With regards to any potential impact on neighbouring amenity, and as mentioned before, the location of the extension in question is in-between a two-storey block at the front of the site and the main three-storey school block. It will be positioned approx. 26m from the boundary with the nearest neighbour at no. 78, however due to the orientation of the block and the existing planting on not only school property but also on the neighbours property, I consider that privacy levels are acceptable, and I do not consider that the proposal will cause any significant impact on neighbouring amenity.

With regards to the visual impact of the proposal, I refer to the design and access statement submitted with the application. The majority of the school building is constructed in brickwork with a concrete tiled roof, and the materials to be used for the main visible elevations of the external walls and roof will reflect those used in the nearby vicinity. In terms of the scale of the development, the backdrop of the proposal is the dominant three-storey main building so at two storey is felt to be in keeping with the context of the site. The site is visible from various vantage points, however after careful consideration, I do not believe that these works would appear unduly conspicuous either in the immediate or wider street scene, and as such will have a minimal visual impact. 

With regards to matters of highway safety, the highways officer has made no observations from a highway safety point of view. I am aware of concerns raised by both the Town Council and the objector regarding this issue however, as the scheme proposed is creating no new classroom space, and is only a re-working of the internal layout and the creation of larger classroom areas, it creates no need for additional staff or pupils at the site, and therefore raises no need for additional car parking on site. I therefore consider this proposal to be more than acceptable from a highway safety point of view.

As such, whilst I am mindful of the points of objection, it is considered that the proposal is in accordance with the Local Plan Policies and will cause no significant impact on the amenity of the nearby neighbours, have no significant visual impact and no significant impact on highway safety. As such, the application is recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

APPLICATION NO:
3/2008/1049/P
(GRID REF: SD 359978 437158)

ERECTION TWO DWELLINGS. AMENDMENT TO PLANNING CONSENT 3/2008/0735/P TO INCORPORATE SUBSTITUTION OF HOUSE TYPE ON LAND TO THE REAR OF 26 WHITTINGHAM ROAD, LONGRIDGE, PRESTON

	TOWN COUNCIL:
	No observations or comments received at the time of the reports submission, however there were no objections to the previous scheme providing providing that matching materials are used in construction.



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

1.
Building materials not in keeping with the surrounding stone and slate roofed properties,

2.
Construction work is currently underway using brickwork, which is totally out of keeping.


Proposal

This application is a re-submission of a previously approved proposal for the demolition of an existing colony of garages on land to the rear of no. 26 Whittingham Road, Longridge, in order to erect a pair of two storey, semi-detached properties with integral garages and off-street parking. The scheme in question now seeks a substitution of house type.

Site Location

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

Relevant History

3/2008/0735/P – Erection of Two Dwellings – Granted Conditionally.

3/2008/0985/P - Application for approval of details reserved by condition - relating to conditions 3, 4, 6 and 8 of planning consent 3/2008/0735/P – Approved.

Relevant Policies

Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy T7 – Parking Provision.

Interim Housing SPG.

SPG ‘Extensions and Alterations to Dwellings’.

Policy L4 of the Regional Spatial Strategy.

Environmental, AONB, Human Rights and Other Issues

This application is a re-submission of a previously approved proposal for the demolition of an existing colony of garages on land to the rear of no. 26 Whittingham Road, Longridge, in order to erect a pair of two storey, semi-detached properties with integral garages and off-street parking. The site is located within the settlement boundary of Longridge, as defined by the Ribble Valley Districtwide Local Plan.

Given that the scheme is merely a re-submission of a previously approved scheme, I am satisfied the principle of development is in accordance with plan policy. The proposal in question now seeks a substitution of house type, and as such the keys issues are in relation to the visual impact on the streetscene and potential impact on the amenity of the occupiers of the nearby dwellings.

The changes to the scheme are the materials proposed and the introduction of a door into the garage of the property on each side elevation. There are no other alterations proposed. With regards to visual impact on the streetscene, the properties nearby are all traditionally built properties reflecting the character of the area in both their design and materials, however there are also other more modern buildings nearby, for example the fire station, that add a sense of variety to the area. Accordingly, the materials proposed are slates for the roof, with a front elevation in stone with stone heads, cills, jambs and mullions, and side and rear elevations in render to match those properties on Whittingham Road itself, which is considered to be more in keeping with the area as a whole.

With regards to any potential impact on the residential amenity of the occupiers of the adjacent properties, the introduction of an additional doorway on the side elevation is not considered to have any significant impact on the overall amenity of the existing properties.

Therefore, bearing in mind the above comments and whilst I am mindful of the points of objection from nearby neighbour, 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.
Notwithstanding the detail shown on the submitted plans, the proposed properties shall be roofed in slate in accordance with the details submitted via e-mail dated the 21 January 2009.


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

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


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

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


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

5.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building(s) shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


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

6.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future additional structures, hard standing or fences as defined in Schedule 2 Part I Classes E, F and G, and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.


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

INFORMATION / DECISION
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