RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 5 MARCH 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:

	3/2008/0498/P
	Consent for storage of hazardous substances involved in industrial process
	Johnson Matthey

Pimlico Industrial Area

West Bradford Road

Clitheroe

	3/2008/0845/P
	Change of use of former care home to form one dwelling together with various alterations and extensions 
	Tunstead House

Simonstone Lane

Simonstone

	3/2008/0943/P
	Demolish a block of WC’s/stores located within the curtilage of No’s 19/21 Main Street, and to use the footprint of the building as yard/garden area for the adjoining properties 
	rear of 19/21 Main Street

Bolton-by-Bowland

	3/2008/0976/P
	Application for approval of details reserved by condition relating to conditions 3, 5, 6, 7, 8, 9, 11, 12 and 15 of planning consent 3/2008/0017/P
	Ward Hall

Ward Green Lane

Ribchester

	3/2008/1018/P
	Extension and alterations to create extended kitchen/dining area and lounge at ground floor. Creation of additional bedrooms in roof space and re-roof. Replacement garage and new driveway 
	Barbrook

Clitheroe Road

Waddington

	3/2008/1033/P
	Ground floor extension to form sun lounge. Demolition of existing garage area to form new garage and utility room with bedroom over. Reconfiguration of first floor to provide three bedrooms with one en-suite bathroom and one family bathroom 
	1 Moorfield

Whalley

	3/2008/1037/P
	Retention of Vehicle Sales Building
	Smallbone Cars

Deerpark Service Station

Clitheroe Road, Gisburn

	3/2008/1039/P
	Proposed revisions to previous approved scheme, for new door to front elevation (office), ramp to car park, outdoor store, PV panels to canopy, roof lights, sun pipes and vent to rear
	Longridge Town Council

Station Buildings

Berry Lane

Longridge

	3/2008/1040/P
	Construction of a two-storey extension to provide study and bedroom off the front elevation
	8 Lanchester Gardens

Brockhall

Old Langho

	3/2008/1043/P
	Extensions and alterations to dwelling incorporating the attached barn together with single storey extensions and replacement garage
	Wallbanks Farm

Chipping Road

Chaigley

	3/2008/1044/P
	Proposed shop improvements/extension to ground floor and change of use/alterations to create first floor flat above shop 
	Longridge Pet Store

80 Berry Lane

Longridge

	3/2008/1046/P
	Proposed extension to residential curtilage and erection of detached garage
	Farrick Barn

Fair Oak Farm

Leagram-in-Bowland

	3/2008/1051/P

	Erection of a single storey lean-to extension to side elevation
	14 Calder Avenue

Billington

	3/2009/0011/P
	Application to discharge conditions 1 – 4 of planning consent 3/2007/0830/P
	12 Browgate

Sawley

	3/2009/0013/P
	Single–storey extensions to side and rear of the property providing a store, W.C. and extended dining room
	Rocking Castle, Main Street

Grindleton

	3/2009/0020/P
	Discharge of materials condition relating to walling and roofing 
	St Mary’s RC School

Longsight Road

Osbaldeston

	3/2009/0021/P
	Application for discharge of condition no. 2 (relating to a the containment and storage of manure) of planning consent 3/2008/0605/P
	Bambers Lane Ends

Grindleton

	3/2009/0024/P
	Demolition of the existing garage. New build replacement pitch-roofed garage in same position
	14 Crow Trees Brow

Chatburn

	3/2009/0029/P
	Application for discharge of condition 5 (relating to the implementation of a programme of building recording and analysis) of planning consent 3/2008/0714/P
	Westfield House

West Bradford

Clitheroe


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for

Refusal

	3/2008/0634/P

Cont….

Cont/
	1 No back lit illuminated facia sign, individual letters in steel 
	National Buildings

Moor Lane

Clitheroe
	The proposed signage would be unnecessarily prominent and intrusive within the street scene and potentially damaging to an important of the listed building’s historic fabric.  This would be contrary to Policies G1 and ENV20 of the Ribble Valley Districtwide Local Plan.



	
	Single storey extension to create a porch at rear of property at Lowlands Stables, Newton (PA)

Alterations to east gable of Lowlands Cottage by attachment of an extension to adjoining Lowlands Stables and reinstatement of doorway 
	Lowlands Cottage

Newton
	The proposed extension would be harmful to the character and setting of the listed building and the character and appearance of Newton Conservation Area because of its scale and prominence and the resulting intrusion into the building group and courtyard space. 



	3/2008/1029/P
	Construction of 2 No agricultural workers dwellings, extension of farm track and alterations to access and parking layouts
	Withgill Farm

Mitton

Whalley
	Policies G5, H2 and H5 – the essential need for skilled herdsmen to be resident at the farm is already satisfied by existing dwellings. Policies G1 and ENV2 – as the dwellings are not essential for agricultural purposes, they represent unnecessary and inappropriate development to the detriment of the appearance of the locality.


	3/2008/1034/P

Cont…

Cont/
	Two new window openings to the front elevation
	Three Fishes

Mitton
	The proposed window openings and frames would be incongruous and visually intrusive in the historic former agricultural building because of their domestic appearance and disruption of existing restrained and symmetric door and window pattern.  


	3/2008/1035/P

(LBC)
	Two new window openings to the front elevation
	Three Fishes

Mitton
	The proposed window openings and frames would be incongruous and visually intrusive in the historic former agricultural building because of their domestic appearance and disruption of existing restrained and symmetric door and window pattern.  


	3/2009/0025/P
	Retrospective application for a garden fence
	6 Queen Street

Clitheroe
	Policy G1 - The proposal has significant detrimental visual impact on the street scene


REFUSAL OF CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2008/0988/P
	Zip wire in the ground
	Waddow Hall

Waddington Road, Clitheroe 


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2008/0254/P
	Conversion of existing beer store to smoking shelter
	Weavers Arms

Longridge

	3/2008/0764/P
	Change of use from car sales to non food retail and extension to existing building
	James Alpe

Peel Street, Clitheroe 

	3/2008/0918/P
	Construction of a two storey extension to the side and rear of existing house and a single storey extension to the rear.  Alterations to front and rear elevations with new windows and stone window surrounds.  Construction of a detached double garage to rear
	17 Clitheroe Road

Whalley

	3/2008/0966/P
	Proposed conversion of a redundant barn into three dwellings
	Barn adjacent to 

Lower Fold Farm

Longsight Road

Langho

	3/2008/0984/P
	Variation of condition 4 of planning consent 3/2006/0514 by the deletion of the last sentence to the commencement works, the access and site line as indicated on the submitted plan MA/01 DWG.O/C with 6m junction radii and a 4.7m wide track shall be provided and made available.
	Land off Northcote Road

Langho

	3/2008/1010/P
	Extension of the garage vertically so that the two first floor rooms can be added above
	The Coach House

20 Castle Gate

Clitheroe 

	3/2008/1025/P
	Extension and alterations to dwelling, creation of a new vehicular access and access alterations.  The erection of two new dwellings and change of use of a paddock to residential curtilage
	Smithy Cottage

Tosside

Skipton

	3/2008/1026/P
	Proposed workshop/office conversion to small office with ancillary and new rural workshop/office building (resubmission of 3/2008/0380)
	Roadside Farm

Preston Road

Alston

	3/2009/0009/P
	Erection of three terraced houses, one detached dormer bungalow with private car park and diversion of existing sewer
	Land at

Greenacres/Tennyson Avenue, Read


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
	AWAITING DECISION

	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
	AWAITING DECISION

	3/2008/0496 & 0497

D
	29.9.08 & 30.9.08
	Mr J Houldsworth

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

2-4 Duck Street

Clitheroe
	WR
	_
	AWAITING DECISION

	3/2008/0453

D
	9.10.08
	Mrs Kathyrn Thompson

Glass conservatory to rear of dwelling

4 Mount Pleasant

Chatburn
	WR
	_
	APPEAL DISMISSED 23.1.09

	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 DECISION

	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
	_
	APPEAL DISMISSED 21.1.09

	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
	_
	APPEAL DISMISSED 17.2.09

	3/2008/0346

D
	23.12.08
	Miss Janet Seed

Erection of one affordable dwelling

Land adjacent to Broad Meadow

Chipping
	WR
	_
	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
	_
	Awaiting site visit

	3/2008/0920

D
	28.1.09
	Mr Alan Kinder

Erection of one dwelling in side garden with new access

1 The Grove

Whalley
	WR
	-
	Notification letter and questionnaire sent 3.2.09

Statement to be sent by 9.3.09

	3/2008/0667

D
	28.1.09
	Mr C Garth-Jones

Demolition of agricultural buildings and construction of two holiday cottages.  Construction of detached garage

Halsteads Farm

Rimington Lane

Rimington
	-
	Hearing – date to be arranged
	Notification letter sent 6.2.09

Questionnaire sent 10.2.09

	3/2008/0861

D
	29.1.09
	Mr & Mrs E Alcock

Proposed granny annexe and garage extension (Resubmission)

Ellis House

Kenyon Lane

Dinckley
	WR
	_
	Notification letter sent 3.2.09

Questionnaire sent 11.2.09

	3/2008/0459

D
	5.2.09
	Mr Colin Mustoe

Proposed ‘parkland’ extension to existing residential curtilage, for private domestic use

Salesbury Hall

Salesbury Hall Road

Ribchester
	-
	Hearing – date to be arranged
	Notification letter sent 13.2.09

Questionnaire sent 17.2.09

	3/2008/0507

D
	11.2.09
	Mr Peter Tomlinson

Retrospective application for a replacement fence erected on top of an existing wall

4 Moorland Road

Langho
	WR
	-
	Notification letter sent 17.2.09

Questionnaire sent 20.2.09

Statement to be sent by 23.3.09

	3/2008/0727

D
	11.2.09
	Mr David Wilmot

Retrospective planning application for the erection of a 1.8m high timber fence with feather edged fascia

10 Colthirst Drive

Clitheroe
	WR
	_
	Notification letter sent 17.02.09

Questionnaire sent 20.2.09

Statement to be sent by 24.3.09


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATION NO:
3/2008/0672 (PA) & 3/2008/0673 (LBC)

(GRID REF: SD 373582 442724) 

PROPOSED ERECTION OF NEW ‘SPORTS BARN’ BUILDING IN THE FIELD ADJACENT TO THE CAR PARK, DEMOLITION OF THE EXISTING SHOP AND ERECTION OF A NEW LEAN-TO SHOP AND NEW LEAN-TO STORAGE AND PLANT BUILDINGS INCLUDING RE-LANDSCAPING, REFURBISHMENT AND ALTERATION OF THE EXISTING WALLED CAR PARK, AND THE ALTERATION OF THE EXISTING ENTRANCE AND EXIT ARRANGEMENTS TO THE SITE INCLUDING THE CREATION OF A NEW GATED ACCESS AT WADDOW HALL, WADDINGTON ROAD, CLITHEROE 

	PARISH COUNCIL:
	No objections.

	
	

	LANCASHIRE COUNTY COUNCIL (HIGHWAYS):
	Consulted, no comments received.

	
	

	HISTORIC AMENITY SOCIETIES:
	Consulted, no comments received.

	
	

	LANCASHIRE COUNTY COUNCIL (ECOLOGY):
	26 August 2008 – the requirements of the North West Regional Planning Guidance/Regional Spatial Strategy Policy ER5, Policy 21 of the Joint Lancashire Structure Plan, and the emerging Regional Spatial Strategy, need to be considered in conjunction with relevant legislation.  The content of PPS9 and the supporting government circular also needs to be considered.

Ecological concerns of this development include possible impacts on bats, nesting birds and badgers.  Recommend that the developer be required to submit further ecological information, to determine any potential impacts and to provide a basis for mitigation/compensation if damaging impacts are likely.  If adequate mitigation/compensation cannot be guaranteed, then Ribble Valley Borough Council should consider a refusal.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

The development has two main aspects.  

The existing car park area (formerly walled garden) is proposed to be remodelled including provision of a new entrance to the immediate grounds of the hall and the clustering of several service buildings and a replacement shop around its perimeter.  The proposed service buildings are shown to be of lean-to form and to include a woodchip heating plant to heat the whole of the Waddow site.  Materials are shown as unfinished larch vertical timber boarding on a painted block plinth, sedum planted/blue grey Burlington slate roof (storage building), corrugated copper sheeting without patina to roof, wall and chimney with painted masonry plinth (boiler room), charred timber boarding to walls, roof and door and painted masonry painted plinth (woodchip store/workshop), and corrugated metal cladding black coloured to walls and roof (shop).  The works will necessitate some demolition and some heightening of walled garden walling.

A sports building is proposed 60m to the east of the car park/walled garden within a field.  The building is of an agricultural and utilitarian form and is referred to as a ‘sports barn’ in the application.  It is shown to be 30m in width, 25m in depth, 6.53m in height to ridge and 3.5m in height to eaves.  Walls are shown to be larch boarding/natural stone walling/roller blinds.  The roof is proposed as fibre cement profiled sheeting with translucent profiled panels.  

The design and access statement states that the sports building is to provide a covered activity area for sports and games during wet weather.  There is currently no such facility on the Waddow site.  It is hoped that the local community would regularly use this facility.

The application now includes an ecological assessment.  This concludes that the proposals will not have an impact upon any protected species or wildlife in general and therefore further and more detailed surveys will not be required.

The application states that the number of vehicle parking spaces (cars = 56, disability spaces = 4, other (eg bus) = 4) will remain the same.  

The application states that the site is not within an area at risk of flooding (with reference to the Environment Agency’s Flood Map).  

The application does not contain a tree survey and it is suggested that there are no trees or hedges on the development site/land adjacent that could influence the development or might be important as part of local landscape character.

Site Location

Waddow Hall is a Grade II listed large house of the late 18th century with early 17th century remains.  The house was acquired by the Girl Guide Association in 1927 (list description).  The house is set within a designed landscape (in Category B of Historic Designed Landscapes of Lancashire, Manchester Metropolitan University 1998) which includes a home farm and a walled garden (now a car park).  The site is within the open countryside outside of the Forest of Bowland Area of Outstanding Natural Beauty.  There is a Public Right of Way through the site.

An appraisal of the architectural and historical  significance of the car parking area accompanies the applications.  Historic maps suggest that by 1850 there was a wall but no buildings on the west side of the present car park.  By 1911 walls enclosed what is now the car park and there were substantial buildings to each side of the west wall.  A photograph from 1899 shows greenhouses, and taller walls than present.  The appraisal suggests that although late 19th century garden walls survive surrounding the car park, they have been reduced in height and are no longer complete.  The glass houses and potting sheds associated with the garden have also gone, apart from two mid 19th century lean-to structures.  

Relevant History

3/2008/0004 & 5 – Refurbishment and rearrangement of the self catering units in the former home farm buildings.  Extend the self catering units into former storage areas.  Refurbishment of staff accommodation in Rose Cottage.  Adjust access track to allow better disabled access including the demolition of a storage shed.  Landscape the front of the building including the erection of terraces.  Planning permission and listed building consent granted 29 February 2008.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV20 – Proposals involving partial demolition/alteration of listed buildings.

Policy ENV19 – Listed Buildings (setting).

Policy ENV3 – Development in open countryside.

Policy G5 – Settlement strategy.

Environmental, AONB, Human Rights and Other Issues

The main consideration in the determination of the listed building consent application is the impact of proposed development upon the character, fabric (including any features of special architectural or historic interest) and setting of the listed building.  Additional considerations in determination of the planning application include the impact of development upon the open countryside, protected wildlife species, trees and highway safety, and the acceptability of proposed land use.  

I am mindful that the walled garden was a late addition to the grounds of Waddow Hall and that it has been significantly altered and is no longer complete.  In my opinion, the proposed alteration (with the exception of chimney demolition and some wall rendering) of these curtilage structures of the listed building is therefore acceptable.  The location (along walled garden walls) and general form (contemporary design) of proposed new buildings in this area has been informed by your conservation officer at pre-application stage.  The detailed location of the buildings has been informed by your countryside officer during application consideration.

In my opinion the demolition of the historic garden building chimney would be of significant harm to the character and integrity of the historic walled garden.  

In respect to the proposed sports building, I am mindful that the historic designed landscape of Waddow Hall has been suggested for designation/protection consideration (the study referred to above was not progressed within the county).  In my opinion the siting of a large, utilitarian building removed from the historic building footprint and within the open countryside is therefore of some concern.  The pre-application advice of your officers sought location of the sports building either within the walled garden or immediately to the east of it.  However, mindful that the proposed site is removed from the immediate setting of the principal listed building, the historic design landscape has no protection and the building will be partly screened from public views (those views from the south) by a belt of trees, I am satisfied wit the development. 

The proposal has been amended to safeguard the trees and I am satisfied that the conditions suggested by your countryside officer will result in a development having an appropriate impact upon protected wildlife and trees.  

I am mindful that the County Highways Officer has not commented on the proposals and consider the development to have an acceptable highways impact.  

SUMMARY OF REASONS FOR APPROVAL

The proposal has an acceptable impact upon the character and setting of the listed building.

RECOMMENDATION 1: That listed building consent be granted subject to the following conditions:

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


Reason:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.

2.
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 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 and have an acceptable impact upon the setting and character of the listed building in accordance with Policies G1, ENV19 and ENV20 of the Ribble Valley Districtwide Local Plan.

3.
Notwithstanding that shown on the submitted plans the existing chimney of the most easterly lean-to within the former walled garden shall be retained. The immediately adjacent west facing wall shall not be rendered. 


Reason:  In order to safeguard the character, setting and integrity of the listed building by the retention of one of the most distinct features of the former walled garden. This is in accordance with Policies ENV19 and ENV20 of the Ribble Valley Districtwide Local Plan.

4.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 24 February 2009.


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

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

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


Reason:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.

2.
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 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 and have an acceptable impact upon the setting and character of the listed building in accordance with Policies G1, ENV19 and ENV20 of the Ribble Valley Districtwide Local Plan.

3.
Notwithstanding that shown on the submitted plans the existing chimney of the most easterly lean-to within the former walled garden shall be retained. The immediately adjacent west facing wall shall not be rendered. 


Reason:  In order to safeguard the character, setting and integrity of the listed building by the retention of one of the most distinct features of the former walled garden. This is in accordance with Policies ENV19 and ENV20 of the Ribble Valley Districtwide Local Plan.

4.
The development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 16 October 2008. Prior to the commencement of any demolition works a report on the final inspection of the shop and chimney, details of proposed roost sites within the new build and evidence of an ecologist's input into the design of the new build shall have been submitted to and approved by the Local Planning Authority. 


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

5.
Prior to the commencement of any site works a tree protection monitoring procedure including a time scale for site visits and remedial tree works shall be agreed in writing with the local planning authority.


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


A protection zone 12 x the DBH covering at least the entire branch spread of the tree/s, [the area of the root soil environment measured from the centre of the trunk to the edge of the branch spread] shall be physically protected and remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.


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


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


REASON:  In order to ensure that any trees affected by development and included in a Tree Preservation Order/ Conservation area/considered to be of visual amenity, historic or botanical value are afforded maximum physical protection from the adverse affects of development and in order to comply with planning policies- G1, ENV13 of the District Wide Local Plan. 

6.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 24 February 2009.


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

APPLICATION NO:  3/2008/0766/P
(GRID REF: SD 373761 441162)

PROPOSED DEMOLITION OF COMMERCIAL BUILDING AND ERECTION OF THREE STOREY BUILDING FORMING 9 TWO BEDROOMED APARTMENTS WITH ANCILLARY LIFT AND STAIRCASE ENCLOSURE AT VICTORIA STREET GARAGE, VICTORIA STREET, CLITHEROE

	TOWN COUNCIL:
	No representations were received within the statutory 21 day period.  The Town Council was reminded on 21 January 2009 that they had not commented on this application.   At the time of preparation of this report, no observations had still been received from the Town Council. 

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Had no objections in principle to the proposal but considered two of the parking spaces, as originally proposed, to be too close the highway; the access from the highway into the parking area was too wide;  and there was no safe pedestrian route from the highway to the front entrance of the building.  

	
	All of these problems, however, have been addressed to the County Surveyor’s satisfaction in amended plans received on 8 January 2009.

	
	
	

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



	
	1.
	The three storey building is too high and out of keeping with the Victorian terraced houses in the locality.



	
	2.
	Detriment to highway safety due to increase in traffic, inadequate parking spaces proposed and the proximity of the site to the footbridge over the railway that is used by school children and the elderly.  Visibility for pedestrians and drivers is poor due to the height of the bridge wall.  



	
	3.
	Increased noise nuisance due to cars going to and from the site at all hours of the day and night unlike the commercial garage which is not in use at night or on Saturday afternoons or Sundays.



	
	4.
	Loss of light to neighbouring properties due to the height of the building.



	
	5.
	The plans show an access into the site from Reeford Grove, a private road to which the site does not benefit from any access rights.


Proposal

Permission is sought for the demolition of the existing commercial garage and the erection on the site of a three storey building containing nine flats, each with two bedrooms.  The building would be sited on the rear part of the site with a parking area for ten cars at the front.  

The building would be 7.8m high to the eaves and 10.4m to the ridge.  Its main front elevation and the front part of the eastern side elevation would be natural stone, whilst the other elevations facing the allotments and the railway would be rough cast render.  The roof would be natural slates, and all the windows would have stone heads and cills.  

There would be no windows in the eastern elevation facing Reeford Grove.  The access to Reeford Grove, shown on the originally submitted plans, has been deleted on the amended plans received on 8 January 2009.  

Site Location

The existing commercial garage at the rear of Victoria Street and at the southern end of Richmond Terrace.   The site is adjoined to the west by the railway line, to the south by allotments and to the east by bungalows in Reeford Grove.  The front (northern) boundary of the site is adjoined by the end of Richmond Terrace and the backs of terraced houses on Victoria Street.

Relevant History

3/2000/0089/P Change of use from taxi depot to vehicle repairs and MOT. Approved with conditions.

3/2003/0241/P – Variation of conditions of 3/2000/0089/P to allow customers cars to be crushed in the front yard.  Refused.

3/2006/0670/P – Outline application for erection of six apartments.  Refused on moratorium grounds only.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy EMP11 - Loss of Employment Land.

Environmental, AONB, Human Rights and Other Issues

The consideration of this application involves two distinct elements.  Firstly, it must be determined whether this residential development is acceptable in principle (the Policy issues) and, secondly, its effects on visual amenity, nearby residents’ amenities and highway safety (the amenity issues) need to be assessed.

Policy Issues

The site is within the settlement boundary of Clitheroe, defined in the Local Plan as a main settlement.  Policy G2 of the Local Plan states that: developments will be mainly directed towards land within the main settlement boundaries.   With regards specifically to Clitheroe, the acceptable scale of development is defined as “consolidation and expansion of development and rounding off development.  In all cases this must be on sites solely within the settlement boundary and must be appropriate to the town’s size and form”.  

As a residential development within a residential area of relatively high density, I consider the proposal to comply with the general requirements defined in Policy G2.  Since the adoption of the Regional Spatial Strategy in September 2008, there is no requirement for any affordable housing element within developments of less than 15 units on sites within settlement boundaries.  This proposal for 9 “open market” flats is therefore acceptable with regard to this particular consideration. 

As the site comprises an existing commercial garage, the application needs to be considered in relation to Policy EMP11 of the Local Plan.  This states that proposals for the conversion or redevelopment of industrial or employment generating sites will be assessed with regards to the following criteria:

(i)
The provisions of Policy G1.

(ii)
The compatibility of the proposal with other policies of this plan.

(iii)
The environmental benefits to be gained by the community.

(iv)
The potential economic and social damage caused by the loss of jobs in the community.

(v)
Any attempts that have been made to secure an alternative employment generating use for the site.

Compliance with Policy G1 will be discussed in the “amenity issues” section of this report.  The proposal is considered to be generally compliant with other policies of the Local Plan.  With regards to environmental benefits, the applicant’s agent comments in an addendum to the Design and Access Statement that “considering the location of the premises, its visible impact, present and historical use within the periphery of a residential area has become a deteriorating concern”.  He adds that its nuisance potential is known to the planning department and this has restricted its potential use.  The agent therefore considers that the proposed change of use of the site to residential will provide environmental gains to the community in general and neighbouring households in particular.

To address criteria (iv) of the Policy, the agent has provided a recent history of the premises and the present circumstances.  He says that the applicant, who has worked in the motor trade since he was 16, purchased the garage in July 2006 as a going concern with a loan from the bank.  However, he soon discovered that the loan payments could not be covered by the revenue from the garage, but he continued for two years trying to make a success of the garage whilst running up a considerable debt.  The agent says that the proposed development is therefore not a venture designed to make considerable profit but an attempt to recoup some of the debts incurred in trying to make a success of the business.

The agent comments that the garage is currently rented out to the previous owner, but the rent is insufficient to even cover the payments on the original loan taken out to purchase the premises.  The balance of the loan payments is being financed out of the owners personal wages, but this is not a sustainable solution and can only be continued in the short term.

The agent adds that the current lessee of the garage has recently told the garage owner that he does not want to continue renting indefinitely and has seen other premises in Clitheroe that could be purchased for less than the garage in question.

In all these circumstances, the agent concludes that the development of the site would definitely not cause the business of the current lessee to end and there would, as a result, be no loss of employment.  The current lessee (previous owner) is using the premises as a “stop gap”, therefore potential loss of jobs resulting in economic and social damage does not, in the agents opinion, come into the equation in this particular case.  

The agent summarises by saying that the Council has made available alternative sites for employment generating purposes, in particular the A59 Link Business Park, thus providing an increase in number and variety of employment opportunities in the area.  He therefore considers that the environmental benefits of this development would outweigh the loss of employment, (if indeed there was any).  It is evident from this history that no specific attempts have been made to secure an alternative employment generating use of the site as referred to in Category 5 of EMP11.  However, if the site remained viable and appropriate for its existing use, then the current lessee (former owner) would be more likely to be looking to continue its operation rather than considering alternative premises.  I also consider that the environmental benefits that would result from the replacement of a “bad neighbour development” in a residential area are sufficient to outweigh the loss of a small employment site.  I therefore conclude that overall the requirements of Policy EMP11 are satisfied.

In my opinion the proposed development is therefore acceptable in principle. 

Amenity Issues

With regards to visual amenity, nearby residents have expressed the opinion that the three storey building is too high and out of keeping with the terraced houses in the locality.  The proposed building has an eaves height of 7.8m and a ridge height of 10.4m.  The nearest terraced house (49 Victoria Street) has approximate eaves and ridge heights of 6.4m and 9m.  However, as the ground level of the application site is lower than that of 49 Victoria Street, there would be very little difference between their respective eaves and ridge heights.

I consider the design and external materials of the building to be acceptable and appropriate for the locality.  

The siting of the building towards the rear (southern) boundary of the plot also reduces its impact upon the street scene.

Overall, with regards to visual amenity, I consider the proposal to be acceptable.

The siting of the building on the southern part of the site also places it as far away as possible from the backs of the houses in Victoria Street, such that there would not, in my opinion, be any serious detriment to the privacy of the occupiers of those existing houses.  The building would also be further away from No. 6 Reeford Grove than the existing commercial garage building (that is actually attached to the side of the domestic garage of that property).  The “staggered” east elevation of the building and the lack of any windows in that elevation mean that there would be no adverse effects on the privacy of any of the properties in Reeford Grove and, (even allowing for its increased height), the building would not have a seriously overbearing effect on the nearest property (No. 6).  It must also be borne in mind that No. 6 Reeford Grove, in particular, would benefit from the removal of the commercial business and its associated noise and disturbance etc.  

Overall, I consider the proposal to be acceptable in respect of its effects on the amenities of nearby residents.

Finally, the County Surveyor has expressed that he has no objections to the access, parking and manoeuvring provision as shown on the amended plan received on 8 January 2009.

Overall, therefore, in respect of all these amenity issues, I consider the proposal to be acceptable and in accordance with the requirements of Policy G1 of the Local Plan.  

SUMMARY OF REASONS FOR APPROVAL

The proposed replacement of an existing commercial garage with a residential development in a primarily residential area will have no seriously detrimental effects upon the appearance and character of the locality, the amenities of nearby residents, or highway safety.  

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 8 January 2009.


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

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


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

3.
In the first planting season following the first occupation of any of the residential units, a landscaping scheme for the site shall be implemented in accordance with details that have first been submitted to and approved in writing by the Local Planning Authority.  Thereafter, the landscaping shall be maintained for a period of not less than five years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


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

4.
Prior to the first occupation of any of the residential units, walls and/or fences shall be erected on the boundaries of the site in accordance with details that have first been submitted to and approved in writing by the Local Planning Authority.  


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

5.
Prior to the commencement of any demolition works on the existing commercial garage, precise details of the means of making good the exposed side wall of the domestic garage at No 6 Reeford Grove, including details of the external finish of that wall, shall be submitted to and approved in writing by the Local Planning Authority.  These works shall be carried out to the satisfaction of the Local Planning Authority prior to the commencement of construction works on the approved residential development.


REASON: In the interests of the amenities of the owners/occupiers of that adjoining property, and the visual amenities of the locality, and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
The proposed access and parking/turning area shall be provided in accordance with the approved plans prior to the first occupation of any of the residential units and, thereafter, shall be retained permanently available and clear of any obstruction to their designated use.


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

APPLICATION NO:  3/2008/0844/P 
(GRID REF: SD 377712 435634)

PROPOSED DEMOLITION OF EXISTING SERVICE BUILDINGS AND ERECTION OF TWO STOREY EXTENSION OF 21 BEDROOMS AND COVERED SERVICE YARD (RESUBMISSION) AT HIGHER TRAPP HOTEL, TRAPP LANE, SIMONSTONE

	PARISH COUNCIL:
	Objects to the development for numerous reasons that are summarised as follows:



	
	1.
	The plans are not detailed enough for a proper evaluation to be made.  There is concern that, yet again, there are trees to be removed from the grounds which should be avoided.



	
	2.
	Overbearing nature of the proposal as it takes in part of terracing of the formal garden which is one of the few examples of the international landscape architect, H Mawson, left in our area.  It is an integral feature of the visual amenity of the garden and building when viewed from the south.



	
	3.
	The outside appearance takes little account of the mock Tudor appearance of the main building.  The roofline and eaves are not in keeping with the immediately existing adjoining building and the ornamentation appears to be only a cursory attempt to address the elusion of mock Tudor appearance of the original frontage.  



	
	4. 
	It has been noted that the finish is similar to that at the recent north western extension which is at the further distance from the approaches to the hotel.  This finish is inadequate for the front (south) aspect of the building.  Full account of the original building has not been taken into account or satisfactorily addressed.



	
	5.
	The removal of trees and shrubbery will make the extension more visible to the passer by, and if proceeded with would not be sympathetic with the visual tradition of the approach as originally intended.  It would be open to the view of the passers by. 



	
	6.
	Whilst the report concerning the trees and the shrubbery quoted the Forestry Acts, these are not applicable in this case.  There is little comment that the hotel grounds are covered by a Tree Preservation Order which has been placed on the site because of the unique contribution that the site has in the landscape of the area.  



	
	7.
	The size of the extension is such that if the existing screening is to be retained, then light for the building would not be to current standards.  



	
	8.
	There have been a number of planning applications which have placed conditions on this site.  Those relating to tree protection and retention of landscaping have, unfortunately, not been fully complied with.  The permission 3/2005/0791/P for a replacement tractor shed is a prime example of this.  



	
	9.
	Due to the failure of previous landscape conditions, and the TPO to protect the site, the Parish Council would expect that preserving the remaining landscape and the screen should be a priority and be taken into account and remedial treatment of the area should be carried out prior to the commencement of building work and the area fenced off before any construction work is commenced.  



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Initially had concerns about the proposal, but, following an examination of a travel plan prepared for a previous scheme in 2004, and now put forward in conjunction with this current application, he considers that these can be overcome by conditions.  

The 2004 Travel Plan provided a very robust framework for the provision of improved modes of none car travel to and from the site.  The intention of the applicant to maintain the existing level of parking provision whilst increasing the capacity of the hotel can be achieved by building on the tools set out in the Travel Plan.  Therefore, I can accept that the existing level of vehicular activity to the site from Trapp Lane can be maintained and, as such, would be acceptable.  

However, while the Plan aims to encourage access on foot and by cycle, it does not provide any significant, physical improvements to support this aim.  As a result the site remains dependent on car traffic.

In conclusion, in the light of an additional 21 bedrooms, the provisions of the 2004 Travel Plan need to be reassessed and an updated Action Plan formulated.  This can be achieved through appropriate conditions.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a nearby resident who has two concerns about the proposal, as follows:



	
	1.
	No additional parking is proposed.  The development could therefore go ahead and then the applicant could demonstrate the need in the future for a new car park to the detriment of green field land.



	
	2.
	The properties in Wickentree Row are experiencing more and more surface water flowing down the hill from the hotel area which is having an adverse effect on a septic tank.  The hotel owner is aware of this and has met with a resident on the matter but has yet to act on the problem. 


Proposal

Permission is sought for the demolition of the existing single storey services building at the eastern end of the hotel (ie the end closest to Trapp Lane) and its replacement with a two storey extension to provide 21 new bedrooms and improved kitchen and storage areas etc.  

The extension would have dimensions of 26.8m x 24.2m with an eaves height of 7.2m and a ridge height of 11m.  The external materials comprise stone, brick and cement render with half timbered effect to match the existing building, and tiles or slates to the roof to be agreed at a later date.

The proposal involves felling one large tree and three smaller trees that are the subject of a Tree Preservation Order.


The proposal does not include the provision of any additional parking spaces.

Site Location

The existing hotel on the west side of Trapp Lane, in an area of open countryside between Sabden and Simonstone.

Relevant History

3/2004/0413/P -  Extension to hotel and car park.  Withdrawn by the Council.

3/2005/0408/P – Building for storage of tractor and trailer for agricultural use.  Approved.

3/2006/0246/P – Single storey extension following demolition of existing conservatory.  Approved.

3/2008/0156/P – Demolition of existing service building and erection of two storey extension of 21 bedrooms and covered service yard.  Refused. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV13 - Landscape Protection.

Environmental, AONB, Human Rights and Other Issues

Application 3/2008/0156/P for a development similar to this current proposal, but of a different design (especially the roof design) was refused in April 2008 for the following reasons:

1.
There is a presumption against the removal of a tree which is protected by a Tree Preservation Order, and no arboricultural assessments carried out by a qualified/licensed arboriculturalist has been submitted with the application in support of this specific aspect of the application.  As the tree is considered to be of visual amenity value, its removal without justification would be detrimental to the appearance of the locality.  As such the proposal would be contrary to Policies G1, ENV3 and ENV13 of the Ribble Valley Districtwide Local Plan. 

2.
The proposed roof treatment and elevational design details of the proposed extension do not respect the appearance and character of the existing building, particularly with regards to its main south facing elevation.  The proposed extension would, therefore, represent a discordant addition to the hotel to the detriment of the appearance of the building itself and the wider locality, contrary to Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan.  

3. 
The proposal does not include details of any additional parking spaces, or an explanation as to why the existing parking provision at the site is considered to be adequate to serve the additional needs which would result from the proposed development.  As such, the proposal could be detrimental to highway safety contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

This current proposal has sought to address each of these reasons for refusal, and I will now address each in turn.

Trees and Landscaping Issues

An arboricultural assessment carried out by a qualified/licensed arboriculturalist has been submitted with this application.  Of the four trees directly affected by the proposal, two are given low retention values of “C” as they have a relatively short projected remaining life span of less than 20 years, whilst the other two were allocated retention values of “R” with projected remaining safe life spans of less than 10 years due to poor structural and/or physiological condition.  “R” rated trees are normally recommended for removal in accordance with prudent arboricultural management regardless of any future plans for the site.  

The Council’s Countryside Officer, David Hewitt, concurs with the findings of the arboriculturist and therefore has no objections subject to appropriate conditions concerning the protection of trees that are to be retained, and the planting of trees to replace those that are to be felled.  

Design Issues

In the previous application, the extension had a roof that was partly flat behind the parapet and partly pitched, and the elevational treatment did not respect the half timbered appearance of the existing building.  In this current application, the extension is fully covered by a pitched roof, and its elevations include render/timber to the first floor to respect the existing building.  The design, size and external materials of the proposed extension are similar to the extension at the western end of the original building.  This is not a listed building and I consider that the extension as now proposed does not seriously detract from the appearance of either the existing building itself or the wider locality.  

Parking Issues

Planning application 3/2004/0413/P sought planning permission for a large extension onto the western end of the hotel comprising 20 bedrooms, a gymnasium and swimming pool and an increase in the size of the existing conference hall/function room.  Although that application (which was eventually withdrawn) also included a new car park, a Travel Plan was submitted that sought to encourage the use of alternative modes of transport to the private car, such as public transport, the introduction of a mini bus service, encouragement of car sharing by staff, encouragement of cycling and walking to the hotel and improved facilities to assist cyclists and pedestrians.   This Travel Plan has been referred to in this current application as a justification for not increasing car parking provision (and thereby not necessitating the loss of existing green field land).  Subject to appropriate modifications to the Travel Plan and its implementation, the County Surveyor has not objections to the application.  The applicant’s agent is presently in discussions with the relevant officer at Lancashire County Council in order to adapt the Travel Plan to suit the current application. 

Conclusion

Overall, subject to appropriate conditions, I consider that this current application has satisfactorily addressed the objections to the previously refused application. 

SUMMARY OF REASONS FOR APPROVAL

The proposed extension to the hotel would have no seriously detrimental effects upon the appearance of the building itself or the wider locality, highway safety or the amenities of any 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.
No development shall commence until a Travel Plan Framework has been submitted to and approved in writing by the Local Planning Authority.  Following the first use of the additional bedroom accommodation comprised in the approved development, the requirements of the Travel Plan Framework shall be fully implemented and complied with, in perpetuity to the satisfaction of the Local Planning Authority.


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

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


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


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

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


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


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


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


REASON:  In order to ensure the satisfactory retention and protection of the group of trees that are to be retained between the proposed extension and Trapp Lane in the interests of visual amenity and to comply with Policies G1, ENV3 and ENV 13 of the Ribble Valley Districtwide Local Plan.  

APPLICATION NO: 3/2008/0969/P
(GRID REF: SD 360721 437595)

TWO STOREY REAR EXTENSION AND SINGLE STOREY SIDE Extension AT 8 HORNBY ROAD, LONGRIDGE

	PARISH COUNCIL:
	Objects to the proposal on the grounds of massing and the terracing effect on the street scene, which would be caused by such a large extension.



	ADDITIONAL REPRESENTATIONS:
	No representations received at the time of writing this report.




Proposal

Consent is sought for a single-storey extension projecting approx. 1.5m from the side of the property and approx. 9.2m in length with a sloping roof and a two- storey rear extension with approx. dimensions of 5m x 3.5m x 7.1m in height with a hipped roof. Materials to be used on both proposals will match those of the existing property.

Site Location

The proposal is to the rear and side elevation of a semi-detached property on Hornby Close, opposite the junction of Caton Close within the settlement of Longridge.

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

In terms of visual impact the scale, size and design of the proposed extensions are appropriate, would not dominate the existing building and as the two-storey extension is to the rear it will not be seen in the wider locality. 

I note the concerns of the Parish Council with regards to the overall massing of the proposals and its potential terracing effect. However I consider that as the two-storey extension to the rear matches that of the adjacent property, and that when viewing the property from the front elevation only the single storey element will be visible any massing of the extensions I consider will be minimal and will not contribute towards any terracing effect on the street scene.   

With regards to any adverse impact on residential amenity the two-storey proposal is a sufficient distance from any properties to the rear and as the roof is hipped it will not contribute to any significant loss of light to neighbouring residential amenity.

A bat survey was carried out at the property and it was concluded that no signs of use by bats could be found.
Therefore, having regard to all the above I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2008/1003/P
(GRID REF: 360995, 437616 SD) 

PROPOSED CONSTRUCTION OF A TWO STOREY SIDE EXTENSION PROVIDING EXTENDED LOUNGE AND BEDROOM.  EXISTING PITCHED ROOF TO BE EXTENDED OVER AT 73 HIGHER ROAD, LONGRIDGE

	PARISH COUNCIL:
	No objections.

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the owners of the neighbouring dwelling to the west of the site who objected to the proposal (as originally submitted) for the following reasons:

1. The existing shrubs adjacent to the carport may have to be removed to allow the extension to be built, which is stated on the application form as not to be the case.

2. The gable wall of the extension would be a two storey brick wall only feet from my bungalow.

3. The two storey extension, made more prominent by the slope of the hill, will tower over us, particularly at the back as the ground slopes away.

4. The new windows to the rear would look directly down onto our rear garden (much closer than existing ones). 

5. Looking directly at it from our house it will appear as a huge, featureless slab of brickwork pushed up to our bungalow.

6. The sudden sharp change in roof-line height would be very noticeable and not aesthetically pleasing. 

7. On Higher Road all properties have space for at least a drive width either side, and where this is not the case there is only a single storey garage between houses, not a two storey extension. Would this then set a precedent for development of this type?


Proposal

Permission is sought to construct a double storey extension to the west side of the property measuring approximately 4.0m x 5.7m. Amended plans have been received which reduce the width and height of the proposed extension to match the extension approved in 1970 (Planning Application 4/2/1252). Materials to be used compromise of painted white render with a blue slate roof to match the previous extension. The extension will be within approximately 1 metre of the neighbours flat roof car port.

Site Location

The application relates to a detached dwelling on the north side of Higher Road within the settlement boundary of Longridge, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). This part of Higher Road is mainly characterised by detached dwellings set in large garden plots.

Relevant History

4/2/1252/P – Extensions and alterations.  Approved

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in the determination of this planning application are the impact on neighbouring property, No 71a Higher Road and any visual impact concerns.  

In terms of visual impact the scale, size and design of the proposed side extension as amended is acceptable, as it would compliment the existing house and does not dominate the house in terms of size.  The neighbour at No 71a has raised concerns about the size of the extension and that the visual break between the properties will be removed, however as the side extension is set down from the main ridge and hipped, any terracing effect will be minimal.  Furthermore, the existing break between the properties offers no important views through the gap and has already been affected by the neighbour’s property being built up to the shared boundary. 

There will be minimal loss of privacy or light issues due to the location of the neighbouring property and that the proposed extension will not project from the existing build line at the front or rear. The windows proposed at the rear will not affect amenity of the properties at the rear as they are approximately 36m away. There will be no windows in the proposed side elevation, therefore reducing any overlooking impact. There will be some light removed from the side of the neighbour’s property, however, considering that the part of the property most affected will be the neighbour’s carport. I do not consider the effect of the proposed extension upon this non-habitable room would be sufficient to justify refusal of the application. The BRE 45o rule on loss of light is not considered applicable to this application.  

If permission were granted by the Committee this would not necessarily create a precedent, as suggested by the objector, as all planning applications are judged on their own merits.

Therefore bearing in mind the above, and whilst I am mindful of the visual impact and the comments from the objector, I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and recommend the application accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposal as amended by the plans received on the 11 February 2009.


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

APPLICATION NO:
3/2008/1004/P 
(GRID REF: SD 367548 433896) 

PROPOSED CHANGE OF USE FROM ANNEX ACCOMMODATION TO DWELLING AT HILL TOP BUNGALOW, COPSTER GREEN.  

	PARISH COUNCIL:
	Objects to the application for the following reasons:



	
	1.
	Potential damage to the Common Land around Copster Green.  



	
	2.
	The new access is a new right of way to common land and the written permission should be obtained prior to works commencing from the Salesbury Commons Committee and the Lord of the Manor.



	
	3.
	It is inferred that the proposal is to provide a small dwelling at a price appropriate to young local residents.  It is obvious however that this will not occur and will lead to further extensive development of the sub-divided garden at a later date.  



	
	4.
	There would be no objection to the proposal provided that the accommodation was for an immediate family member and would not necessitate the relocation of the access point.  



	
	5.
	It would appear to have been a long term objective to manipulate planning legislation and, as such, the application should be refused.  



	
	6.
	Planning application 91/0670/P for a detached house was refused and dismissed on appeal.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections to the application.

	
	
	

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



	
	1.
	This building was originally built as a swimming pool/gym and was later converted to annex accommodation.  It appears it that has been the applicant’s intention from the beginning to develop dwellings in what is essentially the garden of the main property.  The position of the annex will enable three or four more dwellings to be constructed in the garden area.  



	
	2.
	Extra damage to the bridle path that gives access to the site and highway safety concerns regarding the additional use of the bridle path.

	
	3.
	Haphazard building of this nature on back gardens will ruin our rural environment.


Proposal

The application relates to a split level detached building within the large garden area of Hill Top Bungalow.  The building was constructed under planning permission 3/2004/0742/P originally intended to be used as a swimming pool, gym, sun lounge and shower room.  The applicants then sought confirmation from the Council that the adaption of the building to form annex accommodation to the main dwelling did not require planning permission.  In line with case law on this particular subject, the Council had no alternative than to give the requested confirmation.  The building was then fitted out internally in the form of a living room, kitchen, bedroom and shower room on the main upper level, with a further bedroom and en-suite bathroom on the smaller lower level.  

The building has overall external dimensions of approximately 9.5m x 9.3m.  Its maximum heights measured from the lowest ground level are 4.1m to eaves and 6m to the ridge.  

Planning permission is sought for the change of use of the annex into an independent dwelling.  The access that serves the existing dwelling and its detached garage would be closed and a new access and driveway would be formed adjoining the southern boundary of the site.  This would serve the existing garage and would also be continued further to the west culminating in two parking spaces with a turning area for the proposed new independent dwelling.  

Site Location

The application site comprises a semi detached property within a large curtilage.  The dwelling faces Copster Green and gains vehicular access from the bridle path.  The curtilage extends through to Longsight Road (A59) although there is no vehicular access on to the major road.   To the south, the site is adjoined by some properties facing and gaining access from The Green, and others facing and gaining access from Longsight Road.  To the north the neighbouring dwellings all face The Green and obtain access from the bridle path.  

The site is within the settlement boundary of Copster Green.

Relevant History

3/1991/0670/P – Outline application for detached bungalow in the rear garden of Hill Top Bungalow.  Refused and appeal dismissed.

3/2001/0507/P – Erection of detached garage.  Approved.

3/2001/0647/P – Building containing swimming pool, gym, sun lounge and shower room.  Approved with conditions.

3/2004/0742/P – Building containing swimming pool, gym, sun lounge and shower room.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Environmental, AONB, Human Rights and Other Issues

In 1991, outline permission was refused for the erection of a bungalow in a similar position to the annex building that is the subject of this current application, and the subsequent appeal was dismissed.  The reason for refusal of that application (3/1991/0670/P) related to harm to the appearance of the locality; inappropriate development within the open countryside as defined in the approved Lancashire Structure Plan; detriment to highway safety in view of the poor accesses from the bridle path on to the A59; and harm to the privacy and amenities of neighbouring residents.  

The policies in the Structure Plan at the time and of the Council's Southern Fringe Local Plan upon which the refusal of 3/1991/0670/P was based, have, of course, long been superseded.  The application now falls to be considered in relation to the policies of the adopted Ribble Valley Districtwide Local Plan.  In the Local Plan the site is not within the open countryside but is within the Settlement Boundary of Copster Green, a settlement covered by Policy G4.  In such settlements, the Policy states that planning permission will be granted for proposals falling within the following categories:

a)
The development of sites allocated in the Plan.

b)
the use of infill sites not defined as essential open spaces.

c)
The rehabilitation and reuse of rural buildings (subject to Policies H15, H16, H17, EMP9 and RT3).

d)
Proposals which contribute to the solution of a particular local housing, social, community or employment problem.  In the case of housing development proposals will be expected to conform to Policy H20.  

This is not an infill site and the proposed independent dwelling is not an ‘affordable’ unit.  However, it does involve the reuse of an existing rural building and therefore falls within category C of Policy G4 subject to compliance with the other policies referred to in that category.  In respect of location, it is stated in the explanatory text to Policy H15 that the conversion of appropriate buildings within settlements is acceptable.  

Policy H16 relates to the ability of the building to be converted to its proposed use without extensive works or alterations that might be harmful to its appearance and character.  As the building already exists and no work to the building is necessary for it to be used as an independent dwelling, the proposal conforms to the requirements of Policy H16.  

Policy H17 relates to design matters and is therefore also satisfied as the proposal does not involve any external alterations to the building.  

Policies EMP9 and RT3 relate to the conversion of buildings to employment and recreational uses and are therefore not relevant to this application.  

I therefore consider that the proposal satisfies the requirements of Policy G4 and is therefore acceptable in principle.

The other relevant considerations relate to highway safety and the amenities of nearby residents.  In respect of the first of these considerations, the County Surveyor has no objections to the proposal.  

With regards to the second issue, the boundaries of the site are well screened and the position of the building relative to neighbouring properties is such that, in my opinion, the use of the building as an independent dwelling would have no seriously detrimental effects upon the privacy or general residential amenities of any nearby residents.  I do not consider that the use of the proposed driveway to serve one dwelling would result in any significant noise disturbance to any of the adjoining properties.  

The Parish Council have raised an issue about the new access on to the bridleway/common land.  With regards to considerations relevant to the determination of this application, the new access would replace the existing access that presently serves the main property and its annex, and the County Surveyor has no objections to this particular aspect of the proposal.  There are therefore no legitimate reasons to refuse the application relating to the proposed access.  The applicant is aware that it is his responsibility to obtain any further permissions that might be necessary (eg from the Commons Management Committee or the Lord of the Manor).   Overall, the proposed use of the existing building as an independent dwelling is in accordance with the relevant policies of the Local Plan and would not, in my opinion, have any seriously detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.  

SUMMARY OF REASONS FOR APPROVAL

The proposal would have no seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.  

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

1.
Prior to the first use of the existing annex as an independent dwelling, the new driveway and parking/turning area shall be formed to the satisfaction of the Local Planning Authority.  Thereafter, these facilities shall be kept permanently clear of any obstruction to their designated use.


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

APPLICATION NO:
3/2008/1017/P
(GRID REF: SD 377660 437129)

PROPOSED FIRST FLOOR EXTENSION ON TO AN EXISTING BUNGALOW AT FAIRFIELDS, THE FIELDS, SABDEN 

	PARISH COUNCIL:
	Object to the proposal as they believe the proposed height of the extension is out of character with the area and will have a detrimental effect on the area and its surrounding properties.

	
	The Parish Council adds that it is stated in the Design and Access statement that neighbouring properties have been modified to become two storey medium sized four bedroomed family houses and that neighbouring properties have been modified into dormer bungalows.  The Parish Council considers this to be inaccurate as there are no properties within the immediate area that have been modified in either of these ways.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Nine letters have been received from nearby residents who express objections to the application on the following grounds:



	
	1.
	Loss of light.



	
	2.
	Loss of privacy.



	
	3.
	Bungalows in the immediate vicinity of the application site are ‘true’ bungalows and have not been modified to be either dormer bungalows or two storey houses.  To allow this proposal would therefore be out of keeping with the appearance and character of the area and would set an unfortunate precedent.  



	
	4.
	No consideration appears to have been given to extending at ground floor level as the plot is certainly large enough for the property to be extended in this way without any harmful effects on neighbours.



	
	5.
	The statement on the application forms that adjoining neighbours have been consulted and are happy is not true.


Proposal

The application relates to a bungalow of irregular shape.  Its main central section has approximate dimensions of 11.5m x 6.7m.  There is a 3.8m long x 4.7m wide projection from the centre of the main rear elevation and a 4m long x 3.4m wide projection from the southern end of the front elevation.  The existing heights are 2.9m to eaves and 4.7m to the ridge.  

The application seeks to regularise the shape of the building at the rear by ‘filling in the corners’ but with no extensions at ground floor level at the front.  Additionally, the eaves height would be increased to 4.4m and the ridge height to 6.9m in order to provide accommodation at first floor level.  Light to the first floor rooms would be provided by a mixture of roof lights and new windows at first floor level in both side elevations and the rear elevation.

The existing bungalow is of artificial stone construction with a grey concrete tiled roof.  As extended and altered the front elevation would remain in artificial stone and the other elevations would be smooth rendered.  The front roof slope would be grey concrete tiles, reused from the existing roof and the rear would be new but matching grey concrete tiles.

Site Location

The application relates to the southernmost of three bungalows sited to the rear (west) of terraced houses on the west side of Watt Street.  It is adjoined to the south by a pair of semi detached houses.  Access to the application site and the adjoining pair of houses is down a track between Pendle Antiques and the southern end house on Watt Street.  The other two bungalows are accessed off Pendle Street West.  

The site, which faces open fields to the west, is within the Area of Outstanding Natural Beauty but is outside the Sabden Conservation Area.

Relevant History

3/1978/0974/P – Outline permission for erection of bungalow.  

3/1978/1387/P – Reserved matters approval for erection of bungalow with integral garage.

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 matters for consideration in the determination of this application relate to the effects of the proposal upon the appearance of the locality and upon the amenities of nearby residents.  

The application relates to a bungalow constructed in the 1970s which is of no particular architectural merit and which is unaltered since its construction, except that the projection at the front of the bungalow that was shown on the approved plans as a single garage, is now a bedroom.  Although two adjoining properties built around the same time as the application property are bungalows, this is by no means an area of single storey development.  Indeed, the majority of properties in the immediate locality are two storey terraced houses.  The application property is also separated from the adjoining bungalow to the north by a substantial screen hedge, such that the property is viewed as an individual building rather than being a part of a general ‘streetscene’.  

Within this context, I do not consider that the proposed extension and increased height of the building, using a mixture of matching materials and render (of an appropriate colour to be agreed) would have any seriously detrimental effects upon the visual amenities of the area.  

With regards to the amenities of neighbours, I consider the existing building to be sufficiently far away from all neighbouring properties that the increase in height of the building would only have a minimal (if any) effect on light to any neighbours’ windows.

With regards to the privacy of neighbouring residents, no new windows are proposed for the front elevation, but there would be three roof lights in the front roof slope.  These roof lights, however, would be approximately 45m away from the rear windows of the terraced houses in Watt Street.  The proposed new windows in the rear elevation would look across open fields.

Two first floor bedroom windows are proposed for the northern side elevation (facing the adjoining bungalow) and one first floor bedroom window is proposed for the southern side elevation (facing the adjoining two storey houses).  

The applicant has expressed his agreement, however, to a condition requiring these windows to be obscure glazed (as two of the bedrooms would, in any event, also be served by roof lights).  Subject to such a condition I do not consider that the proposal would have any seriously detrimental effects on the privacy of any neighbouring residents.

Overall, I consider the proposal to be acceptable and in accordance with the relevant policies of the Local Plan subject to appropriate conditions.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
The first floor level bedroom window in the southern side elevation and the two first floor bedroom windows in the northern side elevation shall all be fitted with obscured glass, precise details of which shall have first been submitted to and approved in writing by the Local Planning Authority.  Thereafter, these windows shall be retained in that condition in perpetuity to the satisfaction of the Local Planning Authority.   


REASON: In order to protect the privacy of nearby residents 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) (Amendment) (No 2) (England) Order 2008 no additional door or window openings shall be formed at any time in either side elevation of the property unless a further planning permission has first been granted in respect thereof.  


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

APPLICATION NO:
3/2008/1032
(GRID REF: SD 372274 435627)

CHANGE OF USE FROM VILLAGE STORE TO VILLAGE STORE AND HOT FOOD TAKEAWAY AT 1 BONNY GRASS TERRACE, BILLINGTON.

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

· The takeaway is in the middle of a residential area and will cause noise pollution, traffic congestion and parking problems.

· The late night opening may be a cause of concern for local residents.

· It would seem that judging from the layout of the shop at present and the proposal to site the kitchen just behind the present shop area, that if the takeaway proposal goes ahead, then the takeaway and the shop function as at present cannot exist effectively side-by-side, i.e. if we get a takeaway, then we might well lose the shop.

· There would be little room to store goods for the shop as the store would be turned into a food preparation and cooking area.

	
	· Food preparation, storage and cooking alongside storage of other shop goods may present environmental health issues.

· The food service area in the front of the premises would also need to be dual purpose and again we are not sure about the hygiene consequences of this.

· The parish council are very concerned about the issue of losing the shop (which is a much valued local amenity).



	ADDITIONAL REPRESENTATIONS:


	21 letters have been received from nearby residents as well as a petition signed by 114 residents who object to the application on the following grounds:

· Highways – Including increase in traffic resulting in parking issues and resultant difficulty gaining access to the rear of properties

· Oversupply of takeaway establishments

· Litter, resulting in vermin

· Loss of shop facilities

· Nuisance caused by individuals loitering outside the premises

· Noise and smell pollution

	
	· Devaluation of adjacent properties

· Proximity to local school will encourage children to buy produce from the premises as a hot food takeaway

	
	

	ENVIRONMENTAL HEALTH (FOOD SAFETY):
	No objection, so long as the premises meet the requirements of the Food Hygiene (England) Regulations 2006 and Regulation (EC) 852/2004. The applicant should be encouraged to discuss these alterations with this department at an early stage.



	ENVIRONMENTAL HEALTH (POLLUTION/NUISANCE):


	Cannot support this application for the following reasons:

· They would normally anticipate the serving of hot food to require a cooking range with extract ventilation and flue. The absence of such details is therefore surprising. 

· Such a flue would be required to abate cooking odour and to run without causing noise or odour nuisance. 

· Such an extraction system is also required for food hygiene, and health and safety at work requirements. 

Therefore knowledge of the range of food to be served would enable the Commercial Environmental Health Section to advise the applicant as to how to meet the requirements of the relevant Food Hygiene Regulations and Environmental Protection Act 1990.



	COUNTY SURVEYOR (LCC):
	No objections to the application on highway safety grounds for the following reasons:

· There are extensive lengths of protected on street parking along the frontages of Bonny Grass and May Terrace.

· This would not be duplicating an existing local provision, as there are no similar amenities within Billington.


Proposal

Permission is sought for the change of use of the ground floor of No. 1 Bonny Grass Terrace from currently Class A1 village store, to a mixed use of Class A5 hot food takeaway with the retention of the village store. Permission is sought for the village store to open from 9am – 9pm Monday to Sunday and the hot food takeaway from 11.30am – 11.00pm Monday to Sunday.

Site Location

The application relates to an end of terrace property on the southern side of Bonny Grass Terrace opposite the junction of The Meadows within the settlement of Billington. The property is currently used as a village store at ground floor level with flat above.

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy S10 – Hot Food Take-away

Policy SPG – “Hot Food Takeaway Shops”

Environmental, AONB, Human Rights and Other Issues

The main issues to be considered upon the determination of this planning application are the implications of the proposal upon the amenities of the adjoining residential occupiers as well as any highway implications.

With regards to highways issues it is evident from the County Surveyor’s report that whilst he acknowledges that the proposal would attract additional traffic to the site which could increase the hazard to road users, he has no objections to the application on highway safety grounds due to the extensive lengths of protected on street parking along the frontages of Bonny Grass and May Terraces and that this would not be duplicating an existing local provision, as there are no similar amenities within Billington.

The Environmental Health Department have been consulted with regards the noise, smell and litter aspects of the proposal and have commented that they cannot offer their support to such an application as the serving of hot food would normally require a cooking range with extract ventilation and flue. The submitted plans indicate that no flue is to be installed and the applicant has advised in writing that the hot food takeaway element of the proposal is to provide side orders to compliment the pies and sandwiches already on sale from the premises and to extend hot food to toasted sandwiches and beverages only.

However in light of the comments raised from the Parish Council regarding the dual purpose of the property as both village store and take-away and its potential environmental impact upon neighbouring residents with regards noise and smell pollution I consider that a requirement for the applicant to provide further detailed plans of the layout of the kitchen arrangements to then be approved by the Local Planning Authority is appropriate. This condition would then ascertain as to whether flue extraction is required according to our Environmental Health department and if deemed necessary an appropriate scheme shall again be submitted and approved by the Local Planning Authority before installation to prevent any odour nuisance to nearby residents. 

To address the somewhat ambiguity of the proposal as both village store and take-away I consider that approval for a temporary use of 18 months only is appropriate in order to assess and review any potential impact upon neighbouring residential amenity, particularly with regards to noise disturbance from both the premises, vehicles and individuals using the facilities in the evening as well as smell pollution.

With regards to the need for another hot food outlet in a busy residential area and the potential loss of the village shop these are not in themselves matters to be controlled through the planning process and is more properly a matter for market forces to resolve.

Litter is not an easy problem to define or control in planning terms and is not considered a planning matter. The applicant cannot control litter from their customers once they have left. With regards to devaluation of property again this is not considered a material planning consideration in the determination of this application.

Whereas I am fully aware of the issues concerned, I am of the opinion that subject to the following conditions and the temporary permission of the proposal if deemed acceptable by members, a recommendation of approval is appropriate.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Prior to the commencement of the use hereby approved a detailed plan of the kitchen arrangements shall have been submitted to and approved by the Local Planning Authority.


REASON: To assess the potential impact of the proposal upon neighbouring residential amenity and to comply with Policy G1 and S10 of the Districtwide Local Plan. 

2.
Before the installation of any external ducting for the extraction of fumes a further application shall have been submitted and approved by the Local Planning Authority.


REASON: In the interests of the general visual amenity of the area and to safeguard neighbouring residential amenity in accordance with Policy G1 and S10 of the Districtwide Local Plan. 

3.
The use of the premises as an A1 use (shop) in accordance with this permission shall be restricted to the hours between 0900 and 2100 on any day. The use of the premises as an A5 use (take-away) in accordance with this permission shall be restricted to the hours between 1130 and 2300 on any day.


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

4.
The Class A5 hot food takeaway use hereby permitted shall cease on or before 5 September 2010 when the site shall revert to its former Class A1 use only, unless a renewal of this permission has first been granted by the Local Planning Authority.


REASON: The temporary consent has been granted to enable the Local Planning Authority to assess and review the impact of the development against the requirements of Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
Within 2 months of the cessation of the Class A5 use, any external flues etc that have been erected in association with that use shall be removed to the satisfaction of the Local Planning Authority.


REASON: In the interests of visual amenity and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.
APPLICATION NO:
3/2008/1048/P
(GRID REF: SD 360709 436875)

ERECTION OF ONE DWELLING IN REAR GARDEN OF EXISTING DWELLING AND ACCESS ALTERATIONS (RE-SUBMISSION) AT THE COTTAGE, LOWER LANE, LONGRIDGE

	TOWN COUNCIL:
	The Town Council have no objections to the proposed scheme, subject to any necessary restrictions being imposed by the Conservation Officer.



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



	PRINCIPAL PLANNING OFFICER (DESIGN AND CONSERVATION):


	No observations.

	COUNTRYSIDE OFFICER:
	No objections subject to relevant conditions.

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from nearby neighbours, who wish to raise the following points of objection:

1.
Increase in traffic on busy Lower Lane,

2.
Due to current housing and money markets, a new dwellings may not sell due to current climate, leaving the risk of a construction site until completed,

3.
The Cottage should be left in its own grounds for reservation and preservation,

	
	4.
Important part of local history, and a fine example of a Victorian House,

5.
Within St Lawrence’s Church Conservation Area, and a Building of Townscape Merit, and

6.
Size of property is excessive, and appears to be squeezed onto the plot increasing housing density.


Proposal

This is an application for the erection of one, two storey dwelling in the rear garden area of an existing dwelling on Lower Lane, Longridge.

Site Location

The application relates to a large detached dwelling within the settlement of Longridge, and within the St Lawrence’s Church Conservation Area as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2008/0754/P – Demolition of dwelling and outbuilding, and reduction of height of boundary wall (CAC) – Refused.

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

3/1982/0341/P – Demolition of old storage building and erection of new larger building for storage of horticultural – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas. 

Interim Housing SPG.

Longridge Conservation Area Appraisal (adopted April 2007).

Policy L4 of the Regional Spatial Strategy – Regional Housing Provision.

Environmental, AONB, Human Rights and Other Issues

The application relates to a large detached dwelling within the settlement of Longridge, and within the St Lawrence’s Church Conservation Area as defined by the Ribble Valley Districtwide Local Plan. It is one of five such houses, all now designated as Buildings of Townscape Interest in the St Lawrence’s Church Conservation Area Appraisal, which the 1886-94 OS map shows formed a small hamlet on Lower Lane.  Planning permission is sought to erect a new dwelling in the garden area to the rear of the property, with an improved access created at the point of the existing access off Lower Lane. The proposed four bedroom property will be two storeys in height, and will also contain an integral, double garage.

However, the main concerns with this proposal are the impact on the Conservation Area and on the existing Building of Townscape Merit, the suitability of the design of the proposed new dwelling in relation to the Conservation Area and the overall impact of this development on the amenity of the neighbouring properties.

In regards to the impact on the Conservation Area and on the Building of Townscape Merit, we must first assess the current setting of The Cottage. It is noted within the Longridge Conservation Area Appraisal (adopted April 2007) that the impact and presence of The Cottage in the streetscene has been little diminished by later development in the vicinity (Dovedale Gardens, 2003, is set back from the frontage, has buildings half the height of The Cottage and is generally respectful). Indeed, The Cottage still relates well to the other four Victorian villas in this historic group, by virtue of the similar materials, architectural style and site layout. As such, considering the location of the new property within the rear garden area of the site, the retention of a substantial garden area surrounding The Cottage to retain its setting, the sympathetic design and style of the new property and the clear separation between the two units on site, it is considered that the proposed scheme has an acceptable impact on the character and appearance of St Lawrence’s Church Conservation Area and the Building of Townscape Merit, The Cottage, in compliance with Policy ENV16 of the Ribble Valley Districtwide Local Plan.

In regards to the design, style and massing of the proposed new dwelling, given the location of the property within St Lawrence’s Church Conservation Area and the style and design of the existing properties nearby, I refer to Policy ENV16 states, “Within Conservation Areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials”. As noted above, it is considered that the proposed dwelling relates well to the mixture of house types nearby, and provides sufficient distance between the existing Building of Townscape Merit, The Cottage, and as such it is considered to be sympathetic to the character and style of the original dwelling and those properties adjacent, and will have an acceptable impact on the character or appearance of the Conservation Area.

With regards to any potential impact on the neighbouring properties, the new dwelling is considered to have no significant detrimental impact on the residential amenity of the adjacent properties due to the layout and distances between the properties.

Finally, with regards to the impact on highway safety, whilst the County Surveyor has raised no objections to the scheme, however there were some concerns with regards to the improved site access by virtue of the possible loss of the existing wall to the frontage of the site, and indeed the traditional stone pillars at the site entrance, that add to the setting and character of the streetscene within the Conservation Area. Following discussions with the Agent, further plans have now been submitted showing clearer details of the site entrance (including the retention of the existing stone pillars and wall albeit in a slightly different layout), and as such it is considered the entrance to the site will have an acceptable impact on the character or appearance of the Conservation Area.
 
As such, 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 I recommend the scheme accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding area, an adverse impact on the setting of the Conservation Area, a significant detrimental impact on nearby residential amenity, nor would its use have an adverse impact on 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.

2.
The access road and parking areas shown on the approved plans shall be surfaced or paved in accordance with a scheme to be approved by the local planning authority and the car parking spaces and manoeuvring areas marked out in accordance with the approved plan, before the use of the premises hereby permitted becomes operative.


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

3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (N0. 2) (England) Order 2008 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


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

4.
All windows on the west elevation of the building shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


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

5.
Prior to the commencement of any site works a tree protection monitoring procedure including a time scale for site visits and remedial tree works shall be agreed in writing with the local planning authority.


Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified on the submitted site and location plan shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and which shall be agreed in writing. 


The root protection zone shall be 12 x the DBH and must cover at least the entire branch spread of the trees, [the area of the root soil environment from the trunk to the edge of the branch spread] and shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.


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


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


REASON: In order to ensure that any trees affected by development and included in a Conservation Area are afforded maximum physical protection from the adverse affects of development. In order to comply with planning policies G1, ENV13 of the District Wide Local Plan.

6. 
Within 12 months on completion of all services, buildings and roads the following remedial tree preservation work shall be implemented:


At 1m centres, in 1m concentric rings out from the bark, injections into the soil to a depth of 300mm shall be made over the entire root/crown zone using a Terravent Pneumatic Soil Decompactor.


Soil inoculation of the root/crown zone with a mixture of ecto and VAM mycorrhizae shall be carried out, and the surface area of the entire root/crown zone shall be mulched with a 150mm layer of organic matter i.e. composted green waste, leaf mould and/or chipped forest bark.


REASON: In order to relieve soil compaction in order to facilitate the percolation of moisture through to the root zone, increase stress, drought resistance and availability of nutrients and improve soil fertility and create conditions for healthier root system and to comply with Policy ENV13.

APPLICATION NO:
3/2009/0022/P
(GRID REF: SD 374830 437464)

PROPOSED DEMOLITION OF EXISTING DWELLING AND ERECTION OF NEW DWELLING WITH PRIVATE SWIMMING POOL – RESUBMISSION – AT CRAVEN FOLD, MOORSIDE LANE, WISWELL

	PARISH COUNCIL:
	Submit comments that are identical to those in respect of the original application 3/07/1159 as follows:



	
	1.
	Not happy with the design in this particular location.



	
	2.
	The proposed roof line would appear to be much higher than that of the old cottage.



	
	3.
	If approved the change of materials must be carefully monitored to blend in with the area.



	
	4.
	Conditions should be imposed on any approval to restrict use of the property to domestic only for the sole benefit of the owners or their successors.

	
	
	

	ENVIRONMENT AGENCY:
	Have no objection in principle to the proposed development subject to the imposition of conditions regarding discharging the effluent of swimming pool water.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received which states no objection but which expresses concern about wear and tear on the lane during construction.


Proposal

Consent has been granted previously under 3/07/1159/P for the erection of a replacement dwelling on this site with this scheme seeking changes to the overall design.  The scheme is still for a two storey dwelling with private swimming pool of more modern design with construction materials of stone with a high level render to the walls, slate roof with timber doors and windows.  The revisions from the original design are as follows.

· A minor extension to the length of the pool but staying within established residential curtilage (approximately 1m)

· Fenestration changes to the gable facing towards Moorside Lane

· An increased size of roof terrace above the swimming pool

· A redesign to the entrance into the property

· An increase in the length of the main body of the dwelling by approximately 1.5m

The dwelling would in all other respects be the same as approved previously.  

Site Location

The site is set in extensive grounds to the south of Moorside Lane.  It is within the settlement limit of Wiswell but outside the Conservation Area.

Relevant History

3/07/1159/P – Proposed demolition of existing dwelling and erection of new dwelling and private swimming pool.  Approved with conditions 18 June 2008.

3/97/0536/P – First floor extension over garage.  Approved with conditions 19 September 1997.

3/94/0216/P – Conservatory.  Approved 16 June 1994.

3/89/0579/P – Demolition of existing garage and erection of new garage.  Approved 5 October 1989.

3/84/0448/P – Two storey extension at rear.  Approved 18 September 1984.

75/1166 – Extension to dwelling, bedroom, bathroom, kitchen, utility room, double garage and porch.  Approved 1 December 1975.

Relevant Policies

Policy G1 - Development Control.

Policy H13 - Rebuilding/Replacement Dwellings - Within Settlements.

Environmental, AONB, Human Rights and Other Issues

The principle of a replacement dwelling on this site of this design was approved by Committee on 17 June 2008 under application 3/07/1159/P.  What Committee should now consider is whether the revisions to that approved design would prove so significantly detrimental as to warrant a refusal.  

I do not consider that the revisions to the fenestration detailing would prove detrimental to amenity.  In respect of the swimming pool alterations, an increase in length by approximately 1m and resultant increased flat roofed terrace area above again would not, I believe, prove to be significantly detrimental to either visual or residential amenity.  The remodelling of the entrance way from that previously approved would not detract from the overall design of the dwelling with the works still confined under a single storey hipped roof – it is the door/window arrangements that have altered.  It is evident from a comparison between the approved drawings and those submitted under this application that the length of the main body of the dwelling has increased by approximately 1.5m.  This would not, I believe, prove detrimental to visual amenity and in respect of how this would impact on the overall size of the dwelling compared with that originally in situ, I refer Members back to the previous report for 3/07/1159/P.  The dwelling approved is approximately a 25% increase over the existing and the works now shown would have an impact of this percentage figure.  However, Members are reminded that the site is within a settlement where there is no set size limit for replacement dwellings – it is the visual impact of the works that is the key consideration and in that respect I do not consider significant detriment would be caused.  

I am mindful of the observations of the Parish Council but make Committee aware that whilst these were raised in relation to the last application, these views did not affect the outcome of that matter, ie application 3/07/1159/P was approved as per the officer recommendation.  The overall design and materials remain the same as those previously approved and it was not deemed necessary at that time to impose a personal condition.  

Therefore, having carefully considered all the above, I am of the opinion that the alterations shown to the existing approval would not prove significantly detrimental to visual or residential amenity and thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


REASON:  In the interests of the amenity of the area in accordance with Policies G1 and H13 of the Ribble Valley Districtwide Local Plan.

2.
No works, including any demolition works shall be commenced until an updated bat survey has been conducted by a person, the identity of whom has been previously agreed in writing by Natural England (Species Protection Officer) and the Local Planning Authority (Countryside Officer) to investigate current use of the house and garage by bats as recorded in the bat survey dated 15 February 2008 and submitted under application 3/2007/1159/P.  The updated survey shall include details of species present and mitigation measures required and the development shall, thereafter, be carried out in strict accordance with the recommendations of the updated survey.


REASON: To comply with Polices G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.  The bat survey dated 15 February 2008 identified that on a second visit to the property, positive evidence of bat activity was found which may be significant and may require an application for a protect species licence from DEFRA.  Further field work is therefore required, optimum time June to August, to fully establish the presence or otherwise of a protected species.

NOTE

1.
Swimming pool contents must be allowed to dechlorinate by standing for at least 2 days prior to a consented discharge taking place to a surface water sewer, a watercourse or controlled waters.  The Agency should be advised at least 7 days before such discharge is made.


The applicant may require the written consent of the Agency under the Water Resources Act 1991, to discharge the pool contents to a surface water sewer, direct to a watercourse, to controlled waters or to soakaway and should contact the Agency for advice.


Swimming pool filter backwash should be passed to soakaway or the foul drainage system, and not to a surface water sewer or watercourse.

APPLICATION NO: 3/2009/0026/P
(GRID REF: SD 359762 436286)

SINGLE STOREY SIDE EXTENSION TO PROVIDE GARAGE AND BATHROOM AT 87 HACKING DRIVE LONGRIDGE

	PARISH COUNCIL:
	Objects to the application, as there would appear to be inconsistencies on the plan. Questions were raised in relation to the velux window in the roof of the extension and the window on the gable end, both of these give the impression that this will be a two storey extension.



	ADDITIONAL REPRESENTATIONS:
	No representations received.




Proposal

Consent is sought for a side extension to the property to provide an additional single garage with bathroom at ground floor level with roof space above to be used as additional storage in conjunction with the garage. Approximate dimensions of the proposal are 8m x 3.2m x 6m to match the ridge height of the existing property. Materials to be used will match those of the existing property.  

Site Location

The proposal relates to the end plot of a row of semi-detached properties bounded by the cul-de-sac on Hacking Drive Longridge.

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

In terms of visual impact the scale, size and design of the proposed extension is appropriate. Whilst the Council’s SPG “Extensions and Alterations to Dwellings” advocates that side extensions are set down and set back I consider in this instance that as the property sits on an end-plot the proposal will not dominate the existing property and is appropriate to its plot size.

With regards to any adverse impact on residential amenity as the property lies on an end plot it is a sufficient distance from any neighbouring properties and is screened by the existing boundary fence as well as the existing large trees to the side and rear.

I note the remarks made by the Parish Council with regards to the discrepancy of the plans. However I have been in contact with the Agent who has confirmed that the both the velux window inserted in the roofslope to the rear elevation and the window to the gable end is to provide light to the roofspace which will be utilised as storage only. 
Therefore, having regard to all the above I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
During construction of works carried out at the property the trees adjoining the site boundary shall be protected in accordance with details, which have first been approved in writing by the Local Planning Authority.


REASON: In order to protect the trees from harm and in the interest of visual amenity in accordance with Policy G1 of the Districtwide Local Plan.

APPLICATION NO:
3/2009/0032
(GRID REF: 360457, 437476 SD) 

PROPOSED REAR SINGLE STOREY EXTENSION AND REPLACEMENT WINDOWS TO FRONT AND REAR AT THE OLD RECTORY, 9 HUMBER STREET, LONGRIDGE

	PARISH COUNCIL:
	No objections

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

The application proposes to demolish an existing utility room, store and outside toilet and erect a single storey extension to the rear of the property.  The extension would have approximate dimensions of 4.9m x 3.4m x 3.9m and lean against the neighbouring double storey breeze block extension.  Materials proposed for the extension are rendered block walls with grey concrete tiles for the roof.  

The second element of the application seeks permission to replace the windows to the front and rear of the property.

Site Location

The property is located on Humber Street off Berry Lane and is within the Conservation Area.  The rear yard areas of properties on Humber Street abut the rear yard areas of properties on Severn Street.

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy ENV16 - Development Within Conservation Areas.

Policy H10 – Residential Extensions

SPG “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

In terms of visual impact the scale, size and design of the proposed extension is acceptable, as it would appear as subordinate to the main dwelling.  

With regard to the impact on the conservation area, the proposed concrete tiles are considered to be an improvement to the clear upvc roof on the existing store.  Due to the layout of the terrace streets and the orientation of the properties on Berry Lane the rear extension would only be viewed from the neighbours immediately surrounding the application site, therefore the extension would not adversely affect the character or appearance of the conservation area.  

In regards to any potential impact on the residential amenity of the occupiers of the adjacent properties, the issue of overlooking will be no worse than existing as the windows facing no. 8 are in the same position as the extension being demolished. 

With reference to the replacement windows proposed at the front and rear of the property, permitted development rights have not been removed from this property, therefore the planning department has no control over their replacement.

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

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION:  That planning permission be GRANTED.

APPLICATION NO:
3/2009/0040/P
(GRID REF: 380357, 445752 SD) 

PROPOSED DEMOLITION OF THE EXISTING CONSERVATORY, REPLACE WITH TWO STOREY SIDE EXTENSION AND CONVERSION OF GARAGE INTO LIVING SPACE AT 10 BACK LANE, RIMINGTON, LANCASHIRE, BB7 4EL.

	PARISH COUNCIL:
	No objections.



	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the owners of the neighbouring dwelling to the north of the site who have objected to the proposal for the following reasons:

1.
Loss of sunlight - The proposal will reduce the length of time during which we get morning sun to the rear of the house, due to the difference in land levels.

2.
Loss of privacy - The upstairs window at the front of the extension will have a direct view into the garden and back windows of my house.


Proposal

Permission is sought to demolish an existing conservatory in order to construct a double storey extension to the west side of the property measuring approximately 3.5m x 6.8m which will provide an extended lounge at ground floor level and an additional bedroom at first floor level. Permission is also sought to convert the integral garage into living accommodation to provide a study, utility and ground floor bathroom, with the roof of the garage raised by approximately 200mm to enable the conversion. The external materials comprise artificial stonewalls and roof tiles to match the existing dwelling.

Site Location

The property is situated within the village boundary of Billington, as defined by the Ribble Valley Districtwide Local Plan and is located up a steep ascend off Back Lane.

Relevant History

3/2007/0797 - Kitchen extension. Approved.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The issues for consideration in the determination of this application relate to the effects of the proposed extension upon visual amenity and upon the residential amenity of neighbouring dwellings.

In terms of visual impact the scale, size and design of the proposed garage conversion and two-storey side extension is appropriate and as it is to the rear of the property it would not be clearly visible in the wider locality.  Materials to be used indicate that they will match those of the existing property.  

The neighbour at no 14 has raised concerns about the two storey extension blocking sunlight from her rear garden and also that a first floor window will look directly into the rear of her property.  With regards to her first concern I accept that there will be some loss of light caused as a result of the extension, however, considering that the extension will be positioned at the rear of the existing garage and approximately 17 metres away from the rear of the objectors property, I do not consider this sufficient reason as to warrant refusal.  With regards to any issue of overlooking from the first floor window, the applicant has agreed to obscure glaze the window causing concern, therefore this will now not occur.

A bat survey was carried out and it was concluded that the proposed building operations are unlikely to cause disturbance to bats or cause injury or death of a European Protected Species.

Therefore bearing in mind the above, and whilst I am mindful of the comments from the objector, I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity and recommend the application accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The extension hereby approved shall be constructed with its north elevation 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:
3/2009/0045/P
(GRID REF: SD 364439 437865)

PROPOSED STABLING AND ACCOMMODATION BLOCK WITH 6 STABLES, TACK AND HEY STORE AND 3 HOLIDAY LETS AT LAND OFF STONEYGATE LANE, RIBCHESTER (RESUBMISSION)

	PARISH COUNCIL:
	The Council are strongly opposed to this controversial application.  Despite the arguments put forward, they consider the scheme to be speculative and not one designed to fill an immediate need.  The development cannot be said to be diversification of an agricultural holding as there are no existing buildings on site.  In the absence of a proven need, it is the view of the Council that the detrimental impact and adverse visual impact of the proposal in the Area of Outstanding Natural Beauty renders the application acceptable for the following reasons:



	
	1.
	It is a prominent location and it is considered given its close proximity to the Forest of Bowland Area of Outstanding Natural Beauty, the development would undermine the character and visual amenity of the area conflicting Policies ENV2 and ENV3.



	
	2.
	The proposed development would introduce a built environment into an area largely devoid of structures contrary to Policies RT1.



	
	3.
	Clitheroe cannot be considered diversification and therefore contrary to ENV1 and ENV2.



	
	4.
	The proposal for lighting of the development adds an incongruous feature to the Area of Outstanding Natural Beauty.



	
	5.
	The plan shows two entrance; the main and vehicular entrance is close to the junction of Stoneygate Lane ? size of number of accidents in the last few years.  The second access is presumably to allow access to the bridleway and is sited near a bend.  



	
	I note the comments of the Parish Council consider the visual impact to be as significant as they express and that given the highway authority does not object to the development, and the scheme is acceptable irrespective of their observations.



	LANCASHIRE COUNTY COUNCIL (HIGHWAYS):
	No formal observations received at the time of preparing this report but verbally advised no objection subject to the introduction of passing bays and an improvement to the access track.

	
	
	

	NORTH WEST WATER:
	No observations received at the time of preparing this report.

	
	

	COUNTY ARCHAEOLOGICAL:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Seven letters of objection have been received which cover the following issues:



	
	1.
	Concern regarding highway safety in particular the volume of traffic caused by this development and of the reopening of the Halls Arms.  Also the access point is situated in a dangerous location.



	
	2.
	Object on the grounds of visual detriment and that the proposal should be restricted to brownfield site or conversions.  The site is a Greenfield site and would be visibly damaging to the area.



	
	3.
	Concern over the flooding.



	
	4.
	The proposal has a possibility to destroy a dormant Roman road as Ribchester is a historic Roman settlement.



	
	5.
	Concern over the commercial viability of the proposal.



	
	6.
	The proposal is speculative and not one to assist the viability of the existing agricultural holding.



	
	7.
	Concern that this scheme was previously withdrawn and a revised plan submitted based on officer advice and as such it is important and hence in collusion between applicant and officers.



	
	8.
	Noise pollution issues resulting from the development such as slamming of car doors etc.



	
	9.
	Impact on light pollution.



	
	10.
	No need for additional accommodation as sufficient     accommodation exist in the locality.


Proposal

This application seeks consent for the erection of a development comprising of 3 holiday lets and a block of stabling for 6 horses and tack and hey room.  The proposal is to be in a courtyard setting and adjacent to the existing hedgerow on part of Stoneygate Lane.  The complex is located approximately 300m from the Knowle Green Road at the junction with Stoneygate Lane.  

The stable building is located 6m from the boundary of Stoneygate Lane and would comprise of an L shaped unit to incorporate 6 stables, tack room and hey and feed area which is approximately 28m long with the frontage facing the hedgerow to be part stone and timber vertical boarding.  The width is approximately 5m for each stable block and the resultant L shape it would be 12m.  The height of the stables is approximately 2.5m to the eaves with the maximum height being 4m with the hey feed building height being 4.7m.  The holiday lets are located further into the fields with a separation distance from the stable block being approximately 14m which allows for a yard area to be jointly used by the occupiers of the holiday let and the use of stabling.  The holiday lets are to be constructed of stone and slate roof and is a block of 3 single storey units with a maximum height of 5m, a width of 8,3m and overall length of 19m.  Access to the complex is adjacent to the existing sub-station which is approximately 60m from the highway junction with Knowle Green Road.  A new bridleway is to be continued from this entrance which would serve the development and connect it to the existing bridleways.  

Site Location

The proposal is situated within the open countryside and would front towards Stoneygate Lane.  It is approximately 280m from the junction with Knowle Green Road where the Halls Arms public house is.  

Relevant History

3/2008/0785/P – Stabling and conversion block.  Withdrawn. 

Relevant Policies

Policy G1 - Development Control.

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

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration regarding this development relate to whether or not the principle is acceptable, highway safety and impact on the visual and residential amenity.  With regard to the principle of development the site is outside any defined settlement limit where Policy G5 of the Plan allows for smallscale tourism and recreational development appropriate to rural areas.  Cross references to Policy RT1 which concerns itself with recreation towards the proposal.  Although it is outside a settlement area, it is important to have regard to whether or not it is physically well related to groups of buildings so as not to undermine the character or visual amenity of the area.  In assessing such a proposal it is important to look at the local landscape and its proximity to existing buildings and structures.  Members may be aware that this is a resubmitted scheme and the building has been located further down Stoneygate Lane away from the junction of Knowle Green and I now consider it relates sufficiently well to existing buildings in the local landscape.  Furthermore, a structure such as stable block are more appropriate than comprehensive and significantly developments in the open countryside.  

The proposal is for an equestrian holiday centre with the option for equestrians to go from one site to another and use the premises as a base to explore the Ribble Valley on a daily basis.  They also envisage that the accommodation could be used for cyclists and walkers to explore the borough.  The proposal includes a concessionary bridleway which would improve the bridleway network.  

To conclude on visual amenity I consider that the scheme would not sufficiently detract from the landscape to warrant a recommendation of refusal.  

It is also important to have regard to the proposals impact on residential amenity.  I accept that there are some properties in the vicinity but consider that the building is sufficiently separate so as not to impinge on residential amenity by virtue of noise or overlooking.  

In terms of highway safety the County Surveyor has not raised any objection to the proposal and I consider that the scheme is of modest proportions that would not lead to significant traffic generation to have a burden on the highway network.  

I note the concerns of nearby residents and do not consider that there is sufficient harm to warrant a refusal with reference to archaeological issues and it should be noted that there is no objection from Lancashire County Council on this issue and on highway issues the County Surveyor is satisfied with the arrangements based on the amended plan which improves the access arrangement.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Precise specifications or samples of walling and roofing materials and details of any surface materials and gateways 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.
The access arrangements and track shall be implemented prior to commencement of use in accordance with the proposal as amended by letter and plan received on the 17 February 2009.


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

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


REASON:  In order to comply with Policies G1, ENV2, ENV3 and RT1 of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.

4.
The applicant shall provide a detail of the letting in the form of a register submitted to the Council on an annual basis no later than 31 January of each year.


REASON: In order to enable the Council to effectively monitor the site and to ensure that the proposal is used for holiday let purposes and to comply with Policies G1, ENV2 and ENV3 of the Districtwide Local Plan.

APPLICATION NO:
3/2009/0060/P
(GRID REF: SD 360779 436859)

PROPOSED NEW DETACHED TWO/THREE STOREY DWELLING ON SLOPING SITE (RE-SUBMISSION) AT THE OLD VICARAGE, LOWER LANE, LONGRIDGE

	TOWN COUNCIL:
	No objection subject to conservation area rules.



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



	PRINCIPAL PLANNING OFFICER (DESIGN AND CONSERVATION):


	No observations.

	ENVIRONMENTAL HEALTH OFFICER:


	No objections.

	COUNTRYSIDE OFFICER:
	No objections subject to relevant conditions.



	ADDITIONAL REPRESENTATIONS:
	One letter has been received from nearby neighbours, who wish to raise the following main points of objection:

1.
The scheme is more like a three/four storey property,

2.
Loss of light to side windows of no. 1 Dovedale Gardens,

3.
Due to the scale and density of the scheme, it is considered too large for the plot,

4.
Scheme does not relate well to The Old Vicarage or the adjacent properties on Dovedale Gardens,

5.
Concerns regarding the projection of the proposed retaining wall, and its potential to cause subsidence to no. 1 Dovedale Gardens,

6.
Increase in noise to adjacent windows in side elevation due to location of new garage and parking area,

7.
Loss of privacy,

8.
Potential impact on the ecology of the area,

9.
Potential impact on trees on site,

10.
Does not accord with the Policies within the JLSP nor within the Districtwide Local Plan,

11.
Concerns regarding the ‘feature balcony’ and the potential overlooking issues,



	
	12.
Concerns regarding the potential of carbon emissions and health implications from the two proposed chimneys,

13.
Scheme will be to the detriment of the St Lawrence’s Church Conservation Area, and the adjacent Building of Townscape Merit, and

14.
Concerns that due to current climate, the scheme may end up as an unfinished building site.


Proposal

This is an application for the erection of one, two/three storey dwelling in the side garden area of The Old Vicarage on Lower Lane, Longridge. The scheme will utilise the existing access off Lower Lane, with the driveway then splitting once on site.

Site Location

The application relates to the side garden of a large detached dwelling within the settlement of Longridge, and within the St Lawrence’s Church Conservation Area as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2008/0733/P – Proposed new detached two/three storey dwelling on sloping site – Withdrawn.

3/1997/0823/P – Change of Use of building to private residence – Granted Conditionally.

3/1997/0107/P – Outline application for 3 no. detached dwellings and new access – Granted Conditionally.

3/1996/0107/P – Reversion to domestic use, extension to provide garage, swimming pool, conservatory and new-detached bungalow in grounds - Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas. 

Interim Housing SPG.

Longridge Conservation Area Appraisal (adopted April 2007)

Policy L4 of the Regional Spatial Strategy – Regional Housing Provision.

SPG ‘Extensions and Alterations to Dwellings’.

Environmental, AONB, Human Rights and Other Issues

The application relates to the side garden area of a large detached dwelling within the settlement of Longridge, and within the St Lawrence’s Church Conservation Area as defined by the Ribble Valley Districtwide Local Plan. It is one of five such houses, all now designated as Buildings of Townscape Interest in the St Lawrence’s Church Conservation Area Appraisal, which the 1886-94 OS map shows formed a small hamlet on Lower Lane. Planning permission is sought to erect a new dwelling in the garden area to the side of the property, utilising the existing access to the adjacent property.

The Agent notes that the aim of the proposal is create a grand period style house reflecting the other similar properties (including The Old Vicarage) that cluster adjacent to the site, and are to some extent, unique to Longridge. The proposal sits in the large lawned grounds of The Old Vicarage and is laid out to respect the existing 19th Century stone property. The usable space for the property is spread over four floors (including attic and basement areas), however due to the differing levels on site, the proposed property will appear as a two/three storey dwelling, as viewed from Lower Lane. The proposed property is detailed as being constructed from local stone and roofed in slate.

This is a scheme for one new residential unit within Longridge, which is covered by Policy G2 of the Local Plan that allows for development wholly within the built part of the settlement. Therefore, I am satisfied the principle of development is in accordance with plan policy.

However, the main concerns with this proposal are the impact on the Conservation Area and on the existing Building of Townscape Merit, the suitability of the design of the proposed new dwelling in relation to the Conservation Area and the overall impact of this development on the amenity of the neighbouring property.

In regards to the impact on the Conservation Area and on the Building of Townscape Merit, we must first assess the current setting of The Old Vicarage. The situation here is of a similar ilk to that of The Cottage on Lower Lane. It notes within the Longridge Conservation Area Appraisal (adopted April 2007) that the impact and presence of The Cottage in the streetscene has been little diminished by later development in the vicinity, as development has been set back from the frontage, and the buildings are lower in height. Indeed, The Cottage still relates well to the other four Victorian villas in this historic group, by virtue of the similar materials, architectural style and site layout. Considering this, due to the location of the new property within the side garden area of the site, i.e. set back from the main frontage of the property and indeed lower in height, it is considered that The Old Vicarage retains its setting due to the clear separation between the two units on site, the sympathetic design and style of the new property and indeed the retention of the dense tree lined frontage to the front and side boundaries of the site. It is for these reasons that it is considered that the proposed scheme has an acceptable impact on the character and appearance of St Lawrence’s Church Conservation Area and the Building of Townscape Merit, The Old Vicarage, in compliance with Policy ENV16 of the Ribble Valley Districtwide Local Plan.

In regards to the design, style and massing of the proposed new dwelling, given the location of the new property within St Lawrence’s Church Conservation Area and the style and design of the existing properties nearby, I refer to Policy ENV16 states, “Within Conservation Areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials”. As noted earlier, the Agent notes that the aim of the proposal is create a grand period style house reflecting the other similar properties (including The Old Vicarage) that cluster adjacent to the site. As such, due to the siting and height of the different sections of the new property in relation to both adjacent properties, it is considered that the proposed style and design of the dwelling relates well to the two differing house types nearby, and indeed provides sufficient distance between them. As such it is considered to be sympathetic to the character and style of the original dwelling and those properties adjacent, and will have an acceptable impact on the character or appearance of the Conservation Area.

With regards to any potential impact on the residential amenity of the occupiers of the nearby property we must assess the following, any potential overlooking/loss of privacy issues caused by the proposal, and any potential loss of light to habitable room windows. With regards to potential loss of light issues, there are concerns raised by the neighbour at no. 1 Dovedale Gardens that the proposed property will block light to windows in the side elevation of his property. However having assessed the scheme using the BRE 45o rule, it is considered that no habitable room windows in the side or rear elevations of this property will suffer a significant loss of light. With regards to any potential overlooking/loss of privacy issues caused by the proposal, the site plan indicates an acceptable distance between each adjacent property and that proposed, and there are no windows above ground floor level on the side elevations that would cause any significant overlooking. The windows in the side elevation at ground floor level are considered to be suitably screened from the adjacent properties by the proposed/existing boundary treatments indicated on the proposed plans. Concern has been raised regarding loss of privacy in respect to the proposed balcony area shown to the rear of the new property, indeed he questions the statement by the Agent that it will be at a ‘similar level’ to the rear garden area of his property. Having assessed the scheme by visiting both sites in conjunction with the submitted plans, the difference in levels between the balcony area and the rear garden of no. 1 Dovedale Gardens is considered marginal, and I am satisfied that there will be no significant loss of privacy, and indeed no significant impact on the amenity of the occupiers of the adjacent properties.

With regards to the impact on highway safety, the County Surveyor has raised no objections to the scheme.

Finally, in regards to other points of objection raised by the nearby neighbour, having spoken to the Countryside Officer he has no undue concerns regarding the ecological impact of developing the site, and having spoken to the Environmental Health Officer to assess the scheme regarding the two new chimneys on site, and also has no objections. Therefore, bearing in mind the above comments and whilst I am mindful of the points of objection from nearby neighbours, I consider the scheme to comply with the relevant policies, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding area, an adverse impact on the setting of the Conservation Area, a significant detrimental impact on nearby residential amenity, nor would its use have an adverse impact on highway safety.

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

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


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

2.
The access road and parking area shown on the approved plans shall be surfaced or paved in accordance with a scheme to be approved by the local planning authority and the car parking spaces and manoeuvring areas marked out in accordance with the approved plan, before the use of the premises hereby permitted becomes operative.


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

3.
‘Notwithstanding the provisions of the Town and Country Planning (general Permitted Development) (Amendment) (No. 2)(England) Order 2008’ (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


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

4.
The windows on the east and west elevations above ground floor level of the building shall be obscure glazed to the satisfaction of the Local Planning Authority; and also fitted with restrictors limiting the degree of opening of each opening light to not more than 45°. Thereafter they shall be maintained in that condition in perpetuity to the satisfaction of the Local Planning Authority.


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

5.
Prior to the commencement of any site works a tree protection monitoring procedure including a time scale for site visits and remedial tree works shall be agreed in writing with the local planning authority.


Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified on the submitted site and location plan shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and which shall be agreed in writing. 


The root protection zone shall be 12 x the DBH and must cover at least the entire branch spread of the trees, [the area of the root soil environment from the trunk to the edge of the branch spread] and shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.


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


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


REASON: In order to ensure that any trees affected by development and included in a Conservation Area are afforded maximum physical protection from the adverse affects of development. In order to comply with planning policies G1, ENV13 of the District Wide Local Plan.

6.
Within twelve months on completion of all services, buildings and roads the following remedial tree preservation work shall be implemented:


At 1m centres, in 1m concentric rings out from the bark, injections into the soil to a depth of 300mm shall be made over the entire root/crown zone using a Terravent Pneumatic Soil Decompactor.



Soil inoculation of the root/crown zone with a mixture of ecto and VAM mycorrhizae shall be carried out, and the surface area of the entire root/crown zone shall be mulched with a 150mm layer of organic matter i.e. composted green waste, leaf mould and/or chipped forest bark.


REASON: In order to relieve soil compaction in order to facilitate the percolation of moisture through to the root zone, increase stress, drought resistance and availability of nutrients and improve soil fertility and create conditions for healthier root system and to comply with Policy ENV13.
APPLICATION NO:
3/2009/0065/P
 (GRID REF: SD 382832 448724)

PROPOSED DEMOLITION OF EXISTING SIDE AND REAR EXTENSION AND CONSTRUCTION OF A NEW SINGLE STOREY SIDE EXTENSION AND DOUBLE STOREY REAR EXTENSION.  WIDENING OF EXISTING GARDEN INTO GARDEN AND DRIVEWAY AT IVY COTTAGE, BURNLEY ROAD, GISBURN

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



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No representations have been received at time of preparing the report.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No objections but one letter requesting the retaining wall to be built in the garden of Ivy Cottage and that the fence remained at 2m.


Proposal

This application seeks detailed consent for the demolition of an existing side and rear extension which currently comprises of a flat roofed construction with the introduction of a two storey rear extension and a single storey side extension.  The two storey rear extension would, in essence, create a double pitched roof and would still be subservient to the main house.  The extension would measure approximately 4.7m x 9.1m and would have a maximum height of 5.5m.  The side extension incorporates a single garage and a lobby area and utility room.  There is also to be a sun room erected at the rear of the property.  The sun room measures 4.5m x 4.8m and has a maximum height of 3.5m.  The single storey extensions have a hipped roof and a flat roofed section which is effectively screened by the dummy hipped roof. Materials are to be a mixture of render and indicate the use of tiles.  The proposal also is to remove part of a stone wall fronting Burnley Road and will have an entrance from Burnley Road to a hard paved driveway.  

Site Location

The site is located with road frontage onto Burnley Road, and at the rear of the property is the Festival Hall.  It is on the outskirts of the Gisburn Conservation Area.

Relevant History

3/2007/0518 – Change of use from non-residential curtilage to private residential garden and parking.  Approved with conditions. 

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider here relate to the highway safety, visual impact and any residential amenity issues.  In terms of highway safety, I have not received any comments from the County Surveyor and although the proposal would involve the introduction of vehicle manoeuvres on to and from Burnley Road, I consider the visibility at this point to be acceptable.   

In terms of residential amenity, the proposal has been designed to minimise any impact upon neighbouring properties.  The property to the rear is the Old Festival Hall and, as such, there would be little impact on the amenities of adjoining properties.

The existing building has a mixture of lean-to and flat roofed side and rear extensions and this proposal would seek to remove these elements and construct dummy pitched roofs on the single storey elements of the scheme and a two storey pitched roof extension at the rear.  

In relation to design issues, I am of the opinion that subject to the use of appropriate materials these extensions would not harm the character of the main building.   The two storey extension at the rear would not be visible from the main road and I am of the opinion that given the existing they would not detract from the overall character of the building or the local environment.  

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
The layout of the development shall include provisions to enable vehicles to enter and leave the highway in forward gear and such provisions shall be laid out in accordance with one of the examples indicated on the attached plan and the vehicular turning space shall be laid out and be available for use before the development is brought into use.


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

3.
No works can begin until the survey has been conducted by a person, the identity of whom has been previously agreed in writing by the English Nature species protection officer and the Local Planning Authority, to investigate whether the barn is utilised by bats or other protected species and the survey results passed to English Nature and the Local Planning Authority.  If such a use is established, a scheme for the protection of the species/habitat shall be submitted to and agreed in writing by English Nature and the Local Planning Authority before any work commences on site.


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

APPLICATION NO: 3/2009/0066/P
(GRID REF: SD 371844 442686)

RETROSPECTIVE APPLICATION FOR THE CHANGE OF USE FROM AGRICULTURAL TO CLASS B1 BUSINESS USE AT CROFT BARN, BACKRIDGE FARM, TWITTER LANE, WADDINGTON, LANCASHIRE.

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



	LCC COUNTY SURVEYOR:
	In line with previous comments regarding the expansion of this development site, most recently those in response to 3/07/0436, he is recommending refusal of this application on highway safety grounds.

However, should the committee be minded to approve the proposal, the County Surveyor has suggested two Conditions that may assist.



	ADDITIONAL REPRESENTATIONS:
	No observations or comments have been received at the time of this reports submission.


Proposal

The application seeks retrospective permission for the change of use of a former agricultural barn (Croft Barn) on the site of the Backridge Farm development to a Class B1 use. The barn in question had been used previously as a workshop/storage building in connection with the previous agricultural use on site. It measures approx. 14.5m x 52m, and approx. 6.5m to the highest point of the ridge. There have only been minor alterations to the external appearance of the barn in its conversion, which include the insertion of an additional window, however the most significant changes have taken place internally including the creation of a mezzanine floor. The application forms indicate a total floor space of 945 sq. m. created for B1 use (which include the mezzanine floor). The units are accessed at separate points on site, however they can all be reached from the car park adjacent. The units appear to be already let out to local businesses, however the Agent notes that will also offer scope for existing tenants at Backridge Farm to expand in the future. In addition, the Agent suggests that this has created an additional 12 employees on site.

Site Location

Backridge Farm is located on the southeast side of Twitter Lane midway between Bashall Barn and Waddington. The farm complex consists of a number of closely-knit buildings of various sizes and designs, with four or five of them having already been converted to B1 business use. There are neighbouring dwellings between 80-100 metres away to the northwest and east. The site is outside any defined settlement lying on the boundary between open countryside and the Forest of Bowland Area of Outstanding Natural Beauty.

Relevant History

There have been many applications for other locations on this site, however the more recent proposals include;

3/2007/0436/P - Proposed use of stone barn for Tea Room, Display and Trade Counter – Granted Conditionally.

3/2004/1224/P - Proposed use of farm buildings for business use (Class B1). Form parking area – Granted Conditionally.

3/2002/0382/P – Proposed conversion of building to workshops and offices – Granted Conditionally.

3/2000/0806/P – Use of farm buildings for business use (Class B1), form parking area & alter access – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

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

Policy ENV3 - Development in Open Countryside.

Policy EMP9 - Conversions for Employment Uses.

Policy EMP12 - Agricultural Diversification.

Policy RDF2 of the Regional Spatial Strategy 2008.

Draft PPS4

Environmental, AONB, Human Rights and Other Issues

The main issues to consider are residential amenity, visual amenity, the economic and social benefits to the area and the impact of the scheme on highway safety.

With regards to the potential impact on the amenity of nearby residents, it is considered that due to the distance away from the proposed unit (80m-100m) and taking into account the existing level of activity from the existing units at the site, the nearby residential properties would not, in my view, by adversely affected.

In visual terms, and bearing in mind the application is for retrospective consent, having visited the site and seen the conversion in its finished state, it is considered that the scheme has had no significant visual impact on the building or on the open countryside location. Indeed with regards to the materials used in the conversion, the building sits well in relation to the other nearby units on the site.

With regards to the economic and social benefits of the scheme, given the current economic climate, the scheme would of course be of benefit to the economic and social well being of the area as well as being an acceptable rural diversification scheme. This would be in line with Policies G5 (i) and EMP9 of the Local plan, and Policy RDF2 of the Regional Spatial Strategy 2008, and contribute towards rural regeneration in the area. 

However, in line with previous comments regarding the expansion of this development site, most recently those in response to 3/2007/0436, the LCC County Surveyor is recommending refusal of this application on highway safety grounds. It remains his view that Twitter Lane is unsuitable for use by commercial vehicles due to its restricted width and a 7.5T weight restriction. The increase in car use is also unacceptable as this increases the conflict with other vehicles using the road and requires vehicles to pull onto the soft margins of the road in order to pass. He also considers it is quite unacceptable to increase the incidence of vehicles passing on this narrow lane as this is destroying the shoulders of the highway and is resulting in the breaking up of the road edge to the detriment of highway safety and will result in an increase in maintenance costs. The ad hoc survey of staff is encouraging but does not provide a robust tool for assessing the travel mode of the majority of employees, and he remains concerned that the private car retains its priority and that walking/cycling continues to be hazardous along the narrow lane from Waddington, the nearest centre of population. He does note however, that if despite the highway objection the committee are minded to approve this application he would suggest imposing a Condition regarding the marking out of the car park layout shown on the submitted plans, and a Condition to secure a full Travel Plan with targets that can be monitored and penalties imposed if they are not met.
In conclusion, whilst I am mindful of the comments from the LCC County Surveyor, given the existing uses and level of use on the site, as well as it being an acceptable rural diversification scheme and employment generator, the proposal provides obvious benefits to the economic and social well being of the area, in line with Policies G5 (i) and EMP9 of the Local plan, and Policy RDF2 of the Regional Spatial Strategy 2008. As such, as I do not consider this application will cause a detrimental impact on the amenity of the area or on the amenity of the occupiers of nearby dwellings, the proposal is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Notwithstanding the submitted details, within three months of the date of this decision notice, a full travel plan with measurable objectives, which are capable of being monitored, shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.


REASON: To reduce dependence upon the private motor vehicle in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
Within three months of the date of this decision notice, the car park shall be surfaced or paved in accordance with a scheme to be approved by the Local Planning Authority and the car parking spaces and manoeuvring areas shall be marked out 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 area.

3.
The use of the premises in accordance with this permission shall be restricted to the hours between 0730 to 1800 on weekdays, Saturdays, Sundays and 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.

C
APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL

APPLICATION NO: 3/2009/0046/P (CAC) & 3/2009/0047/P (PA)

(GRID REF: SD373391 436156) 

PROPOSED DEMOLITION OF FORMER NURSERY BUILDING (CAC) 

PROPOSED NEW OFFICE DEVELOPMENT AND CAR PARKING (PA) AT 7 ACCRINGTON ROAD, WHALLEY

	PARISH COUNCIL:
	No comments received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(HIGHWAYS:
	Consulted, no comments received.

	
	
	

	HISTORIC AMENITY SOCIETIES:
	Consulted, no comments received.

	
	

	RIBBLE VALLEY BOROUGH COUNCIL (COUNTRYSIDE OFFICER):
	The proposal does not pose any threat to bats.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	United Utilities – no objection to the proposal providing the site must be drained on a separate system, with only foul drainage connected into the foul sewer.  Surface water should discharge to the soakaway/water course/surface water sewer and may require the consent of the Environment Agency.  If surface water is allowed to be discharged to the public surface water sewerage system, United Utilities may require the flow to be attenuated to a maximum discharge rate.  

A public sewer crosses the proposed car parking area and United Utilities will require 24 hour unrestricted access for maintenance or repair.  United Utilities will not permit building over or within the access strip of the public sewer.  Deep rooted shrubs and trees should not be planted in the vicinity of the public sewer and overflow systems.  


Proposal

Conservation Area consent is sought for the demolition of all of the site’s existing child nursery buildings.  

The submitted design and access statement refers to the site as being occupied by a single storey building set back slightly from the back of the footpath but separated from it by a stone wall.  It has white painted walls and a blue slate roof and retains its original appearance as a residential bungalow.  To the rear there is a flat roof building.  An unfavourable OFSTED report forced the closure of the nursery and alternative facilities are now provided elsewhere in Whalley, since when the building has been vacant.  The OFSTED report made reference to damp which it is believed is a consequence of the building being only a single skin.  The design and access statement suggests that the cost of effective repair is prohibited, particularly in the case of a building which provides a relatively small floor space and little opportunity for commercial return.  

Planning permission is also sought for the re-development of the site as offices (Use Class B1a).  It is proposed to erect a three storey office block set back 2m from the front boundary wall and having a footprint covering most of the site area.  The building has a frontage of 14m, a depth of 14.5m and a ridge height of 10.5m.  

Materials are shown as coarsed natural stone to the front elevation wall and its immediate returns and cement/sand render to the remaining side and rear elevations.  Stone quoins to corners.  Dressed stone surrounds to windows.  Roofs of natural welsh blue slate.  

An outline travel plan is submitted as part of the application.  The application form states that there are no existing vehicle parking spaces.  It is proposed to provide four car parking spaces in a ground floor undercroft and three motorcycle and five cycle spaces to the rear of this.

The application states that the site is not within an area at risk of flooding (with reference to the Environment Agency’s Flood Map) and will not increase flood risk elsewhere.

It is stated that 30 full time employees will be employed.  Hours of opening are proposed to be 0830 until 1730 Monday to Friday and 0830 until 1200 Saturday.  

The application bat survey concludes that the proposed demolition and site clearance does not pose any threat of disturbance to bats or loss of a bat roost, hibernation site or a breeding population.  

Site Location

7 Accrington Road is a prominent site close to the junction with King Street.  In April 2007 it was included within the extension of Whalley Conservation Area.  The buildings are single storey and utilitarian, and were last used as a child nursery.  A number of nearby buildings are listed or have been identified as Buildings of Townscape Merit in the Whalley Conservation Area appraisal (adopted April 2007).  

Relevant History

3/2007/0890/P – Demolition of nursery and erection of office building and car parking.  Planning permission refused 17 January 2008.

3/2007/0900/P – Demolition of existing buildings.  Conservation Area consent refused 17 January 2008.

3/2005/0824/P – Demolition of children’s nursery and erection of offices.  Withdrawn. 

3/1993/0618/P – Extension to childcare centre.  Granted 22 October 1993.

3/1991/0299/P – Change of use from residential dwelling to private day nursery, approximately 20 places.  Granted 31 July 1991.

3/1990/0826/P – New wing extension to contain two bedrooms and bathroom.  

3/1990/0225/P – Change of use of bungalow to a restaurant.  Refused 24 May 1990.

3/1989/0848/P – Conversion of bungalow to restaurant.  Refused 8 March 1990.  Decision upheld at appeal 12 October 1990.

6/10/566 – Proposed conversion of builder’s offices into bungalow.  Granted 10 July 1957.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990

Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV18 - Retention of Important Buildings Within Conservation Areas.

Policy G1 - Development Control.

Policy EMP5 - Office Uses.

Policies 4, 17 and 21 Joint Lancashire Structure Plan.

Environmental, AONB, Human Rights and Other Issues

In my opinion the main consideration in respect of the determination of both planning and conservation area consent applications is the impact of the proposals on the character and appearance of the conservation area.  The Government’s Planning Policy Guidance Note 15 paragraph 4.19 states that:

“The courts have …confirmed that planning decisions in respect of development proposed to be carried out in a conservation area must give a high priority to the objective of preserving or enhancing the character or appearance of the area.  If any proposed development would conflict with that objective, there will be a strong presumption against the grant of planning permission …”  

The Whalley Conservation Area Appraisal suggests the existing buildings to have a neutral and innocuous impact upon the Conservation Area (they are neither of townscape merit or a negative feature/weakness of the Conservation Area).  PPG15 paragraph 4.27 intimates that there is not a presumption in favour of retaining buildings which do not make a positive contribution to the character or appearance of a conservation area.  However, paragraph 4.27 also states that it has been held that the decision maker is entitled to consider the merits of any proposed development in determining whether conservation area consent should be given for the demolition of an unlisted building in a conservation area.  

PPG15 paragraph 4.17 suggests that gap sites, making no positive contribution to the character or appearance of a conservation area “should be a stimulus to imaginative, high quality design, and seen as an opportunity to enhance the area.  What is important is not that new buildings should directly imitate earlier styles, but that they should be designed with respect for their context”.  

In my opinion the demolition of the existing buildings would be acceptable if redevelopment proposals were, at least, to preserve the character and appearance of the conservation area.  However, I do not believe the proposed building, which would be far more prominent in the conservation area, to be of sufficient quality for this important gap site.  

Pre-application advice from your Conservation Officer made the suggestion that any re-development proposals for this site should consider the form and grain of existing development in this extended part of Whalley Conservation Area.  

For the recently extended part of the Conservation Area this is mainly composed of narrow and plain fronted terraced houses with the former police station and a nightclub providing distinctive exceptions in a late 19th century/early 20th century ‘Arts and Crafts’ style.

In my opinion the proposed office block relates poorly to this context.  Despite pre-application advice the proposed building presents as a single massive structure.  Frontage set-backs provide little relief to building massing with the result that it dominates adjoining buildings and this part of the Conservation Area.  Furthermore, the front elevation central lift tower, which is the most distinctive feature of the façade, appears alien and incongruous and unsympathetic to the character and appearance of Whalley Conservation Area.

RECOMMENDATION: That Conservation Area Consent and planning permission be refused for the following reason:

1.
The proposed demolition and associated development would be detrimental to the character and appearance of Whalley Conservation Area because of its scale, massing and incongruity within the streetscene.  This would be contrary to Policy ENV16 of the Ribble Valley Districtwide Local Plan.

D 
APPLICATIONS ON WHICH COMMITTEE 'DEFER' THEIR APPROVAL SUBJECT TO WORK 'DELEGATED' TO THE DIRECTOR OF DEVELOPMENT SERVICES BEING SATISFACTORILY COMPLETED:
APPLICATION NO: 3/2008/0548/P
(GRID REF: SD 364554 429938) 

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

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



	ENGLISH HERITAGE:
	Summary

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



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



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



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



	
	Recommendation

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

Following the approval of LBC  they raise concern that if permission is not granted to allow the extensions and funds were not available  for future maintenance the building could deteriorate to the detriment of the Grade II* building. They conclude that the scheme is a solution to a business problem but would also be an effective and lasting solution to a potential historic building problem.



	Adjacent Local Planning Authority:


	Blackburn with Darwen BC ask the proposal to be considered against local and national guidelines and assess the impact on the Green belt and the Listed Building. Hoped that there would no loss of mature trees. Proposal is not likely to have an impact on the aspirations of BwD and therefore no objections.



	LCC County Planning Strategic Comments:


	Consider that the proposed development is contrary to guidance in PPG2 and strategic planning policy.  ???  it should be noted that at the time of initial consultation the Structure Plan was the relevant document but this has now been superseded by the Regional Spatial Strategy.   The strategic comments refer to the relevant plan at the time of this consultation which would have been Policy 5 of the Joint Lancashire Structure Plan.  Consider that the development is located in the Green Belt and would represent a significant increase in floor space compared to existing development.  Within PPG 2 there is a general presumption against inappropriate development within Green Belt and developments should not be approved except in very special circumstances.   Under para 3.4 of PPG2 the construction of new buildings inside the Green Belt is inappropriate unless it is for essential facilities or for other uses of land which preserve the openness of the Green Belt which do not compete with the purposes of including land within it.  



	
	Consider that the development would be inappropriate development within the Green Belt which would result in loss of openness contrary to the National Green Belt Policy. 



	LCC Planning Obligations
	Transport – A contribution for sustainable transport measures would be appropriate if the District Council are minded to approve this application. Comments received in the County Council that money should be used to update bus stops on the A67 to quality bus standards to include new bus shelters, raised footways to assist boarding and alighting.  Also monies could extend the footway at the junction of the A67 and further lane to the entrance of Stanley House. 



	LCC County Ecology 
	No objections but recommended that the Council should seek ecological advice in reviewing any information provided by the applicants before determining the application.

In determining this application the requirements of the North West Regional Planning Guidance, Regional Spatial Strategy Policy ER5 need to be considered in conjunction with relevant legislation.  Ecological concerns of the development include possible impact on bats, great crested newts and nesting birds.  Recommend that the development be required to make further ecological assessment to determine the potential impact and to provide details of mitigation conversation measures if damage impact is likely.

In the summary, prior to the determination of the application, any trees proposed for felling must be assessed for bat roosting and a survey for greater crested newts must be undertaken.  If subsequently the Council are minded to grant permission then a condition should be attached to mitigate/compensate for the potential loss of bat roosts.  Also a condition to protect breeding birds and to require submission of a habitat creation and management plan.  



	LANCASHIRE COUNTY COUNCIL (HIGHWAYS):
	No objections in principle to this Application on highways safety grounds.

As a result of previous Applications at this site highway improvements have been introduced at the junction of Further Lane and A677 Preston Road, and improvements made to the Stanley House access from Further Lane. These works are now complete and provide a safe means of access to the development site from the adopted highway network.

The Transport Statement, May 2008 indicates a level of additional traffic generated by the increased hotel and associated facilities that is comfortably within the design capacity of the improved junction facilities at Further Lane and A677 Preston Road.

	
	The parking provisions shown are also consistent with the adopted Lancashire County Council standards, including suitable provisions for visitors and staff with impaired mobility.

I would anticipate requests for Section 106 funds in relation to the provision of additional or improved public transport facilities.

The Transport Statement makes reference to a "Travel Plan" in Section 5 and includes several elements that will be of benefit in encouraging modal shift. However, notwithstanding the submitted details, within three months of the date of a decision notice, a travel plan with measurable objectives, which are capable of being monitored, shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.



	LCC ARCHAEOLOGICAL
	No observations necessary. 



	4 North West


	Not regionally significant so no comments.  Advise that greenbelts should be considered at a local level.



	STATUTORY ADVERTISEMENT/ADDITIONAL REPRESENTATIONS:
	No representations. 


Proposal

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Site Location

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

Relevant History

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

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

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

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

3/2008/0547/LBC – Extensions and alterations to create 38 bedrooms, health and spa facility, new brassiere, resized access/parking areas, ancillary building and landscaping.  Approved

Relevant Policies

Planning Policy Guidance 15 “Planning and the Historic Environment”

Regional Spatial Strategy Policy DP3 Promote Sustainable Economic Development

Regional Spatial Strategy Policy RDF2 Rural Areas

Regional Spatial Strategy Policy RDF2 Green Belts

Regional Spatial Strategy, Policy EM1(C) Historic Environment

Regional Spatial Strategy Policy W6 Tourism and the Visitor Economy

Regional Spatial Strategy Policy W7 Principles for Tourism Development

Policy G1 - Development Control.

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings. 

PPG2 Greenbelts

PPG4 Industrial Commercial Developments and Small Firms

PPS4 Planning for Sustainable Economic Development-consultation document

PPS7 Sustainable Development in Rural Areas

PPG15 Planning and the Historic Environment

Environmental, AONB, Human Rights and Other Issues

It is important to emphasise that this application can be determined on its own merits and separate from the listed building application 3/2008/0547 which was approved by Planning and Development Committee in October 2008.  The main considerations in dealing with this application relates to the impact on the Green Belt, highway implications of the proposals, effect on the listed building and general visual impact, landscaping and ecology issues and any residential amenity issues. In assessing all these factors it is also correct to have regard to any positive regeneration issues and benefits the development may have to the tourism and local economy. 

Listed building implications

It is evident that given the fact that Listed Building Consent has been issued that it has been concluded that there is no significant impact to the Listed building and its setting. 

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

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

I recognise that development is significant. However the design of the building and the use of appropriate materials has resulted in a scheme that compliments the new building without competing with it.  The alterations and extensions are sited in locations to allow relatively uninterrupted views of Stanley House and also utilise the land levels to maximise the size of the development and minimise the visual impact.  

A case has been put forward that there may be a danger that if approval was not granted the building could over the passage of time deteriorate to the detriment of the building and the local environment, I am aware of this scenario but do not consider this point alone to be sufficient to allow development that may not normally be granted. 

However, in relation to the impact on the listed building I am satisfied that the proposal does not adversely affect the character of the listed building.  

Visual impact

I am of the opinion that the proposal has been designed to minimise both the impact the development would have on the listed building and the local environment. As already indicated the alterations and extensions are sited in areas that have limited views and a topography that helps screen the bulk of the buildings.  However, it is clear that given the extent of the development and the encroachment into the open countryside, there will be some visual impact.

Residential amenity

In terms of residential amenity there are no properties in the near vicinity and as such there is no direct impact resulting from overlooking issues. Due to the likely increase in vehicular movements there may be some additional disturbance caused by traffic generation but I do not consider this would cause any significant harm.

Highway matters

It is evident from the consultation response of the County Surveyor that he is satisfied that subject to appropriate conditions that the development would not lead to any harm on highway safety.

Green Belt Issues

It is evident from the development that the proposal does involve a significant increase in Floorspace and as the site is within the Green Belt careful regard must be given to its impact and whether or not there are exceptional circumstances to justify the scheme. It is clear from the strategic comment from County Planning that they consider there is no such case and consider that the development is inappropriate and would result in the loss of openness and be contrary to national advise and in particular PPG2.

I accept that the scheme will impinge on the openness of the Green Belt but a balance needs to be made against other material considerations which in this instance I consider make the scheme acceptable. 

Other material considerations

The applicant in a supporting statement believes that special justification exists as an exception to Green belt policy by virtue of the Listed Building issues and the regional tourism and economic development objectives that would be met from the development. 

The importance in relation to the Listed building element has been endorsed by English Heritage and this could be seen as permitting an exception to normal Green belt policy. In many respects this argument of enabling should have been made during the initial development on the basis of restoring Stanley House rather than now arguing that the new proposal would allow the future maintenance of the building.

In assessing the economic objectives and the safeguarding of rural employment these are important issues that could be seen as factors that may allow the development to be seen as an exception. The applicant has indicated that currently the enterprise employs 40 permanent staff with 40 temporary staff occasionally used and that this scheme would an additional 60 permanent staff with a possible 50 temporary staff.

I am of the opinion that approval of such a scheme would introduce a tourism facility that would be of a high quality and potentially be of a regional significance. This view is endorsed by Lancashire and Blackpool tourist board.

Conclusion

I note the strategic comments of Lancashire County Council regard the importance of the Green Belt however this needs to be balanced with over objectives. It is clear that the Forward Planning Manger considers there are overriding issues which have been referred to in the  report . I am satisfied that this is the case and no doubt when the application is advertised as a departure both issues will be examined by GONW.

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 the Director of Development be Minded to Approve the proposal subject to formal advertisement as a departure and referral to the Government Office North West in accordance with the Town and Country Planning (Greenbelt) Direction 2005 and subject to the following condition(s):

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


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 and ENV19 of the Ribble Valley Districtwide Local Plan.

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


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


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

3.
Prior to commencement of development a scheme shall be submitted incorporating details of off site highway improvements to facilitate sustainable transport measures.  This shall include details of any relevant financial contributions.


REASON: In the interest of highway safety and to encourage sustainable travel. 

4.
Notwithstanding the submitted Travel Plan a further travel plan which incorporates measurable objectives which are capable of being monitored shall be submitted to and approved by the Local Planning Authority in consultation with the highway authority.  This shall be submitted within 3 months of the date of the decision notice.


REASON: In the interest of highway safety and to encourage sustainable travel. 

APPLICATION NO:
3/2009/0114/P
(GRID REF: SD 363135 437150)

PROPOSED AMENDMENT TO CONSENT (APPLICATION 3/2008/0017) – DEMOLITION OF MODERN AGRICULTURAL BUILDINGS, CONVERSION OF EXISTING FARMHOUSE AND TWO BARNS WITH NEW BUILD TO FORM RESIDENTIAL SCHOOL FOR CHILDREN WITH SEVERE LEARNING DIFFICULTIES AT WARD HALL, WARD GREEN LANE, RIBCHESTER

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

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No comments received at time of report preparation.

	
	
	

	ENVIRONMENT AGENCY:
	No comments received at time of report preparation.

	
	

	COUNTY PLANNING OFFICER:
	No comments received at time of report preparation.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No comments received at time of report preparation.


Proposal

This application is a resubmission of a previous consent 3/08/0017/P to address changes in the external appearance of the buildings which form the development.  It does not alter in any way the use, overall scale or general layout of the existing consent and involves a modest increase in gross internal floor space of approximately 34m2.  The amendments are as follows.  

Residential Block 1

This is the L shaped new build block to the north of the site.

· Roof lights added

· Changed footprint of building – two storey section stair to allow for internal access including flat roof to form terrace, roof line and additional windows with revised doorway at ground floor

· Window fenestration altered and new doorway

· Laundry added under covered roof

Residential Block 2

This is a stone built barn to be remodelled.

· Window fenestration altered

· External fire escape, stairs and canopy over added to east elevation

Residential Block 3

This is the former farmhouse

· Existing porch removed/canopy built in place of

· Alterations to window openings

Education Block

This is formed by an existing stone barn and L shaped new build block running parallel to the roadside.

· To the barn three new slit windows, door design handed and linear ridge light omitted and six roof lights added instead

· To the new build revised window detailing, footprint widened to rear of barn to be converted to accommodate relocated classroom, additional door and window

Staff Houses

A new build block to the south of the site.

· Canopies relocated to south east elevation from the north west elevation

· Ground floor doors changed to windows

· Change to height of windows

· Moving a single storey workshop building 1.5m towards the staff houses to help prevent opportunity to climb on roof from retained higher ground

Site Location

The site is set to the west of Ward Green Lane approximately 100m from its junction with the B6245 within land designated open countryside.  The site originally had a farmhouse, two stone barns and a number of modern agricultural buildings on site but some of these have been removed since the original permission was granted.  To the north western corner of the site is an expanse of hard standing with a horse exercise area to its west at high level outside the application site but within the applicant’s ownership.  There are residences set approximately 60m and 80m distant on the site’s southern, eastern and northern boundaries with a restaurant at the junction of the two aforementioned roads.  

Relevant History

3/08/0976/P – Application for approval of details reserved by condition – relating to conditions 3, 5, 6, 7, 8, 9, 11, 12 and 15 of planning consent 3/08/0017/P.

3/08/0017/P – Demolition of modern agricultural buildings, conversion of existing farmhouse and two barns with new build to form residential school for children with severe learning difficulties.  Approved with conditions 2 May 2008.

3/06/1035/P – Change of use of barn to hybrid dwelling and business use.  Demolition of agricultural buildings to create parking area.  Approved with conditions 3 April 2007.

3/00/0409/P – Alterations and extensions to existing dwelling.  Alterations to access points to highway.  Approved with conditions 4 September 2000.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP9 - Conversions for Employment Uses.

Interim Supplementary Planning Guidance: Housing.

Environmental, AONB, Human Rights and Other Issues

The principle of this development, its potential impact on highway safety, nature conservation and residential amenity were considered under 3/08/0017/P and concluded not to have a significantly detrimental impact.  Thus, planning consent for this development has been granted and the only matter for Committee to consider under this scheme is whether the revisions to the external appearance of the buildings would prove detrimental to visual or surrounding residential amenity.  

With regard to the two new external staircases to residential blocks 1 and 2, I do not consider that these would prove injurious to amenity either visual or residential.  Alterations shown to window detailing/positioning is considered acceptable and negotiations have resulted in a reduced number of new openings in the retained barn from that which the applicant had originally envisaged.

Matters relating to materials, archaeological recording, travel plan, details of car parking, the footway linking the site to the B6245 Preston Road, landscaping, lighting, drainage and potential contaminants (given the agricultural history of the site) have all been considered under application 3/08/0976/P which dealt with the discharge of conditions attached to the original approval.  The applicants have stated that those details will be the same for this application and thus if permission is forthcoming, there will need to be a condition to tie the two approvals together.

For Committee’s information as part of the discharge of conditions approval, a revision to the material for some of the elevations was accepted ie the use of render instead of stone as originally shown.  I am of the opinion that a mix of these two materials is appropriate in this location and the colour of render approved is off white to the education block with a buff colour to the new accommodation blocks, staff houses and workshop.  Stone is to be sourced from Waddington quarry with the buildings having blue slate roofs.  

Therefore, having considered the revisions to the existing approval, I do not consider that any of the works shown would prove significantly detrimental to either visual or residential amenity and thus recommend accordingly.  

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That Committee be minded to approve the application subject to the following conditions and defer and delegate to the Director of Development Services to await the consultation period.

1.
No traffic leaving the development site shall use Ward Hall Lane north of the development site in order to access Lower Road B6243 by Dilworth Cottage.  A scheme of appropriate signage shall be submitted to and approved in writing by the Local Planning Authority in consultation with the highway authority.  The signage scheme so approved shall be installed prior to commencement of use of the premises.  


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

2.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted and approved under app 3/08/0017/P and dated 14 January 2008.  Further details of the bat access places to be incorporated within the scheme shall be submitted to and approved in writing by the Local Planning Authority prior to commencement of development.


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

3.
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 staff dwellings including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


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

4.
The occupation of the staff houses hereby approved shall be limited to persons solely or mainly employed by the residential school on the remainder of the site.


REASON: In order to comply with Policies G1, G5 and ENV3 of the Ribble Valley Districtwide Local Plan and the Interim SPG: Housing.  The buildings are located in an area where the Local Planning Authority would not normally be minded to grant unrestricted residential use.  

5.
The development hereby permitted shall be used as a residential school for children with learning disabilities and no other purpose falling within Class C2 of the Town and Country Planning (Use Classes) Order as amended.  


REASON: In order for the Local Planning Authority to retain effective control over the development and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
This permission shall be read in conjunction with the details submitted under 3/08/0976/P in relation to detailed car park layouts, route of footway between the site and B6245 Preston Road, travel plan, materials, lighting, archaeological recording, disposal of foul and surface waters, landscaping and contaminants.  The development shall be carried out in strict accordance with the specifications approved under that consent.


REASON: For the avoidance of doubt as the applicants have already secured the discharge of a number of conditions on the originally approved scheme and the details are equally relevant to this application in accordance with Policies G1, ENV7, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.  

NOTES

1.
In respect of archaeological work as approved under 3/08/0976/P this shall also provide for a watching brief during any construction works associated with the development.

2.
The applicant should be advised that whilst development of this site has negligible risk to Great Crested Newts, should their presence or indeed that of any other protected species be found or suspected during construction activities work should cease immediately until further advice is sought from Natural England.

3.
The applicant is advised that in light of the refurbishment of the Angels Restaurant and the location of the kitchens extraction fans, it would be appropriate for the applicant to conduct an environmental noise survey which may influence the design details of the staff residential accommodation.

4.
The proposed means of foul drainage should be in accord with the DETR Circular 0399 Planning Requirements in respect of the use of non-mains sewerage incorporating septic tanks in new development.

INFORMATION / DECISION
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