RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 2 April 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:

	3/2008/1041/P
	Single storey extension to link house to outbuilding, two storey porch and reconstruction of domestic outbuilding to provide garaging and bedroom above
	Rowan Cottage

Old Clitheroe Road

Dutton

	3/2008/1047/P
	Change of use of ground floor from retail to apartment and erection of front boundary wall
	72A Whalley Road

Read

	3/2009/0001/P
	Two single storey extensions to rear of dwelling, extension of house into barn, erection of garage and stable block with 4 no. stables, tack, drying and feed rooms, provision for muck cart, wood store and gym, and creation of sand paddock and new septic tank
	Whitestones Farm

Bolton-by-Bowland

	3/2009/0002/P
	Construction of ménage and laying out of access track
	Whitestones Farm

Bolton-by-Bowland

	3/2009/0012/P
	Application to discharge of condition no. 7 (landscaping of the site) of planning consent 3/2008/0517/P
	Fields House Farm

Edisford Road, Waddington

	3/2009/0015/P
	Change of use of annex accommodation to an independent dwelling
	Parkside Bungalow

Waddington Road, Clitheroe

	3/2009/0016/P
	Single storey extension to rear of dwelling
	65 Pendle Drive

Calderstones Park, Whalley

	3/2009/0017/P
	Proposed side extension to form garage and en-suite. Proposed rear extension to form sun lounge
	2 Kirkdale Road

Langho

	3/2009/0018/P
	Proposed front and rear dormers on existing property
	Lyndale

Loudbridge, Chipping

	3/2009/0019/P
	Proposed demolition of conservatory, new two-storey rear extension to create a lounge and bedroom and a single storey extension for kitchen/dining area, new utility room extension to the side and a new fence and gate access off the drive 


	20 Hippings Way

Clitheroe

	3/2009/0031/P
	New single storey extension to the rear of the existing dwelling to create an extended kitchen and dining room. New fence and gate access between the house and the garage
	10 Victoria Lodge

Read

	3/2009/0034/P
	Discharge of materials condition on application 3/2008/0374 which is for a reception building 
	British Aerospace

Samlesbury Aerodrome

	3/2009/0036/P
	Two storey side extension providing a study/bedroom on the ground floor and a bathroom at the first floor level


	14 Buccleuch Close

Clitheroe

	3/2009/0037/P
	Single storey rear extension to provide a dining kitchen 
	35 Chestnut Crescent

Barrow

	3/2009/0038/P
	Erection of single storey side extension to form a bungalow, erection of single storey rear extension and widening of driveway
	16 Colthirst Drive

Clitheroe

	3/2009/0039/P
	New timber stud partitions at first floor level to enclose 2no. en-suite bathrooms. Timber stud partitions to sub-divide an existing bedroom. The penetration of 2no. walls to provide drainage from the en-suites, each 100mm dia. The penetration of 2no. walls to provide ventilation. The provision of 2no. terracotta bricks to match existing. The removal of 2no. external burglar alarm boxes
	Sharley Fold Farm

Dixon Road

Longridge

	3/2009/0041/P
	Retrospective application a Telegraph Pole and Equipment Cabinet on a roadside verge. The applicant believed they were operating under Telecommunications Operators Code Share powers in 2006 (No installation of the telecommunications equipment has been progressed until planning approval has been granted)
	Dunsop Road

Newton-in-Bowland

Clitheroe

	3/2009/0042/P
	Two storey rear extension (Re-submission) 


	4 Greendale View

Main Street, Grindleton

	3/2009/0043/P
	Two storey rear extension


	2 Greendale View

Main Street, Grindleton

	3/2009/0044/P
	Two storey rear extension


	3 Greendale View

Main Street, Grindleton

	3/2009/0048/P
	Application for discharge of condition 4 landscaping, 5 materials, 6 visibility splay, 8 glazing, 10 inspection regime, and 11 drainage details 
	Root Hill, Estate Yard

Whitwell Road

Dunsop Bridge

	3/2009/0050/P
	Application for a Lawful Development Certificate for a proposed detached garage and garden building 
	Homeacre, Lovely Hall Lane

Copster Green

	3/2009/0053/P
	Change of use of extension of former bakery building to form one bedroom bungalow at rear of 
	24 Bridge Road

(known as 24b), Chatburn

	3/2009/0056/P
	Application for the discharge of conditions no. 4 (relating to materials) and condition no. 12 (relating to drainage scheme/treatment plant) of planning consent 3/2008/0714/P
	Westfield

West Bradford

	3/2009/0058/P
	Change of use from residential to Class A1 retail use
	65A Berry Lane, Longridge

	3/2009/0059/P
	Proposed first floor rear extension with external staircase
	50 Durham Road, Wilpshire

	3/2009/0069/P

(CDA)
	6 No free standing signage features plus 3 flags 
	Samlesbury Aerodrome

Balderstone, Blackburn

	3/2009/0073/P
	First floor and single storey extensions forming extended residential accommodation
	Grandown

Back Lane, Grindleton

	3/2009/0074/P
	Proposed single storey bedroom and playroom extension
	5 Hampshire Close

Wilpshire

	3/2009/0075/P
	Change of use from A1 shop on the ground floor and upper floors to A1 shop on the ground floor and C3 residential on the upper floors
	33 King Street

Whalley

	3/2009/0078/P
	Proposed double garage, with amended roof design (Re-submission)
	Myre Fold House

Longsight Road

Clayton-le-Dale

	3/2009/0089/P
	Replace existing roof (flat felt) with low profile hipped roof replacing steel profiled cladding 


	Unit 5, 90 Berry Lane

Longridge

	3/2009/0104/P
	Demolition of existing house, outbuildings and garage and provision of replacement dwelling and garage with study over
	Fairhaven, Garstang Road

Chipping

	3/2009/0107/P
	Conversion and extension of garage to create annex accommodation (re-submission of 3/2008/0863)
	Sandy Bank Cottage

Folly Lane

Chipping

	3/2009/0109/P
	Substitution of house type 
	Wythenstocks Barn

Back Lane, Grindleton


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2009/0052/P

Cont/

Cont…
	Insertion of flue liners to existing flues including removal of sections of chimney breast, new floor over existing (first floor) and replacement ground floor (insulated concrete slab to DPM), and dry lining of external walls (3/2009/0052).


	Edisford Hall Cottages

Edisford Bridge

Clitheroe
	The proposals would be harmful to the character of the listed building because of the demolition and alteration of important historic fabric.



	3/2009/0057/P
	Remove staircase, replacement staircase; reorganise rear corridor area of ground floor (3/2009/0057)
	Edisford Hall Cottages

Edisford Bridge

Clitheroe
	The proposals would be harmful to the character of the listed building because of the demolition and alteration of important historic fabric.


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2009/0067/P
	Farm workshop
	Higher Greenhead Farm

Gisburn Road

Sawley



	3/2009/0077/P
	Steel portal frame building approximately 27m x 9m to provide additional storage facilities.


	Lower Lees Farm

Cow Ark, Clitheroe



	3/2009/0094/P
	Steel frame portal building for storage/workshop, approx. 12.6m x 14.10m.
	Wiswell Eaves Farm

Wiswell, Clitheroe


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2008/1050/P
	To build an extension off the existing property.  Resubmission
	The Cottage

Newton-in-Bowland


SECTION 106 APPLICATIONS  

	Plan No:
	Proposal/Location:
	Progress:

	3/2007/0694/P
	Extensions and alterations and change of use at Shackletons, Clitheroe 
	Reported at 2 April meeting

	3/2007/1144/P
	Mixed development including housing at

Barrow Brook, Barrow
	Ongoing negotiation.  Anticipate S.106 to be issued April 2009

	
	
	

	3/2007/0555/P
	Residential development at Petre House Farm, Whalley Road, Langho
	Draft agreement issued

	3/2008/0643/P
	Residential development at Manor Road, Whalley
	Draft agreement prepared.  Submitted to working group

	3/2008/0661/P
	Residential development at Abbot Brow, Mellor
	Draft agreement prepared.  Submitted to working group


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

	3/2008/0204 & 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
	_
	APPEAL ALLOWED 20.2.09

	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
	-
	Awaiting site visit

	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
	

	3/2008/0861

D
	29.1.09
	Mr & Mrs E Alcock

Proposed granny annexe and garage extension (Resubmission)

Ellis House

Kenyon Lane

Dinckley
	WR
	_
	RVBC statement sent

Awaiting site visit

	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
	

	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
	-
	Awaiting site visit

	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
	_
	Awaiting site visit


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

PLANNING APPLICATIONS

APPLICATION NO:
3/2008/0875/P
(GRID REF: SD 376883 444097)

PROPOSED CHANGE OF USE FROM CLASS A1 TO MIXED CLASS A1/A3 USE AT 24 BRIDGE ROAD, CHATBURN, CLITHEROE, BB7 4AW

	PARISH COUNCIL:
	No observations to make.

	COUNTY SURVEYOR (LCC):
	No objection on highway safety grounds.

	ADDITIONAL REPRESENTATIONS:
	Two letters of objection have been received. One from a nearby neighbour who raises the following points;

1.
An A3 use would allow the applicant to use the patio area to the rear which we would object to, and

2.
We have concerns regarding the internal layout in respect of Health and Safety.

And, one from the owner of the property who raises the following additional points;

1.
The patio area and rear building are not included in the curtilage of the property, and as such cannot be subject to this application, and

2.
We were not notified of the application as Landlord.


Proposal

The application seeks permission for the change of use of no. 24 Bridge Road, Chatburn from Class A1 to a mixed use A1/A3, with no structural or external changes involved with regards to the building. The applicant also requires the opening hours of 0700 to 1700 Monday to Saturday and 1100 to 1600 on Sundays/Bank Holidays in respect of the A1 use, and 0830 to 1700 Monday to Saturday and 1100 to 1600 on Sundays/Bank Holidays in respect of the A3 use.
Site Location

The site is an end of terrace building on the south side of Bridge Road, Chatburn. The site lies within the Chatburn Conservation Area as designated within the Ribble Valley Districtwide Local Plan.

Relevant History

3/2005/0551/P – Change internal shop retailing space and redesign shop front at 24 Bridge Road to form two independent shops – Granted.

3/2003/1074/P – Alterations & Improvements to reinstate 2no. shops and provide 3no. Apartments with separate access – Refused.

3/1995/0332/P – Construction of store – Granted Conditionally.

3/1998/0146/P – Construction of coldstore building and new pitch roof on existing building – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 – Development within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

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

The applicant acquired the existing A1 sandwich shop business in June 2007, and subsequently sought to improve the offer to customers by incorporating an element of seating within the premises. This application seeks to regularise the use and seeks consent for a mixed A1 (retail) and A3 (Café) Use. Given that the business has been operating now for approx. 18 months as the mixed use for which the application seeks consent for, and that the Environmental Health Department have no objections, the Council considers that the change in use has had no significant, detrimental impact on the residential amenity of the occupiers of the adjacent dwellings, and as such is considered to comply with the relevant Policies.
With regards to any potential impact the proposal may have on highway safety the LCC County Surveyor has no objections on highway safety grounds.
Following receipt of the letter of objection from the Landlord of the property in question, the matter of the ‘application site’ was discussed with the Agent for the application. Following this, an amended site plan was submitted showing the red edge altered to only include the building itself, and as such the building and area to the front of the building is only subject to the proposed change of use from A1 to A1/A3. The proposal does not include the patio to the rear, and as such answers the objection raised by the nearby neighbour.

Therefore, bearing in mind the above comments and whilst I am mindful of the comments from the nearby neighbours, given its location within the existing village centre of Chatburn, I consider the scheme to now comply with the relevant policies, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The use of the premises No. 24 Bridge Road as an A1 Use, in accordance with this permission, shall be restricted to the hours between 0700 to 1700 Monday to Saturday, and 1100 to 1600 on 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.

2.
The use of the premises No. 24 Bridge Road as an A3 Use, in accordance with this permission, shall be restricted to the hours between 0830 to 1700 Monday to Saturday, and 1100 to 1600 on 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.

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

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

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

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

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

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

· Existing access onto Preston Road is substandard,

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

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

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

	
	

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

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

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

	
	

	UNITED UTILITIES;
	No objection to the proposal.

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

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

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

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

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

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

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

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

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

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

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

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

· Proposed visibility splay is through land owned by the objector and as such cannot be created or maintained,

· Applicant has not been served notice of this, and

· Site is insufficiently screened.

	
	· 

	
	· 


Proposal

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

Site Location

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

Relevant History

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

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

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

Environmental, AONB, Human Rights and Other Issues

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

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

· Proposal must not conflict with other Policies,

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

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

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

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

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

Location

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

Site Size

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

About the Site

The proposed access to the site, the access road through the site and the proposed car parking areas, can be improved subject to alterations noted by the County Surveyor without harming the appearance of the area, and as such are considered to be acceptable. The nearby neighbour has questioned whether the visibility splay required can be achieved as they believe they own the land directly in front of their property, however the LCC County Surveyor has confirmed that it can be achieved as the visibility splay of 215m measured 2.4m back from the edge of the carriageway will be across an area of verge is under LCC control.

The Environmental Health Officer notes that the existing chemical toilet disposal facility appears to be satisfactory for the existing rally and Caravan and Camping Club certified location usage, and he does not envisage the additional proposed touring pitches to cause a problem with this facility. In addition, the expanded toilet and shower facility with existing septic tank arrangement appears to have been checked by both Building Control and United Utilities, and found to be satisfactory, however the Operator will have to demonstrate duty of care for the trade waste arising from the proposed site should the application be approved.

Finally, the Policy notes that any proposal must included a close period in winter months of not less than eight weeks, however the application form states that the applicant wishes it to be open all year. Touring site pitches are restricted when they can be used, which would be a separate application to this Planning Application, but they would generally not be open for 12 months per year. As such, it is proposed that should permission be granted, the use of the hard standings shall be restricted to between the 1st of March and the 31st of October, and shall be used for the siting of touring caravans for holiday accommodation only and under no circumstances whatsoever shall they be used for the occupation of a caravan for a person's primary residence.
With regards to the retrospective proposal for the proposed lean-to vehicle store attached the existing workshop and the proposed meeting room on site, it must be noted that the visual impact of this scheme is considered negligible as the buildings are already there, however the lean-to building would look less conspicuous if painted in a darker colour. The main concern is with regards to the impact on the amenity of the neighbours due to the use of the meeting room. As noted by the Environmental Health Officer, the Meeting Room will require a separate Premises Licence for "regulated entertainment" as defined by the Licensing Act 2003 namely dancing, the playing of live and recorded music, karaoke, etc. with a time limit placed upon such usage to safeguard local amenity. Subsequently, the Environmental Health Department will investigate any complaints regarding noise nuisance. As such, subject to the appropriate noise attenuation measures being carried out on the building and hours of use condition controlling the use of the building, the use of this building is considered to be acceptable.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
This permission shall be implemented in accordance with the proposals as amended by plans received on the 22 December 2009 and the 11th of March 2009.


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

2.
Notwithstanding the submitted details on the amended plan dated 11th of March 2009, the development hereby permitted shall not be commenced until further details of the landscaping of the site 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 commencement of the proposed development unless otherwise agreed by the Local Planning Authority, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority. This maintenance shall include the replacement of any tree or shrub, which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


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

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


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

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


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

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


The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 2.4m measured along the centre line of the proposed road from the continuation of the nearer edge of the carriageway of Preston Road to points measured 215m in each direction along the nearer edge of the carriageway of Preston Road, from the centre line of the access, and shall be constructed and maintained at verge level in accordance with a scheme to be agreed by the Local Planning Authority in conjunction with the Highway Authority.


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

6.
The proposed access from the site to Preston Road shall be constructed to a minimum width of 6.5m, and this width shall be maintained for a minimum distance of 25m measured back from the nearside edge of the carriageway.


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

7.
No part of the development, hereby approved, shall commence until a scheme for the construction of the site access and the off-site works of highway improvements has been submitted to, and approved by, the Local Planning Authority in consultation with the Highway Authority.


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

8.
The hard standings hereby approved shall be used for the siting of touring caravans for holiday accommodation only and under no circumstances whatsoever shall they be used for the occupation of a caravan for a person's primary residence. Use of the hard standings shall be limited to between the dates of 1st March to 31st of October with none of the hard standings being occupied outside these dates.


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

9.
The use of the proposed meeting room in accordance with this permission shall be restricted to the hours between 0900 to 2200 Monday to Thursday, between 0900 to 2300 Friday to Saturday and between 1000 to 2200 on Sundays and bank holidays.


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

10.
This permission shall inure for the owner of Dale Hey Farm only, and the land in question shall not be sold as a separate unit.


REASON:  In order to comply with Policies G1, ENV3 and RT6 of the Local Plan. The division of the land into separately owned units could be injurious to the character of the area and to highway safety, and would required further consideration by the Local Planning Authority.

11.
No development approved by this permission shall be commenced until a scheme for the conveyance of foul drainage to a private treatment plant has been submitted to and approved by the Local Planning Authority.  No part of the development shall be brought into use until such treatment plant has been constructed and completed in accordance with the approved plans.


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

12.
Within four months from the date of this decision notice, the proposed lean-to vehicle store building shall be painted in a colour to be agreed in writing and approved by the Local Planning Authority.


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

NOTES

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

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


or

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


or


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


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

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

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

APPLICATION NO:
3/2009/0027/P
(GRID REF: SD 360503 437359)

CHANGE OF USE AT GROUND FLOOR LEVEL FROM OFFICES TO RETAIL AND CAFÉ, WITH A SINGLE STOREY REAR EXTENSION AND ERECTION OF COVERED CANOPY AT 16 BERRY LANE, LONGRIDGE, LANCASHIRE, PR3 3JA.

	TOWN COUNCIL:
	No objection providing it meets the necessary conservation restrictions.



	COUNTY SURVEYOR (LCC):
	No objection on highway safety grounds. The canopy over the highway is designed to appropriate standards and there is no impact on pedestrian access.



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

1. With the current economic climate, we feel that the proposed café/deli will have a serious impact on the sustainability of our business, and would result, ultimately, in job losses.


Proposal

The application seeks permission for the change of use of no. 16 Berry Lane from offices at ground and first floor, to a retail unit (A1) and a café unit (A3) at ground floor with the existing offices at first floor being slightly altered in terms of their layout. The proposal also seeks permission for a new glazed shop front for both units with a separate door to the first floor, and a slate covered, canopy over both entrances facing Berry Lane. Permission is also sought for the erection of a single storey extension to the side and rear of the property in order create kitchen and toilet facilities for each unit, as well as an extraction point for café unit. The applicant also requires the following opening hours for each specified use;

· Proposed A1 Use – 0845 to 1730 Monday to Saturday only (not including Sundays or Bank Holidays),
· Proposed A3 Use - 0830 to 1800 Monday to Saturday, and 1100 to 1600 on Sundays and Bank Holidays, and
· Existing A2 Use - 0830 to 1800 Monday to Saturday only (not including Sundays or Bank Holidays).
Site Location

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

Relevant History

3/1989/0518/P – Change of use from shop to dental surgery – Granted Conditionally.

3/1988/0682/P – Conversion of existing retail premises to two shops at ground floor with offices at first floor – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy S4 – Shopping Policies – Longridge and Whalley.

Policy ENV16 – Development within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

With regards to the principle of the development, Policies G1, G2 and S4 of the Districtwide Local Plan positively promote development of this type providing the development complies in regards to impact on residential amenity, visual amenity and highway safety, and as such, these are the main considerations with this application.

With respect to any potential impact on residential amenity, the adjoining property contains offices at first floor and Threshers at ground floor and as such, it is considered that the scheme will have no impact on nearby residential amenity. Having discussed the proposed extraction unit with the Environmental Health department, they have no objections subject to suitable conditions.

With regards to the visual impact of the proposal, we must consider the provisions of Policy ENV16 as the site lies within the Longridge Conservation Area. The main elements of this Policy are retention and enhancement. Given that the existing frontage to this property (a mixture of render and upvc windows) is not considered to be aesthetically pleasing, the modern/traditional style of the double shop front (Berry Lane has a mixture of differing shop fronts) combined with the proposed traditional period design canopy are considered to enhance the existing out of keeping building frontage on Berry Lane. The proposed plans show the ground floor shop windows to be in aluminium, however it is considered that more traditional timber openings would be more in keeping. The proposed rear extension will be constructed in materials to match the side and rear elevations and will be partially screened by an existing set of double gates that lead to the rear of the property. Bearing in mind the above, the scheme is considered to have an acceptable impact on the Conservation Area, and is therefore in compliance with Policies G1, S4 and ENV16 of the Local Plan.
With regards to any potential impact the proposal may have on highway safety the LCC County Surveyor has no objections on highway safety grounds, and notes that the canopy over the highway is designed to appropriate standards and there is no impact on pedestrian access.

Therefore, bearing in mind the above comments and whilst I am mindful of the comments from the nearby neighbours, given its location within an existing town centre of Longridge, I consider the scheme to now comply with the relevant policies, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The use of the ground floor A1 Use, in accordance with this permission, shall be restricted to the hours between 0800 to 1800 Monday to Saturday and there shall be no operation on Sundays or 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.

2.
The use of the ground floor A3 Use, in accordance with this permission, shall be restricted to the hours between 0800 to 1800 Monday to Saturday, and 1100 to 1600 on 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.

3.
The use of the first floor A2 Use, in accordance with this permission, shall be restricted to the hours between 0800 to 1800 Monday to Saturday and there shall be no operation on Sundays or 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.

4.
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.

5.
Notwithstanding the specification and details indicated on the submitted plans, the proposed new doorways and shop front at ground floor shall be constructed from timber, details of which shall be submitted to and approved in writing by the Local Planning Authority.


Reason: In order to protect the appearance of the Conservation Area in accordance with Policies G1 and ENV16 of the Local Plan.

6.
Prior to its erection, details of the colour of the frame of the proposed new canopy shall be submitted to and approved in writing by the Local Planning Authority.


Reason: In order to protect the appearance of the Conservation Area in accordance with Policies G1 and ENV16 of the Local Plan.

7.
Prior to its insertion, further details of the proposed extraction system shown on drawing no. 21C shall be submitted to and approved in writing by the Local Planning Authority.


Reason: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and in order to safeguard nearby residential amenities.

8.
This permission shall be implemented in accordance with the proposal as amended by letters and plans received on 18 February 2009, 27 February 2009 and 9 March 2009.


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

APPLICATION NO: 3/2009/0086/P
(GRID REF: SD 368996 434148)

RETROSPECTIVE APPLICATION FOR A SINGLE STOREY BUILDING TO ACCOMMODATE AN EQUIPMENT STORE AND SANCTUARY BUSINESS CENTRE AT THE SANCTUARY OF HEALING, DEWHURST ROAD, LANGHO

	PARISH COUNCIL:
	No observations.

	ADDITIONAL REPRESENTATIONS:
	One letter of support has been received for the proposed scheme, however one letter of objection has been received raising the following points:

· There does not appear to be a need for the building.

· The current use does not appear to be connected to the use of the main building.

· Only one garage door is functional.

· Too many windows.

· Does not fit in with then area.

· Increases the over-development of the site.


Proposal

The application seeks retrospective permission for the erection of a single storey building measuring 10.4m x 9.2m (a gross floor area of 95.68 sq.m.) x 6.5m high. Permission was granted for a ground maintenance store in March 2006, however the Applicant chose to expand the previously approved without consent hence the current application. The Agent notes that the building is divided internally to provide an equipment store and independent business centre. This is in order to isolate the commercial activity away from the main Sanctuary Building so that the healing process can be left in isolation. The building has been built in accordance with previously approved materials.

Site Location

The application site comprises a large detached building fronting Dewhurst Road, some 170m north of the Kemple View complex. The site is bordered by five dwellings to the west of the site and by playing fields to the east.

Relevant History

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

3/2005/1070/P - Amendments to planning permission 3/2004/1036 dated 14 January 2005, incorporating window changes, enclosed external staircase, walled gardens and parking allocation – Granted Conditionally.

3/2004/1036/P - Redevelopment of existing building to form health clinic - Granted Conditionally.

3/2000/0185/P – Conversion of redundant office building into new offices/admin centre with catering facilities including kitchen area extension for Kemple View – Granted Conditionally.

3/1996/0792/P – Change of Use from Vacant Office to Community Wildlife Centre retaining existing building - Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

The building/site to which the application relates was granted permission in 2004 for use as a health clinic, and subsequently in 2005 permission was granted for further alterations to this already approved scheme. This application seeks retrospective permission for the erection of a single storey building measuring 10.4m x 9.2m x 6.5m high, which is divided internally to provide an equipment store and independent business centre. Given that consent has been previously granted for a building in this location, the main issues to consider are any impact on residential or visual amenity.

With regards to the potential impact on the amenity of nearby residents, it is considered that due to the distance from the proposed unit (approx. 60m) and taking into account the existing screening provided by trees and other landscaping, 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. Indeed with regards to the materials used in the conversion, the building sits well in relation to the nearby building on the site.
In conclusion, whilst I am mindful of the comments from the objector, 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.
The use of the building in accordance with this permission shall be restricted to the hours between 0800 to 1800 Monday to Saturday only.


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

APPLICATION NO: 3/2009/0088
(GRID REF: SD 372394 435651)

DEMOLITION OF EXISTING TIMBER GARAGE AND TIMBER PORCH AT REAR OF THE PROPERTY. THE ERECTION OF A TWO STOREY EXTENSION TO SIDE AND SINGLE STOREY EXTENSIONS TO FRONT AND REAR OF THE PROPERTY AND ASSOCIATED WORKS AT 37 CALDER AVENUE, BILLINGTON.

	PARISH COUNCIL:
	No Objections.

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

· Not in-keeping with the look of the avenue creating a terracing effect.

· Concerns over the removal of the asbestos garage and lean-to building.

· The property would no longer remain affordable


Proposal

Permission is sought for the removal of the existing single garage to the side and porch to the rear with a two-storey side extension and single-storey extension to the rear providing a garage with kitchen, pantry, utility and cloakroom at ground floor level and a bedroom with en-suite at first floor level. Maximum dimensions of the proposal are 11.1m in length, projecting approx. 3.3m from the side of the property, with the single-storey element to the rear being approx. 6m in length, projecting approx. 3m from the rear with the proposal having a maximum height of approx. 6.5 metres. Materials to be used will match those of the existing property.  

Site Location

The proposal relates to a semi-detached property on Calder Avenue off Whalley Road within the settlement of Billington.

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 proposal is appropriate, would not dominate the existing building and as the extension would be set back approx. 500mm at first floor level and set down approx 200mm from the ridge it would provide some relief from the existing build line and would therefore satisfy the requirements of the Council’s SPG “Extensions and Alterations to Dwellings”. I am satisfied that the extension would be a subservient addition to the property, in-keeping with the street scene and therefore would not introduce a significant ‘terracing’ effect, as there are similar extensions on neighbouring properties.
With regards to any adverse impact on residential amenity as the proposal will not come forward of the existing buildline to the front elevation and the extension is predominantly single-storey to the rear any potential impact upon neighbouring residents will be minimal.

Whilst I note the concerns of a neighbouring resident with regards to the removal of the asbestos garage and porch this is not classed as a material consideration in the determination of this application.

The concern raised by a neighbouring resident with regards to the effect of the proposal upon the affordability of the property is a matter for the market to determine and again is not classed as a material consideration in the determination of this application.

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:
3/2009/0102/P
(GRID REF: 377544, 437334 SD) 

PROPOSED ERECTION OF A SINGLE STOREY REAR EXTENSION. REVISION OF PLANNING CONSENT 3/2008/0782 AT 121 WHALLEY ROAD, SABDEN.

	PARISH COUNCIL:
	No objections

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from each of the neighbouring properties.  They object to the proposal for the following reasons:

· The extended length would seriously affect the amount of natural light we now have.

· We would be left with a tunnelled approach to our property making our security aspects much less effective.

· There is a proposed extractor ventilator on the wall adjacent to the narrow gap between the properties which is not an location regarding efficiency and future access for service.

	
	· Concern regarding the extension being built up to the boundary line and that the space between buildings will preclude any access in the future.


Proposal

A revision is sought to a previously approved single storey extension at the rear of the property. Permission is now sought to increase the length of the extension by an additional 1.5 metres. The approved extension has maximum dimensions of approximately 5.5m x 4.3m x 3.4m to the ridgeline. Proposed materials will be blue slate roofing, natural stone to the gable elevation and side elevations in render. The extension will be positioned between a two storey projection on one side and a garage on the other.  

Currently there is an existing kitchen and porch extension that measures approximately 3.5m x 4.3m x 3.3m to the ridgeline which will be demolished to enable the development to take place.

Site Location

The property, a mid terrace, is located opposite Victoria Mill within Sabden Conservation Area. The row of terrace properties are defined as Buildings of Townscape Merit in the Sabden Conservation Area Appraisal, adopted April 2007.   Many of the properties have been extended at the rear.

Relevant History

3/2008/0782 – Erection of single storey rear extension. Approved.

3/2001/0586/P
 - Kitchen extension with bathroom. Approved.

Relevant Policies

Policy G1 – Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

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 residential amenity.

In terms of visual impact the scale, size and design of the proposals are acceptable and would not dominate the existing property or look out of character with the surrounding dwellings considering that the majority of properties have extended at the rear.  The materials proposed are considered suitable and will enhance the conservation area, as the blue slate tiles proposed will replace the polycarbonate roof that currently exists.

With regards to any adverse impact on neighbouring amenity I note the concerns of the neighbouring resident that the increase in length would affect the amount of natural light they receive.  The extension meets with the BRE guidelines as detailed in the SPG “Extensions and Alterations to Dwellings” and is therefore considered to be acceptable.  

Having regards to the neighbours objection regarding a tunnel approach being created to the neighbours property, whilst I note their concern, it is not uncommon on terrace properties to have extensions extending the entire width of the property, I consider it unreasonable to refuse the application on this ground particularly as the situation is made worse by the objectors own two storey projection.  The other objections raised are civil matters are dealt with under separate legislation outside of planning control.

Having regard for the above, I therefore recommend the application accordingly.
SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it adversely affect the setting of the Conservation Area. 

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.


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 ENV16 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance given the location of the property in a Conservation Area.

APPLICATION NO: 3/2009/0113/P                                         (GRID REF: 3855886 449610 SD) 

PROPOSED CONSERVATORY AT 2 HORTON LODGE, HORTON IN CRAVEN, NR SKIPTON

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

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of representation has been received objecting to the proposal raising the following questions and comments:

· Considers the design inappropriate with the use of glass and plastic.

· Visible from A59.

· Queries a summerhouse and other buildings as permitted development was removed on this site.  Also asks whether removal of permitted developments still apply.


Proposal

Permission is sought to construct a rear conservatory extension measuring approximately 2.8m x 5.8m x 3.5m.  The conservatory will be approximately 800mm above the eaves of the property. Materials will comprise of natural stone dwarf walls, white PVC frames with a glass roof.

Site Location

Horton Lodge is a development of seven properties at the former Coronation Hotel, Horton. Number 2 is one of the units accessed through the courtyard and the rear elevation of the property where the conservatory is proposed faces towards the A59 road. 

Relevant History

3/1998/0789/P – Change of use of the Coronation Public House to form 7 dwellings, garages, car parking and landscaping.  Approved with conditions removing permitted development rights.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

Matters for consideration on the determination of this application are the visual impact of the works and potential impact on neighbouring residential amenity.

Notwithstanding the opinion of the objector I consider that the visual impact is limited given  the scale, size and design of the proposed extension is appropriate.  The conservatory will be positioned in a recess, with a hipped roof and will not project further than the south facing gable. Materials will comprise of natural stone dwarf walls, white PVC frames with a glass roof. 

With regards to any adverse impact on residential amenity, the boundary treatment between the application site and the neighbouring dwelling, no. 3, is well established so will not adversely affect the amenity of those neighbours.

I note the comments of the objector regarding the unauthorised structures that have been erected at some of the properties on the site and this is currently being examined.

Having regard for 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 represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside nor would it have a significantly detrimental impact on nearby residential amenity.

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".

APPLICATION NO:
3/2009/0115
(GRID REF: SD 379130 446781)

SITING OF A PORTABLE TOILET TO BE LOCKED UP AT NIGHT AT THE STATIC ROADSIDE UNIT, A59, SAWLEY BROW, CLITHEROE

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

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from nearby residents who wish to raise the following:

· Should planning permission be granted I request that the portable toilet facility be located close to the westerly elevation of the catering unit.

· The permanency of the catering unit and whether it has received planning consent.


Proposal

Permission is sought for the siting of a portable toilet to the westerly elevation of an existing catering unit sited on the grass verge of a lay-by on the A59, Sawley Brow. The portable toilet will be screened from view by larchlap type fence panels and will be used for owner and customer use only.

Site Location

The proposal relates to the existing catering unit on the A59, Sawley Brow.

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Environmental, AONB, Human Rights and Other Issues

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

In terms of visual impact and with regards to the comments made by a neighbouring resident the plans have been amended so that the portable toilet will be sited on the westerly elevation of the existing catering unit. As such, I consider that on approach to the unit from a westerly direction, the portable toilet (with fence panel screening), will be screened by the existing trees and shrubbery on the verge.

With regards to the issue of permanence of the existing catering unit this is currently being looked into.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1. 
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 13th March 2009.


REASON: For the avoidance of doubt since the proposal was the subject of agreed amendments and in accordance with Policy G1 of the Districtwide Local Plan.

2.
Before the siting of the portable toilet further details of the fencing including dimensions, type and colour shall have been submitted to 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 tPolicy G1 of the Districtwide Local Plan.

APPLICATION NO:
3/2009/0127
(GRID REF: SD 373269  436090)

CHANGE OF USE OF GROUND FLOOR OFFICE TO USE AS A TAXI BOOKING OFFICE AT UNIT 6A ABBEY WORKS, BACK KING STREET, WHALLEY

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

1.
The proposal is only for a booking office yet observations of similar practice in Whalley suggest that potential clients will gravitate to the office. Back King Street is unlit with no footpath, consequently additional pedestrian presence is not appropriate at this venue.

2.
Parking space is limited and is not sufficient for the proposed usage.

	
	3.
The road to exit the premises onto King Street is unmade and unmarked with attendant road safety concerns. This constitutes additional safety to pedestrians as noted in (1)

4.
Concerns have been expressed by the community regarding on street parking and traffic congestion in the centre of Whalley. This proposal will add to these problems.

5.
Councillors remain dubious to the claims that the business will cease trading at midnight and at 2300hrs on Sundays. Noise and disturbance after midnight is not acceptable.



	COUNTY SURVEYOR:
	Verbally confirmed no objections to the use of the premises as a taxi booking office only.



	ADDITIONAL REPRESENTATIONS:
	Four letters of objection have been received from nearby residents who wish to raise the following concerns:

· Increased traffic to and from the site;

· Taxi clients entering and leaving the site creating litter and an increased security risk;

· Noise disturbance, particularly in the evening from the cars, taxi operators and the public;

· Potential loss of parking space to the rear of a residential property;

· Devaluation of property;

· That the hours of operation may be increased.


Proposal

Permission is sought to change the use of Unit 6A Abbey Works to a taxi booking office. Hours of opening will be 08:00 to 24:00 Monday to Sunday and 08:00 to 23:00 Sunday and Bank Holidays with parking provision to the north of the unit.

Site Location

Unit 6A is a small ground floor office towards the eastern end of a larger unit to the back of King Street Whalley. Access to the site is via a side street to the western side of King Street opposite Whalley Surgery and Car Park. 

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy ENV16 – Development Within Conservation Areas

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the effects of the proposal upon residential amenity and the potential impact on highway safety.

I note the concerns of neighbouring residents with regards to potential increased noise disturbance particularly from the public entering and leaving the site to book a taxi and the additional impact of litter and reduced security.

The applicant has confirmed in writing that the premises will be used as a taxi booking office only without the provision for the public to visit the premises, however I consider that an appropriate condition is placed to ensure that the premises are to remain as a taxi booking office only.

With regards to the increase in traffic to the site, as the use of the premises is for a taxi booking office only I do not consider that any increase in traffic to and from the site will be significant as to warrant refusal or have a detrimental impact upon neighbouring residential amenity or the significant loss of parking space. The applicant has identified in the application that parking provision will be situated to the north of the main unit and that two cars are proposed to run from the site. The County Surveyor has also verbally confirmed that he has no objections to the office being used as a taxi booking office only.

With regards to the applicant requesting increased hours of use on the back of this application being approved, the applicant would need to submit a further planning application which would be determined on its own merits.

With regards to devaluation of property this is not classed as a material consideration in the determination of this application.

Therefore, having regard to all the above I am of the opinion that the proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse impact on highway safety.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The use of this building shall be as a taxi booking office only and there shall be no provision for the general public to book a taxi from the office.


REASON: In order to safeguard neighbouring residential amenity in accordance with Policy G1 of the Districtwide Local Plan.

APPLICATION NO:
3/2009/0131/P
(GRID REF: SD 374274, 444395) 

PROPOSED ALTERATIONS TO BOUNDARY WALL AND ADDITION OF METAL RAILINGS (RETROSPECTIVE) AT LYNNWOOD HOUSE, CLITHEROE ROAD, WEST BRADFORD.

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

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Further to a previous Application, 3/2008/0538, the applicant has removed the section of fencing that impeded visibility for his neighbour. Following the removal of this short return, visibility will be through an open length of fencing and is not detrimental to highway safety. 

In addition, the applicant has agreed to remove planting to the north side of the entrance that acted to mask the visibility of approaching pedestrians or vehicles. Further to this, I examined the approach of vehicles and pedestrians to ensure that the pattern of bars within the fence did not act to obstruct visibility to the north side of the access. I am satisfied that the visibility from 2.4m back from the carriageway edge is consistent with achieved at similar locations within West Bradford and does not act against the safety of road users.



	ADDITIONAL REPRESENTATIONS:
	One letter of representation has been received from a neighbour adjacent to the property objecting to the proposal for the following reasons:

1. This appears to be a retrospective application.


Given that the Council rejected the applicant’s previous application 3/2008/0538, I find it inconceivable that he has undertaken some of the works contained therein only now to lodge an application to retrospectively cover the same. Surely this perpetuates a flagrant disregard of the law and planning procedures.



	
	2. Concerns over access arrangement to adjacent property.  Egress from the objectors own property onto Clitheroe Road is by a narrow (2.5 metre) driveway. Emergence from this driveway is immediate onto the road as there is no intervening pavement or similar. Prior to the unauthorised work carried out to the applicant’s wall, viewing and line-of-sight on pedestrian or vehicular egress was, at best, only reasonable. Since the introduction of the metal railings there is a 1.5 to 1.85 metre wall – part stone, part metal railing, on the property’s Eastern boundary from the North corner of the driveway/ road junction.  This has endangered viewing significantly more difficult thus presenting an undoubted hazard to highway safety. 



	
	The use of metal railing as the top half of this wall has not achieved improved viewing or line-of-sight as the positional angle of the railing presents a ‘solid’ form and so extends the effective height of what was the existing wall.

3.
The removal of a 30 inch section of oblique railing is utterly insignificant to any lessening of the hazards imposed by the circumstances described.


Proposal

This is a retrospective application to authorise railings that have been erected on the boundary wall of Lynnwood House. The application also seeks permission to raise a section of wall approximately 3.3 metres in length, which is nearest to the house.  The wall will be raised from 600mm to approximately 1.4 metres high with railings above.  The railings add an additional 600mm to the overall height.
Site Location

The application relates to a large detached dwelling in a prominent position within West Bradford village.  Part of the village is situated in the Forest of Bowland Area of Outstanding Natural Beauty; however, this property is situated in Open Countryside, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998).  

Relevant History

3/2008/0915/P - Proposed alterations to boundary wall and addition of metal railings. Resubmission. Refused.

3/2008/0538/P - Proposed Garden Room and alterations to boundary wall. Refused.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

The main considerations in the determination of the planning application are the impact of the works on the visual amenities of the area and the impact on highway safety.

With regard to the visual impact of the proposals, prior to the works being carried out, the property contributed to the openness of the street scene, with low boundary walls surrounding the large garden area at the front of the property. Whilst the railings are not typical of this area it is considered that they provide no significant barrier to the open aspect of the property. 
With regards to the highway issues raised by the objector, the County Surveyor is satisfied that the fence, as amended, does not adversely affect the safety of road users. Therefore bearing in mind the above comments and whilst I am mindful of the points made by the neighbour I consider the scheme to comply with relevant policies and as such recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use

have an adverse impact on highway safety.

RECOMMENDATION: That planning permission be GRANTED.

D 
APPLICATIONS ON WHICH COMMITTEE 'DEFER' THEIR APPROVAL SUBJECT TO WORK 'DELEGATED' TO THE DIRECTOR OF DEVELOPMENT SERVICES BEING SATISFACTORILY COMPLETED:

APPLICATION NO:  3/2007/0694/P
(GRID REF: SD 376568 443542)

PROPOSED RELOCATION OF AQUATICS BUILDING AND RELOCATION OF SECURITY FENCING AT SHACKLETON’S GARDEN CENTRE, CLITHEROE ROAD, CHATBURN 

	PARISH COUNCIL:
	No observations other than concern about the proposed security fencing.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	On the basis of the revised plans which show the provision of 5 parking spaces, raises no objection.  The amended plans indicate the provision of additional car parking adjacent to the proposed aquatic building with the footprint of the building presently used for retail purposes and the parking provided being in addition to that already available on site.

In view of the additional parking provision I have no objection to this proposal on highway safety grounds.  However it remains my contention that there should be no additional space given over to retail sales within this site at the expense of the existing parking area, as this would present the very real prospect of on-street parking along the development frontage on Clitheroe Road.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No comments received.


Proposal

This application details the erection of a detached aquatics building having overall approximate dimensions of 13.6m x 15.4m (18.4m including overhang) x 5.6m to the apex of its pitch.  The construction materials will be random stonework under a metal profile roof with there being a central glazed frontage to the northern gable that will face onto the car park area.  The building is to be set to the rear of the existing buildings on site with a proposed area of outdoor fish tanks to its immediate east thereby filling the area between the new building and existing eastern site boundary.  A new palisade fence is shown to separate the outdoor fish tanks from the car park approximately 2m in height.  As revised the plans show the provision of 5 parking spaces.

Site Location

The building would be set on land between the existing buildings and site’s rear boundary fence.  The garden centre itself is located outside any defined settlement limit lying within land designated open countryside.

Relevant History

3/2007/1070/P – Removal of existing polytunnels and replace with portal frame indoor retail and external covered retail areas.  Approved with conditions 3 October 2008.

3/2007/0329/P – Replacement and extension of aquatics building and installation of two fire doors in replacement building.  Approved under 3/2005/1034/P.  Approved with conditions 20 July 2007.

3/2005/1034/P – Replacement 7 bay polytunnel with larger permanent building and alterations to conservatory.  Resubmission.  Approved with conditions 1 August 2006.

3/2005/1000/P – Increase range of goods for sale to include home ware, gifts and indoor fish (retrospective).  Deferred and delegated for approval subject to satisfactory completion of a Section 106 – included elsewhere in this agenda.

3/2005/0999/P – Use of café as restaurant (retrospective).  Deferred and delegated for approval subject to satisfactory completion of a Section 106 Agreement – included elsewhere in this agenda.

3/2005/0998/P – Modification of condition 4 on planning consent 3/99/0399/P – To allow the opening of the garden centre to 8pm on Thursdays and Fridays.  Approved with conditions 7 February 2006.

3/2005/0508/P – Proposed replacement of 7 bay polytunnel with larger permanent building, alterations to conservatory, extension of car park into a growing on area and replacement of the car park with a growing on area.  Refused 27 October 2005.

3/2004/0059/P – Extension to shop, display area and open sided covered area and extension of existing conservatory (resubmission).  Approved with conditions 4 March 2000.

3/2003/0802/P – New shop display area.  Open sided covered area and extension to existing conservatory.  Approved with conditions 31 October 2003.

3/2003/0098/P – Change of use of agricultural land to provide additional parking, turning circle and growing on area for garden centre, creation of two new accesses, rerouting of footpath.  Approved with conditions 10 June 2003.

3/2002/0831/P – Erection of two polytunnels with stone front elevation.  Approved with conditions 26 November 2002.

3/2000/0554/P – New polytunnel replacing existing greenhouse (phase 2).  Approved with conditions 6 September 2000.

3/2000/0551/P – New polytunnel replacing existing greenhouse (phase 1).  Approved with conditions 6 September 2000.

3/1999/0399/P – New garden centre building, change of use of site from nursery to garden centre.  Approved with conditions and subject to a Section 106 Agreement 18 September 2000.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP8 - Extensions/Expansions of Existing Firms.

Environmental, AONB, Human Rights and Other Issues

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

In terms of the principle of development, this is an established business albeit located outside any defined settlement limit with the building and outdoor fish tanks proposed on land that is already within the previously approved overall site boundary.  The land in question was originally to form overspill parking under the 3/2003/0098/P approval and under subsequent applications, namely 3/2005/0508/P and 3/2005/1034/P was shown as an area of hardcore between the car park and security fence that bounded the outdoor sales area to its south.  Thus this scheme would mean an increase in the extent of the site area used for sales but this in itself would not be contrary to policy.  The important consideration, given the history of the site and its location within open countryside, is the need to control the overall usage of the site to maintain its garden centre status and not allow unfettered A1 retail usage to become an over dominant element on the site.  A report elsewhere in this agenda outlines discussions that have been ongoing regarding the restriction of sales on this site and provides a draft Section 106 Agreement that it is felt would provide adequate safeguards to ensure the dominant element of sales on site are those associated with garden centre goods.  The proposed building here would accommodate indoor and outdoor aquatics which I am of the opinion would fall under the umbrella of general A1 retail use (outdoor aquatics would be deemed a garden centre good, whereas indoor aquatics is not easily categorised and thus an acceptance of more general A1 use is considered an appropriate approach to this building).

As the report covering the site’s overall usage with its associated draft Section 106 outlines the use of this building for more general A1 use appropriate, the remaining considerations are therefore visual impact and highway safety.

In terms of the visual impact of the scheme the building has been designed to reflect the character and appearance of other structures on site.  The elevation that fronts onto the car park would have a central glazed section with random stone walls to either side under a canopy which I do not believe would appear unduly prominent.  I am mindful that this building set to the rear of the site would have a higher ridge than the other buildings on site but do not consider it would be an over dominant structure.  Thus in visual terms, I am satisfied the scheme would not prove significantly detrimental to the visual amenities of the area.

Members will note from the observations of the County Surveyor that the revision of the plan to accommodate five parking spaces has meant that there is now no objection to this development on highway safety grounds.

Therefore having carefully considered all the above, I am of the opinion that subject to the satisfactory completion of a Section 106 Agreement to control the actual sales from the overall site and in particular a mechanism to ensure that this building remains as part of the overall garden centre site, ie not sub-divided, this scheme 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 or be to the detriment of highway safety.

RECOMMENDATION: That Committee be minded to approve the application subject to the following conditions and DEFER AND DELEGATE to the Director of Development Services subject to the satisfactory completion of a Section 106 Agreement to limit sales and prevent future sub-division of the site.

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 19 December 2008 which detail the provision of 5 additional car parking spaces to the east of the building.


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

2.
This permission shall relate to the Section 106 Agreement dated …. which restricts the extent of the retail use on site and ensures this building does not operate independently from primary use as a garden centre.


REASON: For the avoidance of doubt as the proposal has been the subject of a Section 106 Agreement.

APPLICATION NO:
3/2008/0878/P
(GRID REF: SD 375444 443028)

PROPOSED OUTLINE APPLICATION FOR A RESIDENTIAL DEVELOPMENT, OPEN SPACE, ROADS, ACCESS AND RELATED INFRASTRUCTURE AT CLITHEROE HOSPITAL, CHATBURN ROAD, CLITHEROE 

	TOWN COUNCIL:
	No objections.



	ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):
	I have no objections to this application on highway safety grounds.

On the basis of the information provided, there is no reason to anticipate that traffic generated from within the residential development will have a significant detrimental impact on the capacity and safe operation of the immediate local highway infrastructure. All roads and junctions in the immediate vicinity of the development are operating comfortably within their capacity and can accommodate the levels of traffic envisaged

as a result of this application Furthermore, there is no reason to anticipate that the development of the adjacent site, to provide a new health facility, will have any wider impact on highway activity that would interfere with the safe and efficient operation of the access to this site Further highway comments in relation to the parking provisions and parking layout will follow the submission of a more detailed site plan.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I would recommend extending the 30mph Speed Limit from the existing transition point to the east of Green Lane to the Pimlico Link Road roundabout. This is consistent with recent speed surveys and including the accesses to both the residential and medical developments within the lower limit would enhance road safety for all road users The site is accessible on foot from the town centre and from adjacent scheduled bus stops on Chatburn Road. The existing infrastructure also supports access by cycle from the town, nearby villages and the Lancashire Cycle Route. A number of scheduled bus services are situated close to the proposed site entrance on Chatburn Road.



	
	Improvements to the existing facilities, in terms of both the level of service and the street furniture, could be achieved. This would enhance the overall service and encourage greater uptake of the public transport mode to this site. However, there are a number of additional measures that would benefit highway safety and would look to be funded from by the Applicant through a Section 106 Agreement I have identified specific highway items that would require an appropriate Developer Transport Contributions in the region £40,000.



	
	1. 
The introduction of a 30mph Speed Limit on Chatburn Road, extending from the existing transition point to the east of Green Drive for a distance of approximately 420m in an easterly direction to the roundabout at Pimlico Link Road.

2. 
Interactive signing on Chatburn Road at the new Speed Limit transition point identified above, in order to reinforce the 30mph Speed Limit.

3. 
There have been no collisions involving personal injury during the last five years, 31 August 2003 to 1 September 2008, within 50m of the vehicular access to the site Therefore, no physical highway engineering works are proposed on the immediate approaches from Chatburn Road.

4. No part of the development hereby approved shall commence until a scheme for the construction of the site access and the off-site works of highway improvement has been submitted to and approved by the Local Planning Authority in consultation with the Highway Authority. This is in order to satisfy the Local Planning Authority and Highway Authority that the final details of the highway scheme/works are acceptable before work commences on site.

	
	5. 
The grant of planning permission will require the applicant to enter into an appropriate Legal Agreement, with the County Council as Highway Authority. The Highway Authority hereby reserved the right to provide the highway works within the highway associated with this proposal Provision of the highway works includes design, procurement of the work by contract and supervision of the works. The applicant should be advised to contact the Executive Director at PO Box 9, Guild House, Cross Street, Preston PR1 8RD in the first instance to ascertain the details of such an agreement and the information be provided.

	
	6 
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.

	ENVIRONMENT

DIRECTORATE

(COUNTY Archaeologist):
	Initially expressed no objections subject to a condition requiring the implementation of a programme of building, recording and analysis.  

In a second letter, however, the County Archaeologist refers to an objection by the Victorian Society to the demolition of the Clitheroe Union Workhouse on the grounds that the workhouse and infirmary are of some significance due to the positive contribution they make to the character and appearance of the area, as the significant work of a respected local firm of architects, and as a fine example of the then principles of late Victorian workhouse design.  In the light of this, the County Archaeologist withdraws his initial comments and adds his support to the Victorian Society’s recommendation that the application be refused.



	
	Should the Borough Council, however, consider that they are minded to grant planning permission for this or any other scheme, then it is requested that the County Archaeologist be contacted in writing outlining the reasons for the Borough Council's position.  At that point the Archaeology Service will then form an opinion as to how best to proceed in addressing the archaeological issues, and consider the need for any work that may be required as a condition.



	PLANNING OBLIGATIONS OFFICER (LCC):
	The likely contribution request based on the Policy Paper ‘Planning Obligations in Lancashire’ is summarised as follows:

1.
Education.  Sufficient primary school places in the area, therefore no contributions sought for this sector.  However, there is currently no surplus of places in the secondary schools in the area.  The development could potentially yield 14 secondary age pupils.  If all the units were completed during the year in which the County Council numbers on roll is expected to be at its highest (2010) there would be no surplus capacity in the local schools and the contribution would be sought in respect of the full potential yield of 14 pupils.  This would equate to £245,637.  If the developer provides further details this figure could be re-considered.  



	
	2.
Transport.  Reiterates the points made by the County Surveyor which equates to a developer contribution of approximately £40,000.



	
	3.
	Waste Management.  Based upon the Policy Paper methodology for Waste Management the request would be for a developer contribution of £25,920.



	
	4.
	Youth & Community.  A contribution of £35,640 to enhance the facilities at the Trinity Youth & Community Centre to provide a warm welcoming facility for the young people on this new development.  

	
	
	

	UNITED UTILITIES:
	No objections provided the site is drained on a separate system with only foul drainage connected in the foul sewer.  Surface water should discharge to the watercourse/soakaway/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, we may require the flow to be attenuated to a maximum discharge rate determined by United Utilities.



	
	United Utilities also refers to a number of advice notes for the applicants but says that these have been copied to the agent.  

	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the Victorian Society who say that they have no objection to the relocation of the hospital, nor to some development within the grounds of the former workhouse, but they consider the demolition of the historic buildings to be damaging, wasteful and unnecessary and therefore wish to state their strong objection to the application.  



	
	The Victoria Society says that the former workhouse and infirmary, constructed between 1870 and 1874, are significant:

· For their intrinsic architectural value as a simple but attractive Italianate buildings which makes a positive contribution to the character and appearance of the area;

· As the work of a respected local firm of architects (JJ Bradshaw of the renowned Bolton architects practice Bradshaw, Gass and Hope);

· As an example of Victorian workhouse and infirmary complex built according to current principles of workhouse design.

	
	The Society considers the proposed buildings to be architecturally bland and lacking the quality, interest and detail of the existing building.  They consider that the former workhouse is eminently re-usable and can see no reason why the existing buildings could not be converted into residential use.



	
	While this building may not currently be listed or included in a Conservation Area, it is undoubtedly of architectural and historic interest and the loss of such a building should be strongly resisted.



	
	A letter has been received from Clitheroe Civic Society who strongly object to the demolition of the current hospital building referring to its architectural and historic importance to support their objection.  The Civic Society considers that the building should be retained and converted into apartments.  They say that to retain and adapt the original workhouse building would also be adhering to good sustainable design principles in reusing the existing energy tied up in the structure and fabric which will be lost if demolished and will require additional resources to replace with new.  The rest of the cleared site could be used for new build.  



	
	A letter has been received from the Friends of Clitheroe Community Hospital who fully support the provision of a new purpose built facility but have concerns about the proposal to totally demolish the existing building.  They consider that the front part of the building, the original workhouse, which is the section that ‘presents its face to the community’ would be suitable for conversion to apartments.  



	
	32 letters have been received from local residents who object to the application for reasons that are summarised as follows:



	
	1.
	The existing building is of significant architectural and historic interest and is an important part of Clitheroe’s heritage.  It should therefore be retained rather than demolished.  The front part of the building, at least, should be retained and converted into apartments.  English Heritage should be requested to list the building without delay to give it statutory protection for future generations.



	
	2.
	The trees at the front of the building should be retained.



	
	3.
	The conversion of the existing building into low cost apartments would enable young families who want to live in Clitheroe to do so rather than having to move elsewhere because of a lack of low cost accommodation in the town. 



	
	4.
	The site is not suitable for residential development as it is remote from community facilities and is adjacent to business and industrial premises.  



	
	5.
	The scale and function of existing and proposed buildings immediately adjacent to the proposed housing development (including the 12m high 6000m2 new health facility) are incompatible with residential use.  



	
	6.
	The Council's previously adopted and successful practice of separating employment areas from residential areas with essential open space would be contravened.



	
	7.
	There is inadequate evidence of the impact of the proposed development on local traffic levels.  



	
	8.
	In approving application 3/2008/0877/P the Council considered that the new health facility was appropriately located adjoining existing industrial and employment uses.  It therefore follows that the land adjacent to the new hospital should also be designated for industrial/employment use rather than residential development.  This would cluster these functions and leave them separate from residential areas in accordance with basic town planning principles. 


Proposal

The application seeks outline permission for a development of 52 houses following the demolition of the existing hospital buildings.  Although the application can be considered on its own merits, it is related to the full planning permission (3/2008/0877/P) granted subject to conditions by the Planning and Development Committee on 15 January 2009 for new health facilities in a three storey building with access and car parking on land to the east of the existing hospital site.

The proposed development comprises a mixture of 2, 3 and 4 bedroomed detached, semi detached and terraced houses and ranging from 2, 2.5 and 3 storeys high.

Access would be from Chatburn Road utilising the existing western access road to the hospital with junction improvements for sight lines at the entrance.  The existing mature trees and lawns at the Chatburn Road frontage of the site would be retained as public open space.  Directly behind the public open space the houses would face Chatburn Road.  The houses on the western side of the site would have rear gardens adjoining open fields.  On the southern side, longer rear gardens would separate the dwellings from the adjacent Deanfield Industrial Estate.  On the eastern part of the site the gables of the end houses of two rows of terraced properties would face the eastern boundary in order to act as a barrier to possible sounds from the proposed new health facility.

Each property would have its own integral garage and/or parking spaces.  

External materials are not specified in this outline application, but it is stated in the Design and Access Statement that consideration would be given to a mix of materials, some of which would be contemporary although they would reflect the external materials used widely in the locality.  

Site Location

The site, which has an area of approximately 2 hectares, comprises the existing hospital buildings, with adjacent tarmac parking areas with surrounding areas of lawns, and is bounded by existing hedges and mature trees.  

The site is on the south side of Chatburn Road and is adjoined to the west by open fields (with dwellings immediately beyond) to the east by the Deanfield Industrial Estate and to the north by the site of the recently approved new hospital.  

The site is within the settlement boundary of Clitheroe as defined in the adopted Local Plan.  

Relevant History

3/2008/0877/P – New health facilities comprising three storey building, car park and access on land adjacent to this application site.  Approved subject to conditions.

Although there have been numerous applications for extensions and alterations etc to the existing hospital building, none are considered to be of any relevance to this current application.  

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV7 - Species Protection.

Policy H19 - Affordable Housing - Large Developments and Main Settlements.

Policy H21 - Affordable Housing - Information Needed.

RSS Policy DP1 – Spatial Principles.

RSS Policy DP7 – Environmental Quality.

RSS Policy L4 – Regional Housing Provision.

RSS Policy L5 – Affordable Housing.

PPS1 – Delivering Sustainable Development.

PPS3 – Housing.

PPS22 – Renewables.

PPS23 – Development of Land affected by Contamination.

PPS25 – Development and Flood Risk.

PPG13 – Transport.

PPG24 – Planning and Noise.

Environmental, AONB, Human Rights and Other Issues

There are numerous key issues to be considered in the determination of this application which are discussed below under appropriate sub-headings.  

The demolition of the existing hospital

Of the letters of objection received from members of the public, the vast majority only objected to the proposed demolition of the existing building, with no objections raised to the principle of residential development on this site or to any other detailed aspect of the proposal.  

The building is not listed, but many consider it to be of architectural and historic interest and an important part of the heritage of Clitheroe.  English Heritage, however, has considered an application to list the building since the receipt of this planning application.  The following is an extract from a letter dated 2 February 2009 from English Heritage to the Council:

The Secretary of State, after consulting English Heritage, the Government’s statutory advisor has decided not to add the above building to the list. 

Clitheroe Community Hospital is not designated for the following principle reasons:

· The former workhouse, hospital block and surviving original outbuildings have been executed in a relatively modest architectural style.

· The former workhouse is a late example of a ‘corridor type’ workhouse and as such it does not display any innovative or historical developments in its construction. 

· The addition of somewhat brutal lift shafts to both of the main buildings has significantly compromised the aesthetic appeal of the respective elevations of these buildings, whilst other additions to the rear of the former workhouse have further compromised its original plan.

· Demolition of some original buildings and the construction of modern healthcare buildings and link corridors has significantly altered the original layout of the workhouse complex.

It therefore is not of sufficient special architectural or historic interest to merit listing.

In view of this decision by English Heritage, I do not consider that any decision to refuse the application because of the demolition of the existing building would be sustainable.  

Suitability of the site for housing development 

There are two issues to be discussed under this sub-heading.  Firstly, the location of the site needs to be considered in Policy terms.  As Members are aware, the Council has been operating a policy of housing restraint in recent times given the over supply of housing in the Borough when measured against a target set in Policy 12 of the Joint Lancashire Structure Plan 2001-2016 which has now been superseded by the Regional Spatial Strategy.  As a result, and in accordance with Policy L4 of the RSS, proposals will be acceptable in principle providing they comply with the limits of the development as identified in the saved settlement hierarchy of the Districtwide Local Plan.  

As a site within the settlement boundary of Clitheroe, saved Policy G2 of the Local Plan is applicable to this application.  This policy states that new developments will be mainly directed towards land within the main settlement boundaries.  With regards to Clitheroe it states, specifically, that the scale of development that will be approved, is ‘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 brownfield site wholly within the settlement boundary, I consider that the proposal represents appropriate consolidation and rounding off development.  Although the site is towards the north eastern edge of the settlement boundary, it is within walking distance of the town centre and is on a bus route.  In my opinion, the use of the site for housing represents a sustainable form of development.  

The second issue under this sub-heading (which relates to a matter raised by a local resident) concerns the proximity of the site to the existing Deanfield Industrial Estate and the proposed new hospital.  A comprehensive Noise Impact Assessment has been submitted with the application and the proposed layout of the development also pays regard to the adjoining roads and land uses. 

With regards to the layout, all the houses are set back from Chatburn Road through the retention of trees and public open space area on the front part of the site.  The houses on the eastern part of the site are orientated so that only the gable elevations of two properties adjoin the boundary with the new hospital site.  On the southern part of the site, adjoining the Deanfield Industrial Estate, the properties generally have longer rear gardens.  it is also relevant to note that the adjoining industrial units are subject to conditions stating that they can be used only for uses within Class B1 (offices, light industry and research of development) of the Use Classes Order 1987.  By definition, these are uses that could be carried out in a residential area without undue harm to the amenities of nearby residents.

In order to further protect the residents from noise nuisance, the Noise Impact Assessment details a number of mitigation measures (such as ventilation measures on certain plots to avoid the need for windows to be opened and acoustic fences in a number of specified positions) that can be required by an appropriate condition in the event that planning permission is granted.  Overall, I therefore consider that the site is appropriate for residential development both in principle and with regards to detailed considerations.  

Affordable housing

Saved Policy H19 of the Local Plan states that, in main settlements (including Clitheroe) affordable housing to meet a clearly identified need will be achieved by negotiation for the inclusion of a proportion of affordable housing in all new planning permissions.  

A draft Section 106 Agreement submitted with this application states that ‘not less than 20% (rounded down to the nearest whole number) of the total number of residential units permitted by the planning permission shall be affordable housing units’.  This equates to ten units.  It is further stated that, of the affordable units, not more than 20% (rounded down to the nearest whole number) shall be required to the available rented accommodation.  This equates to two rental units.  Members will be aware of the housing memorandum which is the subject of consultation which seeks a provision of 51% affordable on such sites, however, the document does suggest sites need to be amended having regard to other material considerations including the viability of the scheme.

A viability assessment provided by the applicant in connection with the affordable housing issue has been assessed by the District Valuer, who has concluded that ‘the Developer’s appraisal is considered fair and reasonable, taken overall, and, therefore, under the current market conditions the proposed offer on affordable housing units is reasonable, based on this economic test of viability’. 

The District Valuer points out, however, that the assessment has been carried out in a period where housing values are falling, and where there are consequential effects on residential development viability, and that it is likely that this situation may change over a reasonable period of time, such that he would recommend that the assessment should be reviewed if the development has not been substantially carried out within one year of the planning permission being granted.  This need for re-assessment (which should be at the applicant’s expense) could be a clause built into any Section 106 Agreement.  

Subject to such an Agreement, it is considered that the proposal is acceptable with regards to the proposed level of affordable housing to be provided within the development.  

Highway matters

It is evident from the consultation response of the County Surveyor that the proposal would cause no significant harm to highway safety subject to a number of conditions (including the submission for approval of a travel plan) and a developer contribution of £40,000 towards a number of specified highway projects.  This would form a part of a Section 106 Agreement.  

Protected species, landscape and visual amenity 

A report relating to a Comprehensive Ecological Survey and Assessment (including surveys for protected species) was submitted with the application.  This has revealed that some of the buildings to be demolished may have been used as bat roosts.  A full method statement for mitigation is included within the report.   This includes a requirement for the roof removal and demolition works to be carried out carefully and at an appropriate time of year with a licensed bat worker to be present at critical times.  The construction of a purpose built bat roost within the site is also included in the submitted plans.  The requirement to obtain a licence from Natural England is also recognised within the report.  Subject to a condition requiring compliance with the findings of the report, I consider the proposal to be acceptable with regards to ecological considerations.  

With regards to landscaping and visual amenity, the submitted plans show the retention of the existing trees and hedges around the boundaries of the site, including those fronting Chatburn Road, the areas between which will also be retained as three areas of Public Open Space.  The view through the frontage trees and across the POS will be of the front elevations of dwellings.  I consider that this will present an attractive view into the site from Chatburn Road and consider, generally, that the application is acceptable from the viewpoint of visual amenity.  

Conclusion

Overall, subject to an appropriate Section 106 Agreement and a number of conditions, it is considered that this proposed development is acceptable in principle.  The Section 106 Agreement shall include reference to the level of developer’s contribution towards education, transport, waste management and youth community projects.  Its main content, however, will relate to the provision of an appropriate number of affordable housing units within the development, including a mechanism for review in the event that the development is not carried out for a number of years (in view of the difficulties/uncertainty caused by the current economic climate).  The Agreement shall detail the pricing of the properties, criteria of eligibility, details of a mechanism showing how the units are to be retained as affordable housing, including pricing, rental, occupancy and enforcement of occupancy.  The Agreement shall also give an undertaking that the applicant shall pay reasonable costs to the Council for any independent financial viability reports that might be necessary to assess the market viability.  

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development that would not adversely affect visual amenity, nearby residential amenity or highway safety.  

RECOMMENDATION: That Committee be MINDED TO APPROVE the application subject to the following conditions and therefore Defer and Delegate the decision to the Director of Development Services to await the satisfactory completion of a Section 106 Agreement in the terms outlined in the conclusion of this report.  

1.
Application for approval of reserved matters must be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates:

(a) The expiration of three years from the date of this permission; or

(b) The expiration of two years from the final approval of the reserved matters or, in the    
case of approval of different dates, the final approval of the last such matter to be 
approved.

2.
This outline planning permission should be read in conjunction with the Section 106 Agreement dated …..

REASON:  For the avoidance of doubt as the permission is subject to an Agreement.

3.
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.

4.
No part of the development hereby permitted in outline should be commenced until a scheme for the construction of the site access and off site works of highway improvement have been submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority.  This shall be implemented in accordance with a timescale to be agreed by the Local Planning Authority.


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

5.
Prior to the submission of any application for the approval of reserved matters, 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.  


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

6.
At least 10% of the energy supply of the development shall be secured from decentralized and renewable low carbon energy sources.  Details of a timetable of how this is to be achieved, including details of physical works on site, shall be submitted to and approved in writing by the Local Planning Authority.  The approved details shall be implemented in accordance with the approved timetable and retained as operational thereafter, unless otherwise agreed in writing by the Local Planning Authority.  


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

7.
The development hereby permitted in outline 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.

8.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified for retention in the approved landscaping details shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and tree details attached to this decision notice. 

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

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

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

REASON:  In order to ensure that any trees that are to be retained are afforded maximum physical protection from the adverse affects of development in order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan. 

9.
No works shall take place on the site until the applicant, or their agent, or successors in title, has secured the implementation of a programme of building recording and analysis.  This must be carried out in accordance with a written scheme of investigation which has first been submitted to and agreed in writing by the Local Planning Authority.


REASON:  To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the building and to comply with Policy ENV14 of the Ribble Valley Districtwide Local Plan.

10.
All works of demolition on the existing building shall be carried out in full compliance with the contents of the Ecological Survey and Assessment report dated September 2008 by the Environmental Research and Advisory Partnership that was submitted with the outline application. 


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.  

11.
The purpose built bat roost shown on the submitted application plans shall be erected to the satisfaction of the Local Planning Authority prior to the first occupation of any of the dwellings hereby approved in outline.  Thereafter, this bat roost shall be retained permanently to the satisfaction of the Local Planning Authority.


REASON:  To comply with Policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring that appropriate mitigation measures are implemented in respect of species protected by the Wildlife and Countryside Act 1981.  

12.
Any application for the approval of reserved matters shall include details of noise mitigation measures (such as ventilation measures on noise sensitive plots to avoid the need for windows to be opened and acoustic fences in appropriate locations).  The approved measures shall then be fully implemented prior to the first occupation of the dwellings to which they relate.


REASON: In order to provide a satisfactory level of amenity for the occupiers of the dwellings and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2009/0091/P
(GRID REF: SD 374247 441648) 

PROPOSED FREE STANDING CURVED ALUMINIUM SIGNS, SURFACE APPLIED FASCIA SIGN, SURFACE APPLIED SIGNS AND A FREE STANDING POLE FOR A BANNER SIGN, NUMBERING 14 IN TOTAL, INCLUDING A TEMPORARY BANNER SIGN TO THE PARK ENTRANCE AT CLITHEROE CASTLE, CASTLEGATE, CLITHEROE 

	TOWN COUNCIL:
	Object to application 3/2009/0090 and 0091 as the proposals will be in contravention of Policy ENV21 in that the cameras (sic) will be detrimental to this historic park.  

	
	
	

	LANCASHIRE COUNTY COUNCIL (HIGHWAYS):
	No objections on highway safety grounds.  

	
	

	LANCASHIRE COUNTY COUNCIL (ARCHAEOLOGY):
	The proposals have the potential to encounter further archaeological deposits associated with the medieval and/or post medieval periods. 

In the first instance further opinions should therefore be sought from English Heritage as regards the suitability of any development within the scheduled area and its potential effects on both below ground archaeological remains, the setting of the monument and the other listed buildings on the site.  



	
	Should the proposals be deemed appropriate then they will require scheduled monument consent.  It should be noted that neither listed building consent nor planning permission should be granted until the required scheduled monument consent has been issued by English Heritage.  



	
	Mitigation, in the form of an archaeological watching brief, is likely to be deemed necessary, and if so will be a requirement of the scheduled monument consent.  Should scheduled monument consent be granted, the necessary archaeological mitigation should also be made a condition of any planning permission, and the Lancashire County Archaeological Service would recommend that such work be secured by condition (suggested).

	
	
	

	ENGLISH HERITAGE:
	Initially commented that information available was insufficient.  Need to know what form the proposed signage would take, where it would go and how it would be fixed. Any signage involving the insertion of posts would also require scheduled monument consent.



	
	Later comment from English Heritage (Archaeology) that details received and letter to be drafted advising of signage acceptability.  Noted that scheduled monument consent required for the free standing signs. 



	GARDEN HISTORY SOCIETY:
	Consulted, no representations received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

Advertisement consent is sought for the provision of a variety of identification, directional and event advertising signage at Clitheroe Castle and its grounds.  An application for listed building consent has also been received which is reported at part ‘E’ of this agenda.  It is understood that scheduled monument consent, which overrides listed building consent requirements, is to be sought in respect of the free standing signage within the scheduled monument area.  

The design and access statement states that there are a number of fixed signs which have been identified for use at Clitheroe Castle to ensure that the new visitor attraction is successful.  These fulfil a number of basic functions: 

· allowing visitors to identify the entrance;

· identify the part of the complex that they wish to access;

· advertise events and seasonal themes;

· tie the differing elements together and reinforce the ‘Clitheroe Castle’ brand.

The statement also notes that the majority of the proposed signage is free standing and fabricated using an extruded aluminium frame to create an elliptic form in section.  This is coloured to match the branding for the new Clitheroe Castle facilities.  The only signage appended to the listed buildings is the main entrance signage and the café signage, which are mounted on the new build link building, and the learning suite and temporary gallery signage – which are all mounted on the new doors.  This allows the historic fabric to be left uncluttered by signs externally.  

The statement continues that all of the aluminium signs are coloured blue and stone, with a crimson text – the logo also shows the castle keep in the stone colour.  The font used for the waymarking and identification of differing elements is ‘frutiger’ which is widely considered to be the clearest type face to use and is used to ensure clarity and legibility.  Signage fixed to glass will be a frost effect screen print – similar to the manifestation already used within the link building.  

In addition to the signage itself, the design and access statement suggests that there is a need to introduce a number of floodlights around the buildings.  These provide both security lighting, and aid access to the building entrances, as well as ensuring legibility of the main signs when the building is in use in the evenings.  Coloured flood lights will be used to accent elements such as specimen trees, and the war memorial as well as elements of the buildings, to avoid the need for additional lampposts within the grounds.  The opportunity will be taken to re-lamp the existing lampposts – again avoiding additional posts.  

The main entrance sign is shown to result in removal of one of the two identical plaques located on the gate pillars at Castlegate which record the date and reason for purchase of Clitheroe Castle and its grounds after the Great War.

The proposals also include the erection of a 6m high steel banner post (painted black) with temporary sign (2.5m x 0.9m) at the Castlegate entrance.

Site Location

Clitheroe Castle and its immediate site is a scheduled monument.  The scheduling states that a number of features are excluded.  These are all buildings other than the Keep and the curtain wall, all post medieval walls and railings, all noticeboards, a war memorial, all toilet blocks, all seats and benches, all greenhouses and the surfaces of all paths and access drives; the ground beneath all these features is included.  The Keep and curtain walls is also Grade I listed, and the outbuilding/stable block and museum buildings are Grade II listed. The Castle and its grounds appear on the English Heritage register of historic parks and gardens at Grade II.  This area is designated as an essential open space (Policy G6) in the Ribble Valley Districtwide Local Plan and is also within the Clitheroe Conservation Area.  

Clitheroe Castle Knoll is a Lancashire County Biological Site.

Relevant History

3/2008/0919/P – Proposed erection of CCTV cameras to the external elevations of Clitheroe Castle museum.  Listed building consent granted by the Secretary of State 6 February 2009.

3/2008/0926/P – Proposed retrospective application for roof ventilation on the new link building at Clitheroe Castle.  Listed building consent granted by the Secretary of State 6 February 2009.

3/2007/0039/P – Alteration and extension of Grade II listed museum and outbuilding incorporating restoration of existing buildings and localised alteration – to improve access and form physical link into the new building.  New building linking the existing buildings together and providing accessible entrance facilities.  External re-landscaping and remodelling of 3240m2 site within the curtain wall of Castle site enabling greater public access.  All works are aimed to keep the museum buildings in public use and ensure financial viability of the facility.  Listed building consent granted by the Secretary of State 31 July 2007.

3/2006/1047/P – Restoration of existing listed museum and outbuilding incorporating new build link building.  External re-landscaping and remodelling of 3240m2 site within curtain wall of Castle site enabling greater public access.  Planning permission granted 2 August 2007.  

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy ENV21 - Historic Parks and Gardens.

Policy G1 - Development Control.

Policy ENV14 - Ancient Monuments and Other Important Archaeological Remains.

Policy ENV15 - Areas of High Archaeological Potential.

Environmental, AONB, Human Rights and Other Issues

The main considerations in the determination of the advertisement consent application are the desirability of preserving the listed buildings, their setting and any features of special architectural or historic interest which they possess and the impact upon Clitheroe Conservation Area, Clitheroe Castle Historic Park and Garden, Clitheroe Castle Scheduled Monument and highway safety.

At the time of report writing, I would concur with English Heritage that further information is required in respect to the proposals.  The location and impact of a number of the signs (signs 6, 10 and 11) and proposed sign lighting, is unclear and clarification is being sought from the agent.  

However, in my opinion, and in the main, the elements of the scheme which have been detailed have an acceptable impact upon the character and setting of the listed buildings.  It has been suggested to the agent that sign 4 (freestanding information/direction sign in front of museum main entrance) be reduced in height by about c.1m (from 3m) to reduce its prominence and avoid conflict with the front elevation of the former North West Sound Archive building.  The format of sign 2 (entrance directional sign, including vehicular traffic) has also been suggested for amendment through the removal of logos and a clearer representation of museum entrance direction.  

I am mindful of the concerns of Clitheroe Town Council in respect to the appearance and function of the Grade II listed historic park and garden.  However, I consider the signage to be sympathetic to the character of the park and garden and to be necessary to ensure the long term viability of the Castle site and its grounds.

I note the comments of Lancashire County Council (Archaeology) in respect to holding back a decision on advertisement consent until scheduled monument consent has been given.  This is appropriate because the impact upon the scheduled monument and its setting is a material consideration.  As not all signs with potential archaeological impact are within the scheduled area I would suggest the attachment of the recording condition proposed by Lancashire County Council (Archaeology) to any permission.

Mindful of the comments of Lancashire County Council (Highways) I am satisfied that the proposed signs will have an acceptable impact upon highway safety.

SUMMARY OF REASONS FOR APPROVAL

The proposals have an acceptable impact upon listed buildings, Clitheroe Castle Historic Park and Garden, Clitheroe Conservation Area and highway safety.

RECOMMENDATION: That the Director of Development Services be authorised to grant advertisement consent following the issue of scheduled monument consent by English Heritage and in accordance with any consequent amendments resulting from English Heritage’s consideration of the impact of development upon the scheduled monument and its setting subject to the following condition.

1.
No works shall take place on the site until the applicant, or their agent or successors in title has secured the implementation of a programme of archaeological work.  This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.


REASON: The site is of archaeological importance and archaeological recording will be necessary to ensure that anything of archaeological importance may be adequately recorded as required by Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2009/0173/P
(GRID REF: SD 373404 436561)

CONSTRUCTION OF TWO STOREY EXTENSION TO SIDE AND REAR OF EXISTING HOUSE, SINGLE STOREY EXTENSION TO REAR. ALTERATIONS TO FRONT AND REAR ELEVATIONS – NEW WINDOWS AND STONE SURROUNDS. CONSTRUCTION OF DETACHED GARAGE TO REAR. (RE-SUBMISSION) 17 CLITHEROE ROAD, WHALLEY

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



	ADDITIONAL REPRESENTATIONS:
	No comments or observations have been received at the time of the reports submission, however two letters were received from a nearby neighbour regarding the previous application at the site, with the following point of objection being raised;

1. Given the projection of the extension, our view across the rear back gardens will be gone,
2. Will only leave a narrow walkway between houses,
3. Loss of sunlight to the ground floor and first floor rear windows of our house,
4. Loss of light to dining room of adjoining property,
5. Loss of sunlight to our garden to the rear,
6. Loss of privacy due to balcony overlooking our rear garden area,
7. Unnecessary extension and excessive in size,

8. Design is unsympathetic to character of property,

9. Devaluation of property, and
10. Concerns that any building work will disturb a water pipe to the side of our house.


Proposal

The application seeks permission for a two-storey extension to the side of the house, a two-storey extension to the rear and a single storey extension to the rear. The scheme also seeks consent for various internal and external alterations to the existing house, as well as provision for a detached double garage to the rear garden area, accessed by the access road to the rear of the property.  The new two-storey side extension will project approx. 3.3m from the side elevation, and the two-storey rear extension will project approx. 4.4m from the rear elevation at its furthest point. At the boundary with no. 19 Whalley Road, the two-storey element projects approx. 2.9m from the rear elevation, and at the boundary with no. 15 Whalley Road, the two-storey element projects approx. 2.76m from the rear elevation. Its roofline and eaves will follow that of the existing main roof of the property.
Site Location

The property in question is a semi-detached property within the residential settlement of Whalley, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

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 the rear. – Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The main issues with regards to this application relate to any possible loss of light, any possible affect the proposed extension may have on the residential amenity of the adjoining neighbours and whether or not the proposal will have a detrimental, visual impact on the streetscene.

The proposed extensions have been designed to blend in with the existing roofline of the main property in order to minimise any visual impact on the streetscene, and the other external alterations to the front elevation are also considered acceptable. Bearing this in mind, the proposal complies with the relevant Policies and the SPG note ‘Extensions and Alterations to Dwellings’, and as such will have no significant, detrimental impact on the streetscene.

With regards to the potential impact on the adjacent and adjoining neighbours in respect of amenity and loss of light, the scheme has been amended significantly since the previous proposal. The projection of the two-storey element to the rear has been reduced in size close to each boundary, and the proposed balcony area has been shifted to a more central point within the building therefore reducing the potential massing and overbearing impact of the extension, and indeed the potential for overlooking. By doing this, it has also reduced the impact on both of the neighbouring properties in terms of loss of light. More specifically, with regards to the objectors concerns regarding loss of light, I am aware of the single storey extension approved at no. 19 Whalley Road, and indeed the location of all other habitable rooms in the rear elevations of both adjacent properties, and in assessing the scheme against the BRE 45 degree test, the proposal passes on both accounts. As such, it is considered that the proposal will not cause a significant amount of light to be lost to any habitable rooms of either adjacent property, and that the scheme will have no significant impact on the amenity of the occupiers of the two adjacent properties.

With regards to the proposed detached double garage, the proposed design and location are considered acceptable, and will have no impact on the nearby neighbours.

Bearing this in mind, the proposal is not considered to have a detrimental impact on the visual amenity of the streetscene, it will cause no significant loss of light to either adjacent property, nor will its approval cause significant detriment to the enjoyment or residential amenity of the occupiers of the adjoining dwellings. As such, this application is recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That Committee be minded to approved the application subject to the following conditions and defer and delegate to the Director of Development Services subject to no new material issues arising from the consultation period.

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 extension hereby approved shall be constructed with its side 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.


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

3.
Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried out in strict accordance with the recommendations of the bat survey and report submitted with the application dated 18 November 2008.


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

E
APPLICATIONS IN ‘OTHER’ CATEGORIES

APPLICATION NO:
3/2009/0090/P
(GRID REF: SD 374247 441648) 

PROPOSED ADDITION OF FIXED SIGNAGE ON AND AROUND THE LISTED BUILDINGS AND WITHIN THE GROUNDS OF THE REGISTERED PARKS AND GARDENS.  NO SIGNAGE WILL BE APPLIED TO THE HISTORIC ELEMENT OF THE LISTED BUILDINGS.  EXTERNAL LIGHTING IS ALSO PROPOSED AROUND THE BUILDINGS AT CLITHEROE CASTLE, CASTLEGATE, CLITHEROE 

	TOWN COUNCIL:
	Object to application 3/2009/0090 and 0091 as the proposals will be in contravention of Policy ENV21 in that the cameras will be detrimental to this historic park.  

	
	
	

	LANCASHIRE COUNTY COUNCIL (HIGHWAYS):
	No objections on highway safety grounds.  

	
	

	LANCASHIRE COUNTY COUNCIL (ARCHAEOLOGY):
	The proposals have the potential to encounter further archaeological deposits associated with the medieval and/or post medieval periods. 

In the first instance further opinions should therefore be sought from English Heritage as regards the suitability of any development within the scheduled area and its potential effects on both below ground archaeological remains, the setting of the monument and the other listed buildings on the site.  



	
	Should the proposals be deemed appropriate then they will require scheduled monument consent.  It should be noted that neither listed building consent nor planning permission should be granted until the required scheduled monument consent has been issued by English Heritage.  



	
	Mitigation, in the form of an archaeological watching brief, is likely to be deemed necessary, and if so will be a requirement of the scheduled monument consent.  Should scheduled monument consent be granted, the necessary archaeological mitigation should also be made a condition of any planning permission, and the Lancashire County Archaeological Service would recommend that such work be secured by condition (suggested).

	
	
	

	ENGLISH HERITAGE:
	Initially commented that information available was insufficient.  Need to know what form the proposed signage would take, where it would go and how it would be fixed. Any signage involving the insertion of posts would also require scheduled monument consent.



	
	Later comment from English Heritage (Archaeology) that details received and letter to be drafted advising of signage acceptability.  Noted that scheduled monument consent required for the free standing signs. 



	GARDEN HISTORY SOCIETY:
	Consulted, no representations received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

Listed building consent is sought for the provision of a variety of identification, directional and event advertising signage at Clitheroe Castle and its grounds.  An application for advertisement consent has also been received which is reported at part ‘D’ of this agenda.  It is understood that scheduled monument consent, which overrides listed building consent requirements, is to be sought in respect of the free standing signage within the scheduled monument area.

The design and access statement states that there are a number of fixed signs which have been identified for use at Clitheroe Castle to ensure that the new visitor attraction is successful.  These fulfil a number of basic functions: 

· allowing visitors to identify the entrance;

· identify the part of the complex that they wish to access;

· advertise events and seasonal themes;

· tie the differing elements together and reinforce the ‘Clitheroe Castle’ brand.

The statement also notes that the majority of the proposed signage is free standing and fabricated using an extruded aluminium frame to create an elliptic form in section.  This is coloured to match the branding for the new Clitheroe Castle facilities.  The only signage appended to the listed buildings is the main entrance signage and the café signage, which are mounted on the new build link building, and the learning suite and temporary gallery signage – which are all mounted on the new doors.  This allows the historic fabric to be left uncluttered by signs externally.  

The statement continues that all of the aluminium signs are coloured blue and stone, with a crimson text – the logo also shows the castle keep in the stone colour.  The font used for the waymarking and identification of differing elements is ‘frutiger’ which is widely considered to be the clearest type face used and is used to ensure clarity and legibility.  Signage fixed to glass will be a frost effect screen print – similar to the manifestation already used within the link building.  

In addition to the signage itself, the design and access statement suggests that there is a need to introduce a number of floodlights around the buildings.  These provide both security lighting, and aid access to the building entrances, as well as ensuring legibility of the main signs when the building is in use in the evenings.  Coloured flood lights will be used to accent elements such as specimen trees, and the war memorial as well as elements of the buildings, to avoid the need for additional lampposts within the grounds.  The opportunity will be taken to re-lamp the existing lampposts – again avoiding additional posts.  

The main entrance sign is shown to result in removal of one of the two identical placques located on the gate pillars at Castlegate which record the date and reason for purchase of Clitheroe Castle and its grounds after the Great War.

Site Location

Clitheroe Castle and its immediate site is a scheduled monument.  The scheduling states that a number of features are excluded.  These are all buildings other than the Keep and the curtain wall, all post medieval walls and railings, all noticeboards, a war memorial, all toilet blocks, all seats and benches, all greenhouses and the surfaces of all paths and access drives; the ground beneath all these features is included.  The Keep and curtain walls is also grade I listed, and the outbuilding/stable block and museum buildings are grade II listed. The Castle and its grounds appear on the English Heritage registered of historic parks and gardens at grade II.  This area is designated as an essential open space (Policy G6) in the Ribble Valley Districtwide Local Plan and is also within the Clitheroe Conservation Area.  

Clitheroe Castle Knoll is a Lancashire County Biological Site.

Relevant History

3/2008/0919/P – Proposed erection of CCTV cameras to the external elevations of Clitheroe Castle museum.  Listed building consent granted by the Secretary of State 6 February 2009.

3/2008/0926/P – Proposed retrospective application for roof ventilation on the new link building at Clitheroe Castle.  Listed building consent granted by the Secretary of State 6 February 2009.

3/2007/0039/P – Alteration and extension of grade II listed museum and outbuilding incorporating restoration of existing buildings and localised alteration – to improve access and form physical link into the new building.  New building linking the existing buildings together and providing accessible entrance facilities.  External re-landscaping and remodelling of 3240m2 site within the curtain wall of Castle site enabling greater public access.  All works are aimed to keep the museum buildings in public use and ensure financial viability of the facility.  Listed building consent granted by the Secretary of State 31 July 2007.

3/2006/1047/P – Restoration of existing listed museum and outbuilding incorporating new build link building.  External re-landscaping and remodelling of 3240m2 site within curtain wall of Castle site enabling greater public access.  Planning permission granted 2 August 2007.  

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy ENV21 - Historic Parks and Gardens.

Policy G1 - Development Control.

Policy ENV14 - Ancient Monuments and Other Important Archaeological Remains.

Policy ENV15 - Areas of High Archaeological Potential.

Environmental, AONB, Human Rights and Other Issues

Under Section 82 of the Planning (Listed Buildings & Conservation Areas) Act 1990 and Regulation 13 of the Regulations, listed building consent applications by a Local Planning Authority in relation to its own land are to be made to the Secretary of State.  However, the Government Office for the West Midlands (National and West Midlands Planning Case Work Team) have asked that the Borough Council process this application and forward its recommendations.

The main considerations in the determination of listed building consent application are the desirability of preserving the grade II listed buildings, their setting and any features of special architectural or historic interest which they possess.

At the time of report writing, I would concur with English Heritage that further information is required in respect to the proposals.  The location and impact of a number of the signs (signs 6, 10 and 11) and proposed sign lighting, is unclear and clarification is being sought from the agent.  

However, in my opinion, and in the main, the elements of the scheme which have been detailed have an acceptable impact upon the character and setting of the listed buildings.  It has been suggested to the agent that sign 4 (freestanding information/direction sign in front of museum main entrance) be reduced in height by about 1m to reduce its prominence and avoid conflict with the front elevation of the former North West Sound Archive building.  Whilst not a listed building issue the format of sign 2 (entrance directional sign, including vehicular traffic) has also been suggested for amendment to removal of logos and a clear representation of museum entrance direction.  

I am mindful of the concerns of Clitheroe Town Council in respect to the appearance and function of the Grade II listed historic park and garden.  However, I consider the signage to be sympathetic to the character of the park and garden and to be necessary to ensure the long term viability of the Castle site and its grounds.

I note the comments of Lancashire County Council (Archaeology) in respect to holding back a decision on listed building consent until scheduled monument consent has been given.  However, it is my opinion that this unnecessary as this listed building consent application would only appear to relate to signage to be applied to the elevations of the new link building and the former stables building (ie the signage altering a listed building which does not require schedule monument consent).  The latter comments of English Heritage above would appear to satisfy any issues relating to the impact of these particular signs upon the setting of the scheduled monument.  

SUMMARY OF REASONS FOR APPROVAL

The proposals have an acceptable impact upon the listed buildings.

RECOMMENDATION: That the listed building consent application be supported and is to be conveyed to the Secretary of State.

INFORMATION / DECISION
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