RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 30 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:

	3/2009/0007/P
	Proposed conversion of outbuilding to form garage and play area
	Eel Beck Farm

Rimington Lane, Rimington

	3/2009/0033/P
	Addition of a stainless steel flue pipe for a wood burning stove in the new extension 
	2 Chaigley Court

Chaigley

	3/2009/0068/P
	Extend illuminated free standing sign 
	Canberra Sports & Social Club

Samlesbury Aerodrome

Myerscough Road

Balderstone

	3/2009/0070/P
	Change of use of existing hotel into respite care accommodation also including 2 No single storey extensions  
	St Michael’s Lodge

1 Northcote Road, Langho

	3/2009/0071/P
	Loft space conversion of a semi-detached bungalow to provide an additional two bedrooms and a bathroom 
	107 Pasturelands Drive

Billington

	3/2009/0072/P
	Erection of two storey extension to the side and a single storey extension to the front of the property 
	Hambledon View

Clerk Hill Road, Wiswell

	3/2009/0084/P
	Two storey side extension 
	8 The Crescent

Dunsop Bridge

	3/2009/0098/P
	Erection of private stables 
	Clayton Hey Fold Farm

Ribchester Road

Clayton-le-Dale

	3/2009/0106/P
	Application for approval of detailed reserved by condition relating to conditions 5, 6, 8, 9 and 12 of planning consent 3/2007/1048/P 
	Salesbury Hall

Salesbury Hall Road

Ribchester

	3/2009/0120/P
	Dormer and garage extension  


	22 Hoghton Road

Longridge

	3/2009/0123/P
	Application for approval of details reserved by a condition relating to condition 4 of planning consent 3/2008/0731/P
	Withgill Farm

Mitton, Clitheroe

	3/2009/0124/P
	Proposed conservatory
	12 Chestnut Crescent

Barrow

	
	
	

	3/2009/0129/P
	Proposed refurbishment of existing residential first floor apartment including associated fenestration alterations and removal of 1 no. existing chimney breast and stack
	63 King Street

Whalley

	3/2009/0132/P
	Replacement dwelling and outbuildings
	Squire House

Clitheroe Road

Knowle Green

	3/2009/0140/P
	Proposed conservatory to rear of dwelling 
	10 Grasmere Grove

Longridge

	3/2009/0141/P
	Re-submission of 3/2008/0227/P to deal with elevational changes to construction of building to house farm shop, café, education room and bakery, laying out of parking area and creation of small animal enclosures
	Alston Dairy

Bolton Fold Farm

Preston Road

Longridge

	3/2009/0143/P
	Proposed single storey extension
	18 Whittam Road, Whalley

	3/2009/0144/P
	Alterations to front elevation and pitched roof to existing dormer windows
	13 Linden Drive, Clitheroe

	3/2009/0145/P
	Proposed single storey extension to form family room and utility room
	Higher Studlehurst

Osbaldeston Lane

Osbaldeston

	3/2009/0146/P
	Two storey extension to rear
	2 Kirkmoor Close, Clitheroe

	3/2009/0150/P
	Proposed banner, tubeless sign to side elevation, proposed garden centre fascia entrance sign, both non-illuminating
	Homebase

Queensway

Clitheroe

	3/2009/0152/P
	Change of use from shop premises to office
	First Floor Premises

Wellfold, Clitheroe

	3/2009/0154/P
	Demolition of rear porch and build rear single storey extension


	12 Newlands Avenue

Clitheroe

	3/2009/0173/P
	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

	3/2009/0180/P
	Porch on front of house to replace a wooden tiled canopy 


	6 Millbrook Place

Barrow

	3/2009/0187/P
	Reserved matters application for a detached dwelling, following outline planning consent 3/2008/0623/P (Re-submission) 


	62 Branch Road

Mellor Brook

Blackburn


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2009/0079/P
	Proposed single storey garden room to front elevation 
	Houlkers Cottage

Whins Lane

Read
	Policies G1, ENV3 and H10 – detrimental impact upon the character of this traditional building group and the visual qualities of the open countryside.  Policy ENV19 - harmful to the setting of the Grade II listed Houlker's Farmhouse.



	3/2009/0080/P
	Amendment to internal layout of the previously approved scheme (3/2008/0514/P)
	Rake Bottom

Read
	G1, ENV1, H10 and SPG “Extensions and Alterations to Dwellings” – The proposal by virtue of its scale and massing, is considered an unsympathetic extension to the existing dwelling, that will also have a detrimental impact on the street scene.



	3/2009/0082/P
	First floor bedroom extension and associated alterations
	The Spread Eagle Hotel, Sawley
	Extension dominates historic build in scale, material and situation. Overlooking of adjoining residents.  



	3/2009/0083/P

(LBC)
	First floor bedroom extension and associated alterations
	The Spread Eagle Hotel, Sawley
	Extension dominates historic build in scale, material and situation. Overlooking of adjoining residents.  



	3/2009/0151/P
	Re-roof existing shed to create pitched roof 
	56 Henthorn Road

Clitheroe
	Policy G1 - over-dominant and over-bearing structure which would impact unduly on the residential amenities currently enjoyed by No 54 Henthorn Road.


SECTION 106 APPLICATIONS

	Plan No:
	Proposal/Location:
	Progress:

	
	None
	


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
	_
	
	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
	_
	
	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

	3/2008/0346

D
	23.12.08
	Miss Janet Seed

Erection of one affordable dwelling

Land adjacent to Broad Meadow

Chipping
	WR
	_
	APPEAL DISMISSED 3.4.09

	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 – to be held 18.6.09
	

	3/2008/0861

D
	29.1.09
	Mr & Mrs E Alcock

Proposed granny annexe and garage extension (Resubmission)

Ellis House

Kenyon Lane

Dinckley
	WR
	_
	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 – to be held 2.6.09
	

	3/2008/0507

D
	11.2.09
	Mr Peter Tomlinson

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

4 Moorland Road

Langho
	WR
	-
	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

	3/2008/0753 & 0754

D
	1.4.09
	Mr J Dewhurst

Erection of two dwellings following conservation area consent for demolition of one dwelling and outbuilding and access alterations

The Cottage

Lower Lane

Longridge
	WR
	_
	Notification letter sent 8.4.09

Questionnaire sent 9.4.09

Statement to be sent by 12.5.09

	3/2008/0743

D
	14.4.09
	Mr & Mrs Stuart

Single storey kitchen extension

The Barn

Hill House

Sawley Road

Grindleton
	Fast Track Householder Pilot
	_
	


LEGEND

D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATION NO: 3/2008/0879/P
(GRID REF: SD 377370 435216)

PROPOSED BALCONY RAILINGS TO REAR BEDROOMS AND FORMATION OF TERRACES TO A MAXIMUM HEIGHT OF 2.6M AT CLEVE PRIOR, WHINS LANE, SIMONSTONE

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from nearby residents, one on Whins Lane and one at the rear of the site in Woodfields.  One of these is a fairly long letter which its writer asks to be made available in full to the elected members.  The contents of the letters, however, are summarised as follows:



	
	1.
	We reduced the height of trees on the side boundary between the two properties at the request of the applicants.  This means that we are now totally overlooked by Cleve Prior.  



	
	2.
	On the original plans for the demolition and replacement of Cleve Prior there was no mention of balconies.  If there had been we would have objected because they overlook our entire garden.



	
	3.
	The terrace that has been built without planning permission overlooks our garden and our lounge.



	
	4.
	The application is retrospective as the balconies have been constructed and works on the construction of the terraces are at an advanced stage.



	
	5.
	It is difficult to assess the effects of the terracing due to inadequate details on the plans.



	
	6.
	Although described as “balcony railings” in the application details, there is a clear intent to create two balconies where none previously existed.



	
	7.
	Due to the elevated position of Cleve Prior relative to the property in Woodfields at the rear, the balconies give uninterrupted views into all the rooms (including bedrooms) at the rear of that property and also its rear garden.  Although the distance between the two houses exceeds the minimum guidance of 21m between first floor habitable rooms, the benefits are more than offset by the elevated position of Cleve Prior.  This would be further exacerbated if permission is granted for these balconies.  



	
	8.
	As the balconies adversely affect the amenities of adjoining residents the application is contrary to Policy G1 of the Local Plan and the SPG “Extensions and Alterations to Dwellings”. 



	
	9.
	The felling of a tree by the applicants that would have provided some privacy for the neighbours is contrary to condition 6 of the original planning permission 3/2004/0272/P (this is a misunderstanding by the neighbour as that condition related to the provision and retention of visibility splays at the front of the site and has no relevance to trees in the rear garden). 



	
	10.
	The works might affect the water course that crosses the site and therefore the Environment Agency should be consulted on the application.


Proposal

Permission was granted in 2003 for the demolition of the original property at this site and its replacement with a detached dormer bungalow and a detached double garage (3/2002/1037/P).  Permission was then granted in 2004 for a change of house type (3/2004/0272/P).  The approved plans for both applications showed a dormer on the rear of the property that included two full height windows to bedrooms opening onto small areas of flat roof.  However, no balcony railings were shown on either of the approved applications.  The first element of this current application therefore seeks permission for the erection of iron balcony railings around the two sections of flat roof in front of the two bedroom windows.  

The second element of the application relates to the formation of a raised terrace projecting a maximum of approximately 8m from the rear wall of the dwelling and having a maximum height above the adjoining garden area of not more than 2.6m.  

Both elements of the application are retrospective.

Site Location

The application relates to a recently constructed dormer bungalow on a relatively large triangular plot on the southern side of Whins Lane that is adjoined on both sides and opposite by other detached dwellings, and at the rear by two storey detached houses in Woodfields.  

Relevant History

3/2002/1037/P – New house and garage to replace existing.  Approved with conditions.

3/2004/0272/P – New house and garage to replace existing (amended house type).  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

There are two specific elements to this application, the balcony railings and the rear raised patio area.  I do not consider that either of these features have any seriously detrimental effects upon the appearance of either the new dwelling itself or the locality in general.  The only other relevant consideration in the determination of the application therefore relates to the amenities (especially the privacy) of the neighbouring residents to the side and rear of the site.  

With regards to the handrails, it is important to note that the two full height patio doors with the flat roofed area in front of them have already been approved.  These doors could therefore be opened with or without the railings.  The difference in overlooking of neighbours between the development as originally approved and as now proposed with the railings is, therefore, in my opinion so minor that it would not represent a sustainable reason for refusal of this application.  In any event, the balconies do not directly overlook the rear room windows of the adjoining properties to the side, and the property at the rear is approximately 40m away from the balcony.  When the usually accepted distance for the provision of an acceptable level of privacy is 21m, I do not consider that it would be possible to sustain a reason for refusal based on the effects of the balcony railings on the privacy of the property at the rear.  This is even taking into account the fact that the application property is on higher ground than the adjoining dwelling in Woodfields.

With regards to the raised patio area, it is again important to note that there was a similar raised patio at the rear of the original dwelling on this site.  Again, because of the distances involved, I do not consider that it would be possible to sustain a reason for refusal relating to the effects of the patio on the privacy of the adjoining property in Woodfields.  

With regards to the property adjoining the eastern side of the site, the fact that their garden would be overlooked from the patio area does not constitute a reason for refusal of the application.  Whilst I do not consider there to be any direct overlooking of their habitable room windows, I do appreciate the concern of the occupiers of that property about the perceived loss of privacy.  I consider that this could be addressed by the provision of an appropriate screen fence either on the side boundary between the two properties or on the eastern edge of the patio.  

With regards to the other point raised by neighbouring residents, the patio area does not encroach upon the watercourse that crosses the site.  If the applicant does propose any works that affect the watercourse, it is his responsibility to obtain any necessary consents from the Environment Agency.  In this regard, I therefore consider it sufficient to re-impose the note on the planning permission which advises the applicant of his responsibilities with regards to this particular matter.

Subject to a condition concerning an appropriate screen fence, I consider the application to be acceptable and in accordance with the requirements of Policy G1 of the Local Plan and the SPG “Extensions and Alterations to Dwellings”.   I therefore recommend approval.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Within two months of the date of this permission, a screen fence shall be erected either on the eastern edge of the raised patio or on the eastern side boundary of the site in accordance with precise details relating to its height, materials of construction and precise length/location, which have first been submitted to and approved in writing by the Local Planning Authority.


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

NOTE(S):

1.
Any works to the watercourse which crosses the site may require the consent of the Environment Agency.   The applicant is therefore advised to contact the Agency to discuss any such works.  

APPLICATION NO: 3/2009/0110/P
(GRID REF: SD 368613 450356)

PROPOSED ERECTION OF 3M X 3M STORAGE BUILDING IN CONNECTION WITH EXISTING FISH FARM PLUS EXTERNAL STORAGE AREA (OVERALL BUILT FOOTPRINT 5.6M X 4.4M) ON LAND ADJACENT TO THE BARN, DUNSOP ROAD, NEWTON-IN-BOWLAND

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ENVIRONMENT

DIRECTORATE

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

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a nearby resident who wishes to make the following observations/objections to the application:



	
	1.
	When this building was first erected, the applicants informed the Council that it was to be a summerhouse for use by their grandchildren.  This would be a residential building outside the residential curtilage.



	
	2.
	We are not aware of any commercial fish farm activities and employment being provided at the ponds.



	
	3.
	The building is not a simple agricultural type construction but is the design of a residential summerhouse.



	
	4.
	The building seems to have been completed since approximately November 2008.



	
	5.
	The building can be seen from Dunsop Road and from a public footpath.



	
	6.
	The fish farming use of the ponds has ceased, rather than being scaled down in intensity.  The site is not a long standing operational fish farm as this use ceased a number of years ago.  We have not seen any evidence of fish breeding in the ponds.  Engineered tanks were filled in, in 2008, to make room for the building that is the subject of this application.  We are not aware of any commercial use of the ponds, with no transfer of fish to Dunsop Bridge Trout Farm.



	
	7.
	Given the significant new concrete base to accommodate the building, the structure does not appear to be temporary.



	
	8.
	There is no recent evidence of any previous buildings on this site but it is unknown whether there were any buildings at an earlier date.



	
	9.

10.


	If the fish farm is going to be reinstated, but not to the same intensity as previously, why is there a need for a purpose built store?

If buildings were on the site previously, they were used to support a much more intensive farm.  The Barn is only 125m away from the ponds.


Proposal

Retrospective permission is sought for the erection of a building which has the appearance of a domestic summerhouse, comprising a fully enclosed room with decked areas to one side and at the front of this room over which the roof of the building projects.  The overall footprint of the building is 5.6m x 4.4m with the fully enclosed room having dimensions of approximately 4m x 3m.

The height of the building is approximately 2.5m to eaves and 3.2m to the ridge.  It is of timber construction, has been given a dark green stained finish and has a green mineral tiled roof.  A window in the front elevation and the formerly glazed upper part of the door have been boarded over.

In the supporting statement submitted with the application, it is explained that, historically, a commercial fish farm business has bee operated from this site.  The ponds used in this business still exist.  In recent years, however, it is stated that the current applicants scaled down this part of the business to concentrate on other business ventures.  It is stated that, at present, the fish stock rearing focuses upon the initial stage of fish growth, with young stock being reared and then transferred to the trout farm at Dunsop Bridge, taking advantage of the particular high quality of the water at Heaning Barn.  Whilst there is a long-standing fish farm use at the premises, the applicants do not intend to intensify the business beyond that which presently exists but their agents say that the need has arisen for a small store to house fish food and equipment connected with the fish rearing operation.  In the supporting statement it is stated that the ponds are located some distance from the applicant’s house at The Barn and it is therefore logical to accommodate heavy equipment and bulky items immediately adjacent to the ponds themselves, and that the small purpose built store which has already been erected provides sufficient space to meet anticipated needs and offers adequate security.

As stated in the description of development and amplified in the supporting statement, the building is therefore to be used for storage purposes in connection with an existing fish farming enterprise.

Site Location

The applicant’s property The Barn and the original main dwelling, The Heaning (which is now in separate ownership) are located at the northern end of an approximately 300m long driveway off the northern side of Dunsop Road in the open countryside between Newton and Dunsop Bridge.

The application relates to a building that has been erected between two ponds and the driveway approximately 220m away from the main road.  The building is approximately 130m away from the applicant’s dwelling and a similar distance away from The Heaning, which is in separate ownership.  The site is within the Forest of Bowland Area of Outstanding Natural Beauty.

Relevant History

Although there have been numerous applications relating to The Heaning and The Barn, none are considered to be of any particular relevance to this application.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for the retention of a building to be used in association with a fish rearing business.  With regards to this business, a letter from Dunsop Trout Farm Ltd was submitted with the application in which it is stated that, over approximately the last 5 years, they have been working in conjunction with Heaning Brook as a trout stock rearing site, rearing top quality fish.  It is stated in the letter that Heanings has enabled them to rear fish much quicker as the quality of the spring water is second to none and that they recently asked if a facility could be provided for storing equipment and fish food as this would cut down on vermin as the food has recently been stored in the open. 

Although there appears to be some doubt about the originally intended use of this building, I consider that the application must be determined on the basis of the description of the development given on the application forms and the supporting information submitted with the application.  As I consider the small-scale fish farming use to be appropriate for this locality, any building associated with that use is acceptable in principle.  The detailed considerations to be made therefore relate to the effects of the building and its use upon the appearance of the AONB, the amenities of nearby residents and highway safety.

In relation to the first issue, the building is relatively small, it is stained an appropriate dark green colour, and it is screened by existing trees.  For these reasons (and notwithstanding that buildings of this design are more commonly used as summerhouses within residential curtilages) I do not consider that the building has any seriously detriment effects upon the appearance of the AONB.

The building is visible from the front windows and the residential curtilage of the neighbouring dwelling, The Heaning.  However, given the size and appearance of the building, and the separation distance of in excess of 100m, I do not consider that it would have any discernible effects upon the amenities of the owners/occupiers of that property.  Similarly, I do not consider that the proposed use of the building for storage purposes would be harmful to the neighbours amenities.

The County Surveyor has expressed that he has no objections to this application on highway safety grounds.

Therefore, when considered on the basis of the submitted details and supporting information, I can see no sustainable objections to the application.  However, the fish farm use is small-scale and there are fears that the building will actually be used for residential purposes (which would be inappropriate in this location).  For these reasons, and as the building is not fixed to the ground in that it does not have foundations, I consider it appropriate that, in the first instance, permission should be granted for a temporary period of 1 year.  This would allow the use of the building to be monitored, and reviewed at the end of the period in the event that the applicants submit a renewal application.

I therefore recommend that permission be granted subject to such a condition and another condition which restricts the use of the building to the precise use that has been applied for.

SUMMARY OF REASONS FOR APPROVAL

The building would not have any seriously detrimental effects upon the appearance of the locality, the amenities of nearby residents or highway safety.

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

1.
The building shall only be used for storage purposes in association with the fish farming business at the property, and shall not be used for any other purposes (including use for residential purposes associated with the applicant’s dwelling known as The Barn) unless a further planning permission has first been granted by the Council in respect of any such alternative uses.


REASON: For the avoidance of doubt and in the interests of the amenities and character of the rural locality and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

2.
The building hereby permitted, and the hard standing upon which it is sited, shall be removed on or before 30 April 2010 and the site restored to its former condition to the full satisfaction of the Local Planning Authority unless a renewal of this planning permission has first been granted by the Authority.


REASON:  The permission has been granted on the basis of the use of the building in association with a rural business that is small-scale and appears to be at the early stages of development.  The permission has therefore been granted on a temporary basis in order for its use to be monitored over a period of 1 year, as its use for many alternative uses could be detrimental to the appearance and character of the rural location, contrary to Policies G1 and ENV1 of the Ribble Valley District Local Plan.

APPLICATION NO:
3/2009/0117/P
(GRID REF: SD 374662 442237)

PROPOSED CHANGE OPENING HOURS FROM 0730 – 1430 MONDAY TO SATURDAY TO 0730 – 1530 AND 1700 TO 2130 MONDAY TO SATURDAY AT 25 CHATBURN ROAD, CLITHEROE 

	TOWN COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

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

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from nearby residents who say that, whilst this business does not cause too much disruption during daylight hours, they feel that its opening during the evening would have a detrimental effect on the quality of life of residents in the near vicinity.  They believe that evening opening would attract a different type of clientele to daytime users, causing problems of noise, litter and possibly anti-social behaviour, also as residents park their vehicles on this road at night, there would be a risk of customers double parking to the detriment of highway safety.


Proposal

The application relates to a proposed change in the permitted opening hours of this business as stated in the description of the proposal at the beginning of this report.  

Site Location

The application relates to a property that is used for the sale of hot and cold food for consumption off the premises.  It is sited within a terrace of residential properties on the north west side of Chatburn Road and there are also terraced houses on the opposite side of the road.  

Relevant History

3/1989/0534/P – Single storey kitchen extension.  Approved.

3/1986/0505/P – Change of use of domestic lounge into café dining area.  Refused.  

3/1996/0684/P – Extension of existing snack bar and sandwich bar to hot food take away.  Refused.  

3/2007/0949/P – Application for Certificate of Lawfulness for the existing and continued use as a shop to sell hot and cold food.  Certificate issued subject to limitations.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

From the history of planning applications it is evident that this property has been used for A1 retail purposes since at least 1986 (and possibly for many years prior to this).  Over the years, there appear to have been variations in the precise nature of the retail use, and it is evident that this has included the sale of some hot food items.  

Application 3/2007/0949/P sought a Certificate of Lawfulness for the existing and continued use of the property as a shop to sell hot and cold food.  After careful consideration of all the evidence submitted with that application, it was concluded that the applicant had provided sufficient information to prove that the premises have been used for the sale of a mix of hot and cold food during daytime hours of 0730 to 1430 Monday to Friday and 0730 to 1200 Saturday for in excess of 10 years.  A Certificate of Lawfulness was therefore issued in relation to that precise use (ie ‘the sale of a mix of hot and cold food’) during those stated hours only.

This application seeks to change those opening hours by extending the daytime opening hours to 1530 Monday to Saturday and introducing evening opening hours between 1700 and 2130 Monday to Saturday.  No alterations are proposed to the type and mix of food sold and there is no proposal to open on Sundays.  

The matters for consideration in the determination of this application relate to the effects of the requested extended opening hours on the amenities of nearby residents and highway safety.

The nearest 30 residential properties (on both sides of the road) were notified of this application.  The applicant has submitted the signatures of persons from 10 of these properties beneath the following statement:

‘I am aware that Ling Hu opens during the day serving hot and cold sandwiches and also hot dishes.  I am also aware that Ling Hu opens from time to time in the evening until about 9.30pm.  I do not experience any inconvenience or problems such as noise or litter due to the shop opening in the evening’.

Nothing has been received from 19 of the properties and one letter of objection has been received in which concerns are raised in respect of residential amenity and highway safety.  

On the basis that there would be no change in the range of food to be sold, and therefore no implications for odour abatement, the Environmental Health Officer has no objections to this application.  

Although adjoined by residential properties, the application site is on a main road in the vicinity of a petrol filling station.  Within this context, it is not considered that the use of the premises up until 2130 on six days a week would result in any seriously detrimental effects on the amenities of nearby residents.  

The County Surveyor has stated that he has no objections to the application on highway safety grounds.  

Overall, I can therefore see no sustainable reasons for refusal of this application.

SUMMARY OF REASONS FOR APPROVAL

The proposed change of opening hours would not have any seriously detrimental effects upon the amenities of nearby residents or highway safety.

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2009/0128/P
(GRID REF: SD 382937 452902)

PROPOSED VARIATION OF CONDITIONS 6, 7 AND 8 OF PLANNING CONSENT 3/2006/0957/P TO ENABLE THE APPLICANTS TO HIRE OUT 4NO. OF THE 9NO. APPROVED STABLES ON A TEMPORARY BASIS AND THE INDOOR RIDING ARENA FOR PRIVATE USE FOR THE PURPOSE OF TRAINING AND EXERCISING HORSES ON AN OCCASIONAL BASIS AT CARHOLME FARM, SETTLE LANE, PAYTHORNE, BB7 4JB.

	PARISH COUNCIL:
	No observations or comments received within the statutory 21-day consultation period.



	LCC COUNTY SURVEYOR:
	No objection in principle on highway safety grounds to the application for the variation in Conditions 6 and 8, as requested.

However, in order to be consistent I would ask that the phrase 'or otherwise' be removed from the reworded Condition 7.  While it is not unreasonable to allow a limited increase in activity at the farm, it would not be appropriate to extend this through unrestricted access to the indoor riding arena.



	ADDITIONAL REPRESENTATIONS:
	No additional representations have been received.


Proposal

This application seeks permission to vary three existing conditions imposed on the planning consent, ref. no. 3/2006/0957/P, in relation to the recently approved new stable building with an indoor riding ménage, kennels and associated tack room and feed stores at Carholme Farm, Paythorne. These existing conditions currently limit the use of these facilities to the owners of Carholme, in association with the stables approved and limiting the site to private and domestic use only.

The Agent notes that friends and local residents have expressed desire to use the approved facilities whilst they are away on holiday, and that they are also keen to use four of the nine stables for private hire in order to supplement the running costs and up keep of the stable building. However, whilst they are interested in helping local horse enthusiasts and earn an additional income, Carholme is their home and they wish to preserve their privacy and to keep arrangements low-key, on an as and when required basis.

Site Location

The site is off Settle Lane, Paythorne, along a single-track road down to a collection of recently approved stable/agricultural buildings/domestic buildings within the open countryside as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2006/0957/P – Proposed demolition of existing residential garage and workshops and construction of new replacement garages/workshop building with family and guest accommodation within the existing residential curtilage. Demolition of existing stables and redundant farm buildings, including silage clamps and slurry stores. Construction of new stable building with an indoor riding menage, kennels an associated tack room and feed stores. Construction of a new stone chimney stack and glazed external doors on an approved farmhouse extension. Associated external works including landscaping and drive alterations - Granted Conditionally.

3/2006/0419/P - Proposed demolition of existing residential garage and workshops. Construction of new replacement garages and workshop building with family and guest accommodation within the existing residential curtilage. Demolition of existing stables and redundant farm buildings, silage clamps and slurry stores. Construction of new stable building with an indoor riding ménage, kennels and associated tack room and feed stores. Construction of a new stone chimney stack and glazed external doors on approved farmhouse extension. Associated external works including landscaping and drive alterations – Granted Conditionally.

3/2004/0709/P - Proposed alterations to approved barn conversion and adjoining farmhouse including new replacement garage and septic tank. Ref: 3/03/0331P – Granted Conditionally.

3/2003/0331 – Conversion of part of barn to domestic use (Resubmission)  – Granted Conditionally.

3/2002/0838/P – Conversion of part of redundant barn to house – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Development within Open Countryside.

Environmental, AONB, Human Rights and Other Issues

This application seeks permission to vary three existing conditions imposed on the planning consent, ref. no. 3/2006/0957/P, in relation to the recently approved new stable building with an indoor riding ménage, kennels and associated tack room and feed stores at Carholme Farm, Paythorne. The main reasoning behind these three previously imposed conditions, was to limit the amount of additional traffic travelling to and from the site on a daily basis that may have occurred if the use of the site was not limited to the occupiers of Carholme itself. Given the isolated location of the site, and the highway network surrounding it, it was considered that any increase in vehicles could have had a detrimental impact on highway safety in the vicinity. As such, this is the main consideration when deciding whether or not the proposed variations to the conditions are acceptable.

Having discussed the proposed variations with the LCC County Surveyor, he has no objection in principle on highway safety grounds to the variation in Conditions 6 and 8, as requested. However, in order to be consistent he has requested that the phrase 'or otherwise' be removed from the reworded Condition 7. He notes that while it is not unreasonable to allow a limited increase in activity at the farm, it would not be appropriate to extend this through unrestricted access to the indoor riding arena. This matter has been discussed with the Agent for the application, however no compromise has been reached regarding the re-wording of Condition 7. As such, the proposed variations must be considered on their own merits, and as presented, and as such the proposal to vary Condition No’s 6 and 8 ONLY is recommended.

SUMMARY OF REASONS FOR APPROVAL

The original proposal represents an appropriate form of development and the variation of Condition No’s 6 and 8 will not lead to conditions that would be to the detriment of highway safety.

RECOMMENDATION: Ribble Valley Borough Council in pursuance of its planning powers, hereby varies Condition No’s 6 and 8 ONLY of planning permission Ref. No. 3/2006/0957/P:

REVISED CONDITIONS AND REASONS:

6.
This permission in so far as it relates to the stables and indoor riding arena shall inure for the benefit of the land and occupiers of Carholme. However, four of the nine approved stables shall be available for private hire on a temporary basis, consisting of no more than 30 consecutive days.


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

8.
The proposed use of the stables approved shall be for private and domestic purposes, with the exception of four of the nine, which shall be available for the private hire on a temporary basis, consisting of no more than 30 consecutive days.


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

NOTE

1.
The applicant is advised that consent is granted to vary conditions 6 and 8 only and that permission has been granted to alter condition 7.

APPLICATION NO: 3/2009/0138/P
(GRID REF: SD 7436 4161)

CHANGE OF USE OF EXISTING BUILDING TO FORM PLACE OF WORSHIP AND COMMUNITY PARTNERSHIP CENTRE AND SINGLE STOREY EXTENSION LINK CORRIDOR, NEW DORMER AND CREATION OF CAR PARK AT MOUNT VALE, FORMERLY LAPPIT MANUFACTURING), LOWERGATE, CLITHEROE 

	PARISH/TOWN COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection in principle on highway safety grounds. However, in view of the existing demand for on street parking, primarily from residents of Wilkin Square, it would be appropriate to pursue a Traffic Regulation Order to prohibit parking in the immediate vicinity of the car park entrance.

	
	
	

	ADDITIONAL REPRESENTATIONS AND INFORMAL NOTICE:
	Two letters of objection has been received, one of which considers that the dormer would be intrusive and cause a loss of privacy.  The other issues include:

· Viability of the scheme including funding

· Traffic issues

· Litter concerns


Proposal

The scheme involves the change of use of a manufacturing building to a place of worship and community partnership centre and this would fall within Class D1 of the Town and Country Planning (Use Classes) Order.  In essence, it is a substitution of design following approval granted in December 2006. 

Development would also involve partial demolition of an industrial building to create 15 parking spaces.   Where there is a new boundary fence the car park would have a 1.8m fence along its boundary and steel gates at the entrance for vehicular and pedestrian use.

The main external changes involve the partial retention of a modern outbuilding which backs onto rear of gardens on Lowergate.  This measures approximately 22m x 6 and would have a curved roof with maximum height of 3.9m.  This building would accommodate toilet and washroom facilities as well as a new stone archway entrance.  The scheme also seeks to enlarge the existing doorway onto Lowergate.  There is also a flat roof dormer to be erected at the rear of the building over the valley of the existing roof.  There is no opening on this dormer.  

The proposal is for unrestricted hours of use as a place of worship but with a more restrictive use on the other elements.  The applicant has indicated that there will be no call for worship or amplified music from within the premises.

Site Location

The proposed site lies within the Clitheroe Conservation Area and has a dual road frontage on to Lowergate and Highfield Road.  It is a former chapel with most recent use being a manufacturing building.  It is situated in a mixed use area and attached to residential properties but within the town centre and close to commercial properties.  Lowergate itself is well trafficked and on a bus route.

The main building is a three storey building constructed of stone and slate roof and is a prominent feature in the locality. 

Relevant History

3/2006/0880/P – Use of building and extension for place of worship and community building. Approved. 

Relevant Policies

Policy G1 - Development Control.

Policy G1 - Development Control.

Policy G12 - Places of Worship/Community Facilities.

Policy EMP11 - Loss of Employment Land.

Environmental, AONB, Human Rights and Other Issues

In view that the principle has been established, the main issues to consider in this proposal relate to the highway alteration and visual impact resulting from the development and any residential impact.  It is important to have regard to any impact caused resulting from the design changes.  

In considering the visual impact, there is little change to the main character of the building.  I am satisfied that the retention of the outbuilding and resulting design changes will not have a significant impact.

One design change relates to the use of galvanised and steel fencing on the proposed car park and gateway which I do consider to be less attractive than the previous timber doors and fencing.  However, it is as the rear and providing they are painted a suitable colour I consider them acceptable.  

In relation to highway issues, it should be noted that there is no objection from the County Surveyor.  The parking at the rear provides adequate facilities and is considered that access to car park is also acceptable.  

The County Surveyor has previously requested a condition relating prohibition of waiting restrictions.  Although this is desirable a previous officer verbally indicated that if the parking restriction did not come into fruition he would still not object to the overall proposal.

The retention of part of the outbuilding would no longer make the car park visible from Lowergate and would also act as a noise barrier and reduce overlooking from people using the car park.

The other key issue relates to the effect the proposal would have on residential amenity by virtue of noise from the activities.  The noise assessment submitted with the application has been previously examined by the Council's Environmental Health Officers who were satisfied that the scheme would not result in adverse effect on residential amenity by virtue of noise.  It is however important to ensure that the effect is kept to a minimum, therefore appropriate    conditions in relation to no call for worship or amplified music should be imposed.  This has been agreed by the applicant.  In order to further protect residential amenity, I consider that the car park should be secure and closed between the hours of 2300 to 0700 and that the only access to the building within these hours should be from the main entrance on Highfield Road.  This was a condition imposed under the previous approval.  

Having carefully considered the objections and having regard to the proposed activity and its location, I consider that a recommendation of approval to be appropriate.

In relation to the objectors, there is no window on the roof alterations and therefore this proposal would have no further impact in relation to privacy issues.  In relation to other issues I consider these are either not material planning considerations or would have been considered previously.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
The proposed car park shall be made available before commencement of use and thereafter retained and securely closed between the hours of 2300 and 0800.  Precise details of the locking mechanism shall be agreed by the Local Planning Authority before commencement of development and thereafter retained.


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

3.
There shall be no call to prayer or amplified music within the premises at any time.


REASON: In order to safeguard nearby residential amenity and to comply with Policy G1 of the Districtwide Local Plan.

4.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


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


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

5.
There shall be no pedestrian access to the site between the hours of 2300 to 0700 other than from the existing entrance on Highfield Road.  


REASON: In order to safeguard residential amenity and to comply with Policy G1 of the Districtwide Local Plan. 

6.
The use of the premises in accordance with this permission shall be restricted to the hours between 0800 and 2300 with the exception of the use of the building for religious worship.  


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.

7.
Prior to commencement of development a detailed travel plan including methods of travel arrangements for weddings and funerals shall be submitted to and approved in writing by the Local Planning Authority and thereafter implemented in perpetuity.


REASON: In order to minimise traffic movement and to conform with Policy G1 of the Districtwide Local Plan.

8.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2008 (or any Order revoking or re-enacting that Order) the building shall not be altered in any way including the insertion of any window or doorway, without the formal written permission of the Local Planning Authority.


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

9.
Before the facility is first brought into use the developer shall promote the introduction of lengths of prohibition of waiting along Wilkin Square to facilitate the free passage off vehicles to the access to the development’s car park facilities.


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

10.
Before the facility is first brought into use the access and car parking area shall be constructed as indicated on the submitted site plan, drawing No 1528 PLANNING 10, and thereafter retained.


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

APPLICATION NO:
3/2009/0165
(GRID REF: 374867, 442601 SD) 

PROPOSED SIDE EXTENSION TO PROVIDE NEW GARAGE AND EXTENSION TO STUDY AND TWO BEDROOMS IN NEW ROOF SPACE AND SINGLE STOREY EXTENSION TO THE REAR OF THE DWELLING AT 14 SOMERSET AVENUE, CLITHEROE, LANCASHIRE, BB7 2BE.

	PARISH COUNCIL:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter has been received from the adjoining neighbour who objects to the erection of the rear conservatory for the following reasons:

· The length and height of the conservatory would affect light entering the objector’s main bedroom, a room partially used as a sitting area.

· Additionally the objector’s privacy will be affected as the conservatory will have a direct view into the main bedroom.


Proposal

The application seeks planning permission for two elements.  Firstly permission is sought for an extension to the side of the property, this will have approximate dimensions of 10m x 2.7 x 2.9m to the eaves which is the same height as the existing dwelling. The side extension will provide an integral garage and an extended study room at ground floor and two additional bedrooms at first floor. As existing the property has three pitched roof dormers, one on each of the elevations, which were erected by a previous occupier of the property without planning permission. The existing dormer window facing no. 16 will be removed as a result of the works and replaced by two roof lights.

Secondly permission is sought for a rear extension, noted as a conservatory on the submitted plan. The rear extension measures approximately 2.3m x 3.6m x 3.5m to the ridge. 

Site Location

The property is a semi detached bungalow located to the north of the Cricket Ground which is within the settlement boundary of Clitheroe, as defined by the Ribble Valley Districtwide Local Plan (adopted June 1998). 

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

The main considerations in the determination of the planning application are the visual impact of the proposal, the potential impact on neighbouring residential amenity and whether planning legislation can control all the works proposed. Considering this I will deal with each set of works separately. 

With regards to the extension proposed at the side of the house, in terms of visual impact the scale and design of the proposed works are acceptable as the extension will appear subservient to the original dwelling by follow the existing roof slope of the bungalow.  I am of the opinion that subject to the use of appropriate materials the extension would not have an adverse affect on the streetscene. With regards to residential amenity, there are to be no windows at ground floor window and two roof lights as a result of the works will replace the existing dormer window facing the gable of no. 16. 

Regarding the proposed rear extension, since having pre application discussions with the applicant, planning legislation has changed by the amended General Permitted Development Order (October 2008). By virtue of Schedule 2, Part 1,Class A of this order the extension can be built without planning permission. However, notwithstanding the above, in response to the concerns raised by the adjoining neighbour with regards to loss of sunlight and privacy from the proposed ‘conservatory’ extension, I consider that any potential loss of light to the window nearest to the boundary would be minimal and furthermore after discussions with the applicant an amended plan has been received showing the wall nearest to the neighbour is to be solid.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity nor would it

have an adverse visual impact.

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 9 April 2009.


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

APPLICATION NO:
3/2009/0172/P
(GRID REF: SD 375032 450248)

DEMOLITION OF EXISTING DWELLING AND ATTACHED GARAGE. ERECTION OF NEW DWELLING AND ATTACHED GARAGE. ALTERATIONS TO EXISTING VEHICULAR ACCESS AT BAMBERS, LANE ENDS, BOLTON-BY-BOWLAND, CLITHEROE, LANCASHIRE.

	PARISH COUNCIL:
	The Council recommend refusal on the following grounds:

1. Previous application for a barn and ménage has left the countryside in a disgraceful state.
2. Spoils have been left in the field north of the site.
3. Drainage has not been fully addressed resulting in flooding of neighbouring properties.
4. Foul water is entering the drainage system.

5. Damage to the village green has not been repaired.

6. Once these issues have been rectified, the Council will then consider the above application.



	LCC COUNTY SURVEYOR:
	No objections on highway safety grounds and no further comment.

	ADDITIONAL

REPRESENTATIONS:
	Two letters of objection from nearby neighbours have been received, with the following points of objection being raised:

1.
In principle, we have no objection but a single storey 
building would be more appropriate.

2.
Concerns regarding overlooking.

3.
Concerns regarding the expansion of the vehicular 
entrance to the site and its impact on highway safety.

4. 
Concerns that the existing septic tank will not serve a 
five bedroom house.

5.
It is inappropriate for any further development at the 
site until conditions attached to previous approvals 
have been fully met.

	
	6.
Previously approved drainage system has not yet been 
installed causing flooding and discharge still.
7.
No sign of the manure midden being constructed.
8.
Spoils have been left in the field north of the site, and 
should be removed before continuing with work.




Proposal

The application seeks permission to demolish an existing three bedroom, single storey, rendered bungalow at Bambers, Lane Ends, and replace it with a new five bedroom, two storey, stone built, detached property with an attached garage. The scheme also includes the widening of the vehicular access to the site in order to create a more defined turning area away from the access onto the road, mainly for larger vehicles such as horse boxes/trailers. The scheme also includes a landscaping scheme for the site, which will partially screen the new property from the nearby properties thereby reducing any perceived impact.

Site Location

The site lies within the hamlet of Lane Ends, which is approx. 2.5 miles north of Grindleton, and approx. 2 miles west of Bolton-by-Bowland. The site lies within the Forest of Bowland Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2009/0021/P - Application for discharge of condition no. 2 (relating to the containment and storage of manure) of planning consent 3/2008/0605P – Granted.

3/2008/0605/P - Extension to already approved building and change of use of land from general grazing to horse ménage – Granted Conditionally.

3/2007/1019/P - Proposed stable, storage, tack room and trailer store. Portal frame building with blockwork to 1200mm above first floor level with Yorkshire boarding above with Eternite sheeting in dark green (Re-submission) – Granted Conditionally.

3/2007/0888/P - Proposed stable, storage, tack room and trailer store. Portal frame building with blockwork to 1200mm and Yorkshire boarding above with Eternite grey sheet roof – Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H10 - Residential Extensions.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

The main issues with regards to this application relate to the principle of a replacement dwelling at this location, whether or not the proposal will have a detrimental, visual impact on the streetscene, whether or not the proposal will have a detrimental, visual impact on the A.O.N.B. and any possible affect the proposed new dwelling may have on the residential amenity of the adjoining neighbours.

With regards to the principle of a replacement dwelling, Policy H14 states that ‘Rebuilding or replacement of dwellings will be permitted in the open countryside subject to the following criteria:

“The impact of the landscape will be assessed in relation to that of a new dwelling, and as such very careful consideration to design and use of materials must be made”.

Therefore, the main concern is whether or not the design, scale and massing of the proposed dwelling has an acceptable visual impact on the landscape. Indeed, given the location of the property within the A.O.N.B. this is considered of vital importance.

The existing property is a modern, rendered, single storey bungalow surrounded by two storey stone built properties. Bearing this in mind, its loss and subsequent replacement with a two storey, stone built property is considered to have an acceptable visual impact on the area, as the new property is considered to be more in keeping with the surrounding properties than the existing modern construction. In addition, given the following:

· the floor area of the new property is of a similar scale to the existing;

· the proposed low eaves height of the new property;

· the introduction of additional screen planting; and

· the more traditional window design of the property,

The visual impact on the streetscene is considered to be minimal, and as such will also have no significant visual impact on the character or setting of the Forest of Bowland Area of Outstanding Natural Beauty. Bearing this in mind, the proposal is considered to comply with the relevant Policies and the SPG note ‘Extensions and Alterations to Dwellings’.

With regards to the potential impact on the adjacent and adjoining neighbours in respect of amenity, the proposed new property will be approx. 40m from the southern boundary of the land within its ownership, and will be screened by additional planting. As such, it is considered that it will have no impact on the privacy of the occupiers of the nearest dwelling. More specifically, with regards to the objectors concerns regarding loss of privacy, the Council’s SPG: Extensions and Alterations to Dwellings, Paragraph 6.1.1, notes that ‘Except in special circumstances, windows to habitable rooms at first floor level should be a minimum of 21 metres’. As such, given that the new property is more than double this measure from the nearest adjacent property, it is considered that the proposal will not cause a loss of privacy to any habitable rooms, and that the scheme will have no significant impact on the amenity of the occupiers of the adjacent properties.

With regards to the points of objection from the nearby neighbours and the Parish Council, I can provide the following advice. Having visited the site at the beginning of April with the Agent and Applicant present, I am satisfied that the majority of the Conditions imposed on the two previously approved applications have been adhered to. 'Technically', there are two Conditions from the 2007/1019 Application (Proposed stable, storage, tack room and trailer store) regarding a landscaping scheme and a surface/foul water drainage scheme that have not been discharged, however these details have now been approved by virtue of the more recently approved Application, no. 3/2008/0605/P (Extension to already approved building and change of use of land from general grazing to horse ménage). Considering this, I have no concerns that Conditions have not being complied with. With regards to the current state of the site, the Applicant has almost completed the stables and ménage, and has partially completed the associated drainage to the west/south west of the stables. He has yet to begin the drainage system to be implemented to the east of the stables. Once work has begun on site the drainage system must be inspected by a Building Control Officer.  Finally, in respect of the concerns regarding the suitability existing septic tank, I consider that this detail can be dealt as part of a planning condition

In conclusion, whilst I am mindful of the comments from the objectors, 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 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 
Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


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

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


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

3.
Before the access is used for vehicular purposes, that part of the access extending from the highway boundary for a minimum distance of 5m into the site shall be appropriately paved in tarmacadam, concrete, block paviors, or other approved materials.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to prevent loose surface material from being carried on to the public highway thus causing a potential source of danger to other road users.

4.
No part of the development shall be commenced until the new access hereby approved has been constructed in accordance with details submitted on drawing No. 1711/2.


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

5.
The development hereby permitted shall not be commenced until further 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.

6.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to E shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policies G1, ENV1, and H14 of the Ribble Valley Districtwide Local Plan.

7.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future hard standing or fences as defined in Schedule 2 Part I Class F and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.


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

8.
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 February 2009.


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.

9.
Prior to commencement of the built development hereby approved, full details of the existing private treatment tank/septic tank shall be submitted to and approved in writing by the Local Planning Authority, and no part of the built development shall be brought into use until the Local Planning Authority are satisfied with these details.


REASON: In order to assess the suitability of the existing treatment plant/septic tank, and to prevent pollution of the water environment in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

10.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and which shall be agreed in writing.


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


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


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


REASON: In order to ensure that any trees affected by development and considered to be of visual, historic or botanical value are afforded maximum physical protection from the adverse affects of development. In order to comply with planning policies G1 and ENV1 of the District Wide Local Plan.

11.
Within twelve months on completion of all services, buildings and roads the following remedial tree preservation work shall be implemented:


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


Soil inoculation of the root/crown zone with a mixture of ecto and VAM mycorrhizae shall be carried out.


The surface area of the entire root/crown zone shall be mulched with a 150mm layer of organic matter i.e. composted green waste, leaf mould and/or chipped forest bark.


REASON:  In order to relieve soil compaction in order to facilitate the percolation of moisture through to the root zone, increase stress, drought resistance and availability of nutrients and improve soil fertility and create conditions for healthier root system and to comply with planning policy ENV13.
APPLICATION NO:
3/2009/0177/P
(GRID REF: 380625, 445837 SD) 

PROPOSED TWO STOREY SIDE EXTENSION AT SPENCER COTTAGE, RIMINGTON LANE, RIMINGTON.

	PARISH COUNCIL:
	No objections.

	
	
	

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


Proposal

The application seeks permission for a two-storey extension at the side of the house with a canopy over the front door to act as a porch.  The new two storey extension will project from the side of the property by approximately 4.1m at its furthest point and approximately 1.3m at its narrowest point which is towards the rear of the property. The two-storey side extension is shown to be set back from the front of the property by approximately 2.9m and set down from the front roof slope by approximately 0.6m. The extension would provide a study and an extended living room at ground floor level and an additional two bedrooms and a shower room at first floor. The proposed open porch will equal the width of the extension and will be set back from the front of the property by approximately 0.7m. Materials comprise of stone and slate roof.

Site Location

The application site is a stone cottage located on the north side of Rimington Lane at the eastern end of the village.

Relevant History

None

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H10 - Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

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

The works proposed at the side of the property will not be easily visible within the wider streetscene when approaching the property from the east and west as the extension has been set back from the front of the property and the conifer tree to the south-east of the garden will conceal views when approaching the property from the east. The extension has also been set down from the main roof ridge and therefore the design complies with the relevant Policies and the SPG note ‘Extensions and Alterations to Dwellings’ by appearing subordinate to the main dwellinghouse, and as such the proposed works would have no significant detrimental impact on the streetscene.

With regards to potential impact on the adjacent neighbours in respect of amenity, one window is proposed in the gable of the extension at first floor level. This window will overlook the garden of the property and the gable of the neighbouring property which has two windows at first floor level. The window proposed is for a bathroom and theoretically should be obscure glazed. However, an appropriate condition will be used, therefore as a result of the works there will not be any neighbour implications.

Having regard to all the above, I am of the opinion that providing the extension is built in matching materials, the works would not prove significantly detrimental to either visual or residential amenity and thus recommend the application in view of that.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
The extension hereby approved shall be constructed with its first floor eastern               elevation window obscure glazed and also fitted with restrictors limiting the degree of opening of each opening light to not more than 45°.  Thereafter it shall be maintained in that condition in perpetuity to the satisfaction of the Local Planning Authority.


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

APPLICATION NO:
3/2009/0181
(GRID REF: SD 371083 433698)

MODIFICATIONS TO FRONT OF PROPERTY INCLUDING A NEW PORCH AND KITCHEN REPLACEMENT TO REAR OF PROPERTY. NEW WINDOWS TO FRONT AND SIDE ELEVATION AT 12 WHALLEY OLD ROAD, YORK VILLAGE, LANGHO

	PARISH COUNCIL:
	The parish council object to the proposals and raise the following points:

· This property extends far in front of the building line of the rest of the terrace and the proposed front extension would add to this problem, detracting from the visual amenity of the neighbouring property and the general look of the terrace.



	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a neighbouring resident who wishes to raise the following concerns:

· The proposals increases both the forwards and rearwards projection of the property which sets it even more at odds with the normal layout of the terrace.

· The porch would contribute to a three-tiered extension at the front, the visual appearance of which would be out of keeping with the terrace.


Proposal

Permission is sought for a porch attached to a new single storey structure which will remain on the same footprint as the existing extension, modifications to which will include a window to the north-eastern side elevation, two new windows to the front elevation to replace the existing picture window dressed in random stone to the sides with a rendered finish and slate roof . The proposed porch element to the right hand side of the extension will project approx. 1.1m from the front elevation, approx. 2.3m in length with a pitched roof of maximum height of approx. 3.6m. Materials to be used are random stone to the sides with rendered walls to match the existing property with a slate roof.

Permission is also sought to remove the existing single storey extension to the rear and replace with a single storey extension to provide extended kitchen accommodation extending approx. 5.7m from the rear, approx. 5.1m in width and approx. 3.4m in height with a pitched roof constructed of rendered walls with stone sides and a slate roof.

Site Location

The proposal relates to an end of terrace cottage situated on Whalley Old Road opposite the junction of York Lane, York Village, Langho within an area designated as Green Belt and Open Countryside.

Relevant History

None

Relevant Policies

Policy G1 – Development Control

Policy ENV3 – Development in Open Countryside

Policy ENV4 –Green Belt

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.

With regards to visual amenity I note the concerns raised by the neighbouring property and the Parish Council in relation to the proposed porch and alterations to the property at the front elevation and its potential detrimental impact upon the existing ‘terrace’ effect.

Whilst I acknowledge that the proposed porch will extend a further 1.1metres from the existing single storey front elevation and that the property already extends far from the building line of the rest of the terrace I consider that an extension of approx. 1.1m will not significantly contribute to the loss of visual amenity to this row of terraces and in fact I consider that the proposed porch and alterations will provide a visual improvement upon what is currently a somewhat ‘modern’ single storey extension. The alterations to the windows on the front elevation will be more in-keeping with this row of terraces than the existing large picture window and the design of the porch and materials used will provide a positive contribution to this row of cottages.

With regards to the proposed porch and any adverse impact this proposal may have upon residential amenity, the two storey front elevation of the property currently extends significantly forward from the building line of this row of terraces and, as existing, contributes to loss of light to the ground floor window of the adjacent property No 10 Whalley Old road, failing the BRE methodology detailed in the Council's SPG ‘Extensions and Alterations to Dwellings’.  However, I consider that as the proposed porch will be of single storey construction with a hipped roof, projecting approximately 1.1m forward of the existing single storey extension it will not significantly increase the harm to adjoining residential amenity.

With regards to the extension to the rear I consider that as the proposal will project only a further 0.4 metres from that of the existing single storey extension, materials to be used will match those of the existing property and will not prove visually prominent within the immediate locality as it is to the rear of the property any visual impact of this aspect of the proposal will be minimal.

With regards to any adverse impact on residential amenity I consider that as both proposals are single storey and will not protrude significantly further from the existing buildline of both the front and rear elevation any potential impact upon neighbouring residents will be minimal.

A bat survey was carried out at the property and it was concluded that the proposed building operations are unlikely to cause any disturbance to bats or result in the loss of a bat roost or cause injury or death to bats.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
Precise specifications or 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 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 Dwelling”.

APPLICATION NO:
3/2009/0183/P
(GRID REF: SD 365070 435783)

SIDE EXTENSION AND LOFT CONVERSION (WITH FRONT AND REAR DORMERS) TO EXISTING BUNGALOW AT 5 CHESTERBROOK, RIBCHESTER, LANCASHIRE, PR3 3XT.

	PARISH COUNCIL:
	No objections.



	ADDITIONAL REPRESENTATIONS:
	One letter has been received from a nearby neighbour, with the following points of objection being raised;

1. Proposed scheme will seriously impact on amount of light/sunlight to my kitchen window,
2. Very little sunlight reaches this wall in the winter as it is,
3. Noise concerns should permission be granted, and
4. Why should permission be granted to destroy a comfortable retirement home, in order to turn it into a larger house?


Proposal

The application seeks permission for a two-storey extension to the side of the bungalow, the insertion of a small dormer window to the front roof elevation and the insertion of two larger dormer windows into the rear roof elevation. Permission is also sought for a new French window in the rear elevation of the property, and the creation of additional car parking space to the front of the property.

Site Location

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

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for a two-storey extension to the side of the bungalow, the insertion of a small dormer window to the front roof elevation and the insertion of two larger dormer windows into the rear roof elevation. The two-storey side extension will project approx. 2.55m from the side elevation, and has its ridgeline running straight through in line with the existing. The dormer window to the front elevation measures 2.2m x 1.8m, and the dormers to the rear measure 2.2m x 1.8m and 4.2m x 2.6m. The materials proposed are to match the existing.

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

The proposed side extension has been designed to blend in with the existing roofline of the main property in order to minimise any visual impact on the streetscene. With regards to the proposed dormer window to the front elevation, considering the minor nature and design of the dormer, that permission has been granted for a similar sized dormer at no. 1 Chesterbrook and that Chesterbrook itself is a mixture of house types, this addition to the front elevation is considered to comply 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 neighbours in respect of amenity and loss of light, the Council’s SPG: Extensions and Alterations to Dwellings, Paragraph 6.2.1, which notes that ‘Extensions can have an effect on neighbouring properties due to the shadow, which they cast. The larger the extension and the closer to the neighbours property, the greater the effect. Any proposal which reduces the level of daylight available to habitable rooms in neighbouring properties is likely to be refused.’ The windows in question on the adjacent property are kitchen windows, and are therefore not classed as habitable rooms. As such, it is considered that the proposal will not cause a significant amount of light to be lost to any habitable rooms of the adjacent property. In addition, having the assessed the proposed dormers to the rear, I do not consider that the scheme will have a significant impact on the amenity of the occupiers of the two adjacent properties either.

The proposal also provides additional off-street parking to the front of the property, and as such will have no impact on highway safety.

Bearing in mind the above, and whilst I am mindful of the points from the objector, 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 planning permission be GRANTED subject to the following condition(s):

1.
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.


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

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 8 April 2009.


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

APPLICATION NO:
3/2009/0190/P
(GRID REF: SD 375047 442759)

PROPOSED EXTENSIONS TO FRONT AND REAR INCREASING LOUNGE, BEDROOM AND BATHROOM SIZES AT HIGH BRAKE HOUSE, CHATBURN ROAD, CLITHEROE 

	PARISH/TOWN COUNCIL:
	No objections.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from a nearby resident who considers that the proposed rear extension would adversely affect his light and privacy.  He considers this building to be large enough already.  


Proposal

At the northern end of this building, there is a two storey element that is on lower ground than the rest of the building and is set back considerably from the main front elevation.  It also projects further to the rear than the rest of the building.  The first part of this application involves the erection of a single storey extension on to the front of this part of the building.  This extension would be 3.6m wide and would project forward only 1m.  It would provide an extension to an existing bathroom.  

The second part of the application concerns a proposed two storey extension at the rear of the building that is 7.8m wide and would project 2.1m out from the existing rear elevation of the main part of the building.  This would provide an extension to an existing lounge and bedroom.  

Both extensions would have pitched roofs and would have external materials comprising stone render and blue slates, all to match the existing building.  

Site Location

The application relates to High Brake House Nursing Home, which is situated on Chatburn Road, opposite Clitheroe Grammar School.  The building is set back from the road with private parking on the forecourt and side areas, and there is a relatively large garden area at the rear.  The site is adjoined on both sides and at the rear by residential properties.  

Relevant History

3/2007/0599/P – Extension and alterations.  Approved.

3/2008/1020/P – Extension above existing two storey section at the northern end of the building.  Approved. 

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The considerations in the determination of this application relate to the effects of the two extensions upon the appearance of the building itself and the locality in general, and upon the amenities of nearby residents.  

With regards to the first consideration, both extensions are relatively small and are to be constructed using matching materials.  I therefore consider that they would have no detrimental effects upon the appearance of the building itself or the general locality.  

A letter of objection has been received from a resident of Colthirst Drive whose rear garden adjoins the northern side boundary of the application site.  The rear windows of his property therefore look across the rear garden of the nursing home and towards the side elevation of that part of the building which projects beyond the main part of the rear elevation.  The proposed front extension therefore has no effects upon the amenities of this neighbour.  The proposed rear extension is on to the main part of the rear elevation and does not project beyond the existing rearward projection of the northernmost section of the building.  The proposed rear extension would therefore also not have any detrimental effects upon the privacy or general residential amenities of this particular neighbour.  In my opinion neither of the extensions would have any seriously detrimental effects upon the amenities of any other nearby residents.  

I can therefore see no objections to this application.

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:
3/2009/0218/P
(GRID REF: SD 359521 435246)

REPLACEMENT PORCH, NEW GABLE ELEVATION WINDOWS, NEW VELUX ROOF WINDOWS AND NEW SLIDING DOORS IN ADJUSTED OPENING AT OAK TREE FARM BARN, PRESTON ROAD, LONGRIDGE, LANCASHIRE, PR3 3BL.

	PARISH COUNCIL:
	No objections.



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

1. Existing property was approved in late 70s with no windows or openings to be constructed in side elevations to ensure privacy,

2. In addition, the new property was also raised higher than the previous building, and as such would have a greater impact on privacy if the proposed windows are allowed,

3. The proposed windows will intrude on outside amenity space and use and enjoyment of a small secluded south facing garden area,

4. Due to difference in height between properties, the new windows will look directly down into main rooms of the front, south facing elevation of the house, and

5. We therefore request that Planning Committee reject these proposed windows.


Proposal

This application seeks approval for a replacement porch to the front elevation of the property, the insertion of five velux windows in the roof of the property, the insertion of sliding doors to the rear of the property and the insertion of three windows in the north facing elevation of the property and two windows in the south facing elevation of the property.

Site Location

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

Relevant History

3/1993/0810/P – Detached Double Garage – Granted Conditionally.

3/1985/0043/P – Convert garage to study and erection of detached garage – Granted Conditionally.

3/1977/0407/P - Detached domestic dwelling on site of existing barn – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Development in Open Countryside.

Policy H10 – Extensions and Alterations to Dwellings.

SPG ‘Extensions and Alterations to Dwellings’.

Environmental, AONB, Human Rights and Other Issues

The property in question, is a two storey, detached dwelling with an attached garage. This dwelling was approved and constructed in the late 1970s, and had permitted development rights removed as part of the approval. This is the reason that the new windows within the roof, and indeed the new windows within the side elevations, require planning permission. The keys issues with regards to this proposal are in relation to the impact on the residential amenity of nearby neighbours and the visual impact on the character of the property by virtue of the proposed alterations.

With regards to visual impact on the character of property, whilst the property itself resembles a barn conversion, it is in fact a new build property. As such, considering the sympathetic nature of the design and size of the new porch, the design and size new sliding doors to the rear and the position of the new velux windows, it is considered that these proposed alterations have an acceptable visual impact, and will have no significant impact on the character of the property.

With regards to any potential impact on the residential amenity of the occupiers of the nearby properties, the property itself lies approx. 10m from the boundary with each neighbouring property. The four windows at first and second floor level proposed, serve en-suite bathrooms and a walk-in wardrobe, and measure approx. 0.4m x 0.7m in size, and they are all shown as obscure glazed with restricted opening to a maximum of 45 degrees only. The neighbour to the north of the property has objected to these windows on the basis of loss of privacy, however having visited the site and providing that these windows are controlled by condition to be obscure glazed and restricted to opening a maximum of 45 degrees, with those details submitted to the Local Planning Authority for approval subject to their insertion within the property, I do not consider there will be a significant impact on the amenity of the occupiers of the adjacent properties.

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

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
All proposed new side elevation windows at first and second floor, hereby approved, shall be obscure glazed, details of which shall be submitted to, and agreed in writing, by the Local Planning Authority before development commences; and also fitted with restrictors limiting the degree of opening of each opening light to not more than 45°.  Thereafter it shall be maintained in that condition in perpetuity to the satisfaction of the Local Planning Authority.


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

APPLICATION NO:
3/2009/0227
(GRID REF: SD 373242 441141)

ALTERATION OF MATERIALS USED IN CONSTRUCTION OF EXTENSION APPROVED UNDER APPLICATION NO. 3/2008/0706 AT 69 FAIRFIELD DRIVE, CLITHEROE

	PARISH COUNCIL:
	Clitheroe Town Council – No Objections.

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received which raises the following:

· The extension in the future could attract a possible ten persons if the property were to be sold which would be excessive and could be possibly rather noisy.

· The proposed change of materials would not be in keeping with the other surroundings and does the deeds of the bungalow not stipulate the precise type of materials to be used?

· Loss of light


Proposal

Consent is sought to amend the materials used in the construction of the previously approved application (3/2008/0706) for a single storey extension to provide accommodation for elderly relatives.

Site Location

The property the proposal relates to is a semi-detached bungalow towards the southern corner of Fairfield Drive attached to a property, the eastern boundary of which, fronts onto Wansfell Road within the settlement of Clitheroe.

Relevant History

3/2008/0706 – Single storey extension to provide accommodation for elderly relatives to live with their family – Approved with Conditions

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 initial plans submitted indicated that the extension was to be faced in render and pebble dash which I considered would not be appropriate materials as the property would be faced in three types of materials; pebble dash, render and brick.  Subsequent amended plans have been received which state that the extension is to be faced wholly in pebble dash to match the side elevation of the existing property. I therefore consider that this amendment will ensure that the extension is in-keeping with the existing property.

I note the concerns of a neighbouring resident to the rear with regards to the close proximity of the proposal to their boundary and the potential of loss of light into their property. I consider that as the proposal will be approx. 2m from the boundary fence and will not project any further than the existing garage any potential loss of light will be minimal. 

I also note the neighbouring residents concerns regarding the possibility of the extension accommodating up to ten persons if the property was to be sold and whether the deeds of the property stipulate what materials are to be used, however these are not considered legitimate planning considerations 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 subject to the following condition(s):

1.
The proposed development shall only be occupied as an extended family unit in conjunction with the property to which it is attached or related to and shall not be used as a separate unit.


REASON: In order to comply with Policies G1 and H9 of the Ribble Valley Districtwide Local Plan. The division of the dwelling into separately occupied units could be injurious to the amenities of the neighbouring occupiers and to the character of the area and would require further consideration by the Local Planning Authority.

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 8 April 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.

C
APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL

APPLICATION NO:
3/2009/0093/P
(GRID REF: SD 375616 437058)

PROPOSED INSTALLATION OF 10KW WIND POWERED GENERATOR ON A 12M FREE STANDING COLUMN (APPLICATION FOR PERMANENT APPROVAL) AT CLERK HILL ABATTOIR, CLERK HILL ROAD, WISWELL

	PARISH COUNCIL:
	No objections but it is requested that the conditions relating to the flicker as in the temporary approval should be repeated.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	11 letters of objection have been received including two letters from, and one letter on behalf of, the owners/occupiers of the nearest dwelling to the site.  The objections made in the letters are summarised as follows:



	
	1.
	Due to its original erection without planning permission in a position that is too close to a neighbouring dwelling, the turbine has caused unnecessary and prolonged distress to the adjoining residents as a result of:



	
	
	a)
	Difficulty in tending their sheep as they will not enter the farmyard when the turbine is over speeding.



	
	
	b)
	Fear over the safety of the turbine.



	
	
	c)
	Problems of shadow flicker in some of the rooms of their house.  Questions whether details of the anti flicker device were ever submitted to the Council for approval, whether the device was ever fitted and whether it works.



	
	
	d)
	The failure of the tress required for screening as they were planted late, and were not protected from the applicants sheep and so they were defoliated and it is suspected that they are now dead.  The neighbours have planted a row of trees at their own expense on their own land even though they feel it unfair that they should have to do this.



	
	
	e)
	Noise nuisance within their rooms when the turbine is running at high speed.  This also adversely affects the use of their farm, stable yard and garden.



	
	
	f)
	Visual intrusion of the structure when viewed from three of their windows and from within their garden.  



	
	2.
	The conditions that were imposed by the Council to protect the amenities of the neighbouring residents as part of the temporary planning permission have not been met.  Even the planning application for permanent permission was not received by the due date of 31 January 2009 despite a timely reminder from the Planning Officer.  The applicant has had over 18 months to get this turbine to work and to prove that it does not present a nuisance and yet all the problems which were manifest at the outset remain.  Indeed, the lack of control appears to have got worse to the extent that the safety of the turbine has been compromised and it is not fulfilling its purpose which was to generate electricity.   As the neighbours still have to endure the uncertainty, nuisance and significant adverse effects of the turbine which prevent the quiet enjoyment of their home and the use of their farm and stable yard, they urge the Council to refuse this application.



	
	3.
	The turbine could have a harmful effect upon bats in the locality and no appropriate survey appears to have been carried out.  



	
	4.
	The turbine is seriously detrimental to the appearance of the Forest of Pendle Area of Outstanding Natural Beauty. 



	
	5.
	Noise nuisance to walkers on the nearby footpaths and possible frightening of horses on nearby bridleways causing falls and loss of control by riders.


Proposal

This application was submitted by the agent as a renewal of the temporary planning permission 3/2007/0699/P that expired on 31 January 2009.  However, as it was not received by the Council until 3 February 2009, the application cannot be a renewal and is therefore being considered as a new application which again seeks retrospective permission for the installation of a 10kw wind powered generator on a 12m free standing column.  It is now requested, however, that the permission be granted on a permanent basis.

Site Location

The wind turbine has been erected to the rear of the abattoir buildings which are on the north west side of Clerk Hill Road in a rural location between Sabden and Wiswell and within the Forest of Pendle Area of Outstanding Natural Beauty.  In addition to the abattoir building, the applicants own dwelling is to the south west of the turbine and another dwelling in separate ownership is approximately 55m to the north east.  This group of buildings is surrounded by open fields.  The Wiswell Wireless Station mast is on higher ground approximately 220m to the west of the turbine.  

Relevant History

3/2007/0388/P – Proposed 10kw wind turbine on a 12m tower.  Refused.  

3/2007/0699/P – Retrospective application for a 10kw wind turbine on a 12m free standing column.  Temporary permission granted for one year subject to conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV24 - Renewable Energy.

Policy ENV25 - Renewable Energy.

Policy ENV26 - Wind Energy.

PPS22 – Renewable Energy.

Environmental, AONB, Human Rights and Other Issues

Planning application 3/2007/0699/P was first considered by the Committee at its meeting on 9 October 2007 when it was recommended for approval, but the Committee resolved that a decision be deferred for further investigation into the issue of flicker and to give consideration to a possible alternative position for the turbine within the applicant’s land.  Following that Committee, letters were sent to both the neighbour and the applicant.  The neighbour was asked if he could keep a record of the times when the flicker problem occurs, and the applicant was asked to give consideration to the wind turbine being resited further away from his neighbour’s property.  

In a letter dated 14 November 2007, the neighbour did not give any information in respect of the instances of flicker.  He did, however, refer to two items of advice from the Department of Trade and Industry, one of which would require this turbine to be 80m away from any habitable rooms in his property, and the other which suggests a standard separation distance of 125m.  The neighbour stated that he had advised the applicant that, if a turbine were to be resited to a distance away from his property of between 80-125m (which is possible on land within the applicant’s ownership) then he would be prepared to withdraw his objection to the application.  The neighbour also suggested that the problem of flicker and the visual intrusiveness of the turbine would both be reduced if the mast was reduced to 9m high and a belt of trees were planted between the resited turbine and his property.  

At a site meeting between the Planning Case Officer and the applicant, the applicant expressed that he was unwilling to resite the turbine, but said that he would have no objections to a condition requiring tree planting between the turbine in its existing position and his neighbours house.  He also advised that a controller device was being developed which would turn the turbine off at times which could be set by the equipment.  He said that he would accept a condition that requires such a control to be fitted, and that it would be set to turn the turbine off during those hours of the day when the problem of flicker would be a possibility.  

The application was reconsidered by the Committee on 17 January 2008 when it was resolved that permission be granted subject to conditions relating to the fitting of an anti-flicker device, and the implementation of a scheme of tree planting in the area between the turbine and the neighbouring dwelling.  In order that compliance with these conditions and the effects of the wind turbine on the amenities of neighbours could be monitored, Committee also made the permission temporary for a period that expired on 31 January 2009.  

Members are aware that this wind turbine has continued to cause serious concern to the neighbouring residents, as reports on these issues have been considered by the Committee at meetings on 6 March 2008, 11 July 2008 and 11 September 2008.  In brief terms, the important content and conclusions of those reports are as follows:

· Although details of the anti-flicker device were not submitted for the Council's approval, it does appear from information given by the applicant/agent that such a device has been fitted.  

· A scheme of planting was carried out, but as the young trees were left exposed to the applicant’s sheep, they have been largely defoliated.  Although some of the trees may still be alive, the scheme in general has certainly not thrived as the young trees have not been given the appropriate and necessary protection.  

· The Committee has already resolved that enforcement action be taken to secure the removal of the turbine in the event that either no renewal application was received or that such an application was received but was refused by the Committee.  

Following the receipt of this current application, and in preparation for the service of an Enforcement Notice should such action prove necessary, Requisitions for Information were served on the applicant and the company that erected the turbine on 6 March 2009.  Neither of the Requisition for Information forms had been returned to the Council at the time of writing this report even though the deadline for their return had already expired on 20 March 2009.  

It is evident from the representations referred to earlier in this report, that the turbine in tis existing position continues to cause serious harm to the amenities of the adjoining residents and severely affects their ability to enjoy their house and its garden.  If the original application had not been retrospective, I consider that it would have been more likely that discussions/negotiations would have taken place and the turbine moved further away from the neighbours property, in which case a permanent planning permission would more than likely have been granted.  A greater distance between the turbine and the neighbours property would obviously be an improvement in itself, but it would also allow a larger area for the implementation of a planting scheme.  

In all the circumstances, I consider that the decision of the Committee to grant a temporary permission was fair to both parties in this matter and was the appropriate course of action.  Now, over one year following that decision, I do not consider that the applicant has done sufficient to justify retention of the wind turbine on a permanent basis.  I consider that events since the granting of the temporary permission have confirmed that the wind turbine really should have been sited further away from the neighbours property, as I am sure would have been negotiated had the application not be retrospective.  I therefore recommend accordingly that this application be refused.

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

1.
That the wind turbine, because of its position unreasonably and unnecessarily close to an adjoining residential property, has seriously detrimental effects upon the residential amenities that the occupiers of that dwelling might reasonably expect to enjoy.  As such, the development is contrary to Policy G1 of the Ribble Valley Districtwide Local Plan.

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

APPLICATION NO:
3/2009/0185/P
(GRID REF: SD 375707 446023)

ERECTION OF NEW TWO STOREY DETACHED DWELLING ON LAND ADJACENT TO ORCHARD HOUSE, GRINDLETON, LANCASHIRE, BB7 4QT.

	PARISH COUNCIL:
	No objections.

	COUNTY SURVEYOR (LCC):
	No observations or comments have been received at the time of the reports submission.

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

1. How can a 3-bedroom property be classed as being of ‘modest’ size?

2. An application at Cobblers Cottage was refused on grounds of over-development and impairment of visual amenity; surely this proposal fails on these grounds?

3. Concerns regarding traffic and access with this proposal.

4. Sight lines are insufficient,

5. Parking opposite to the site will cause further problems to vehicles exiting the site,

6. The site is lower than the existing house and is constantly waterlogged, where will the water discharge?

7. Efficiency standards with the Design and Access Statement appear flawed,

8. Design has little or no architectural merit, and

9. Cannot be considered as ‘infill’.


Proposal

This is an application for the erection of one, two storey dwelling in the side garden area of Orchard House (formally known as Dale Croft), Main Street, Grindleton. The scheme also requires the creation of a new access off Main Street.

Site Location

The application relates to the side garden of a large detached bungalow within the settlement of Grindleton. The site also lies within the Grindleton Conservation Area as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

None relevant in relation to the site.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas. 

Interim Housing SPG.

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

SPG ‘Extensions and Alterations to Dwellings’.

Environmental, AONB, Human Rights and Other Issues

This is an application for the erection of one, two storey dwelling in the side garden area of Orchard House (formally known as Dale Croft), Main Street, Grindleton. The site lies within the Grindleton Conservation Area as defined by the Ribble Valley Districtwide Local Plan.

With regards to the principle of the development, the scheme must be assessed against the existing settlement strategy within the Districtwide Local Plan. This is a scheme for one new residential unit within Grindleton, which is covered by Policy G4 of the Local Plan. This allows for development on sites considered to be infill sites or proposals that contribute to the solution of a particular local housing problem. Bearing this in mind, it is considered that due to the location of the site on the Main Street frontage, adjacent to other properties, I am satisfied that the site can be considered as an infill site, and as such the principle of the development is in accordance with plan policy.

However, the main concerns with this proposal are the visual impact on the setting and character of the Conservation Area, the visual impact on the setting and character of the Forest of Bowland A.O.N.B., the suitability of the design of the proposed new dwelling in relation to the streetscene and the overall impact of this development on the amenity of the neighbouring properties.

The Agent notes that the aim of the proposal is create a modest, 3-bedroom property within an existing lower garden area to the south of Orchard House. It has been designed to blend in with the different house styles and types in the nearby vicinity, and will be of two storey construction, constructed from local stone and roofed in slate, with rendered panels. The property will have a floor area of approx. 106 sq.m. which takes up approx. 22% of the site, and given the difference in land levels, the proposed property may well appear as a single/two storey dwelling, as viewed from Main Street, which will have a minimal impact on the streetscene and indeed on the setting and character of the Conservation Area and the A.O.N.B. It is for these reasons that it is considered that the proposed scheme has an acceptable impact on the character and appearance of Grindleton Conservation Area and the Forest of Bowland A.O.N.B. in compliance with Policies ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan.

In regards to the design, style and massing of the proposed new dwelling, given the location of the new property within Grindleton Conservation Area and the style and design of the existing properties nearby, I refer to Policy ENV16 states, “Within Conservation Areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials”. As noted earlier, the Agent notes that the house will be of two storey construction, constructed from local stone and roofed in slate, with rendered panels reflecting the other similar properties that cluster adjacent to the site. As such, due to the siting and height of the new property in relation to both adjacent properties, it is considered that the proposed style and design of the dwelling relates well to the differing house types nearby, and indeed provides sufficient distance between them. As such it is considered to be sympathetic to the character and style of those properties adjacent, and will have an acceptable impact on the character or appearance of the Conservation Area.

With regards to any potential impact on the residential amenity of the occupiers of the nearby properties, given the difference in land levels, and that the property to the rear, Hayfield, is over 21m away, I am satisfied that there will be no significant loss of privacy or indeed loss of light to the nearby properties, and therefore no significant impact on the amenity of the occupiers of the adjacent properties.

With regards to the impact on highway safety, as there have been no formal comments received from the County Surveyor it is recommended that the application decision be deferred and delegated to the Director of Development Services subject to no new material issues arising from the Lancashire County Council Highways Department.

As such, whilst I am mindful of the points of objection from nearby neighbour, I consider the scheme to comply with the relevant policies, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That Committee be minded to approved the application subject to the following conditions and any additional conditions recommended by the County Surveyor and defer and delegate to the Director of Development Services subject to no new material issues arising from the Lancashire County Council Highways Department.

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


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

2.
All doors and windows shall be in timber and retained as such in perpetuity.


REASON:  To comply with Policies G1, H16 and H17 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.

3.
Before the access is used for vehicular purposes, any gateposts erected at the access shall be positioned 5m behind the nearside edge of the carriageway and visibility splay fences or walls shall be erected from the gateposts to the existing highway boundary, such splays to be not less than 45o to the centre line of the access.  The gates shall open away from the highway.  Should the access remain ungated 45o splays shall be provided between the highway boundary and points on either side of the drive measured 5m back from the nearside edge of the carriageway.


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

4.
Before the access is used for vehicular purposes, that part of the access extending from the highway boundary for a minimum distance of 5m into the site shall be appropriately paved in tarmacadam, concrete, block paviors, or other approved materials.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to prevent loose surface material from being carried on to the public highway thus causing a potential source of danger to other road users.

5.
The layout of the development shall include provisions to enable vehicles to enter and leave the highway in forward gear and such provisions shall be laid out in accordance with one of the examples indicated on the attached plan and the vehicular turning space shall be laid out and be available for use before the development is brought into use.


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

6.
No part of the development, hereby approved, shall commence until a scheme for the construction of the site access and on site works 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.

7.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


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


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

8.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (No.2) (England) Order 2008 any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to E shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policies G1, ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan.

9.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (No.2) (England) Order 2008 the building shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


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

10.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (No.2) (England) Order 2008 any future additional structures, hard standing or fences as defined in Schedule 2 Part I Classes F G and H and Part II Class A, shall not be carried out without the formal written consent of the Local Planning Authority.


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

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


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

12.
Prior to being discharged into any watercourse, surface water sewer or soakaway system, all surface water drainage from parking areas shall be passed through trapped gullies with an overall capacity compatible with the site being drained.


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

13.
Prior to commencement of any site works, including delivery of building materials and excavations for foundations or services all trees identified on the submitted site and location plan shall be protected in accordance with the BS5837 [Trees in Relation to Construction] and which shall be agreed in writing. 


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


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


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


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

14.
Within twelve months on completion of all services, buildings and roads the following remedial tree preservation work shall be implemented:


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


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


REASON: In order to relieve soil compaction in order to facilitate the percolation of moisture through to the root zone, increase stress, drought resistance and availability of nutrients and improve soil fertility and create conditions for healthier root system and to comply with Policy ENV13.
APPLICATION NO:
3/2009/0202/P
(GRID REF: SD 360409 437452)

CHANGE OF USE FROM VACANT UNIT INTO A TAXI BOOKING OFFICE AT UNIT 2, CALDER AVENUE, LONGRIDGE, LANCASHIRE, PR3 3HT.

	TOWN COUNCIL:
	Whilst there is no objection to the change of use to a booking office, the Town Council would like to see the following conditions attached to any subsequent approval;

1. The office is to be for telephone bookings only, with no customers calling into the office to either book or wait for taxis,

2. Parking for taxis should be on Barclay Road car park with a condition of the planning application that the company acquires parking permits for this from RVBC,

3. Finally, that the business be operated from the front of the premises (i.e. Calder Avenue) only with no operation taking place from Humber Street.



	LCC COUNTY SURVEYOR:
	No observations or comments have been received at the time of the reports submission.

	ADDITIONAL REPRESENTATIONS:
	Six letters have been received from nearby neighbours regarding the proposed application, as well as a petition signed by 23 nearby residents. These letters raise the following points of objection;

1.
Residents of Humber Street already put up with parking problems which could be exacerbated by this proposal,
2.
Where will Taxis park?
3.
Restricted parking nearby could lead to highway safety issues at corner of Berry Lane/Calder Avenue and Berry Lane/Humber Street,
4.
Concerns regarding unsociable persons loitering by this unit while waiting for a taxi,
5.
Noise concerns through additional vehicles late at night,
6.
Longridge Civic Hall is not a public car park and should not be considered as a solution to the applicants parking problems, and
7.
Increase in litter to area.


Proposal

The application seeks permission for the change of use of Unit 2, Calder Avenue, Longridge to a taxi booking office.

Site Location

The site is within the town centre of Longridge but outside the Longridge Conservation Area, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/1999/0610/P – Alteration of existing windows to form display windows and doorways on north west and south east elevations – Granted Conditionally.

3/1987/0767/P – Provision of first floor flat above existing shop – Granted.

3/1985/0008/P – Provision of external stairs and a new shop front canopy – Granted Conditionally.

3/1984/0232/P – Use of premises for the repair and retail sale of televisions and video equipment – Granted.

3/1984/0023/P – Proposed change of use of industrial/warehouse building to the manufacture and repair of musical and sound equipment together with associated retail sales – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for the change of use of Unit 2, Calder Avenue, Longridge to a taxi booking office. The main issues with regards to this application relate to any possible affect the proposal may have on the residential amenity of the adjacent neighbours and the potential impact of the proposal on highway safety and parking in the vicinity. There are no external alterations proposed so there will be no visual impact on the streetscene.

Having written to the applicant regarding how the business will be run, I can provide the following information regarding how the office would be run.

1. There will be no staff cars parked at the office itself, as there is sufficient parking nearby,

2. Taxis may visit the site, but there is sufficient parking nearby,

3. There will be no seating arrangements within the office as we will take telephone bookings and collect passengers from given addresses,

4. There may be occasional customers visiting to book airport transfers, however this is likely to take place during the daytime (similar to how the existing office at Stonebridge Mill works),

5. The office will be staffed to answer phone calls till midnight on Tuesdays, Fridays and Saturdays, whilst closing at 6pm all other nights, and

6. We only have two cars and two buses working for us now, all of which will be parked away from the office.

Bearing in the above, it is considered that an office use for this property within the Town Centre Area of Longridge is entirely acceptable and complies with the relevant Policies. Parking is readily available nearby (on both adjacent car parks and via unrestricted on-street parking) and as such I do not envisage any highway implications. However, it is requested that the proposal be deferred and delegated to the Director of Development Services subject to no new material issues arising from the formal response by Lancashire County Council Highways Department. In respect of concerns regarding the public visiting the offices, especially later at night, I consider it appropriate to only grant permission for a private hire booking office only, and impose the relevant hours of opening condition. Providing this is adhered to, I do not envisage any significant impact on the amenity of nearby neighbours.

As such, bearing in mind the above and taking into account the letters of objection from nearby neighbours, I consider that the proposal is acceptable and in accordance with the relevant Planning Policies, and as such the application is recommended accordingly.
SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That 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 Lancashire County Council Highways Department.

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


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

2.
The premises shall not be used as a taxi stand or a between journeys operational base for drivers employed in the business and shall not be used by any other private hire/taxi drivers or operators.

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

3.
The use of the premises in accordance with this permission shall be restricted to between the hours of 0700hrs to 0000hrs on Tuesdays, Fridays and Saturdays, between the hours of 0700hrs and 1800hrs on Mondays, Wednesdays and Thursdays and between the hours of 0900hrs and 1800hrs on Sundays only, and shall not be used outside of these hours.


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.

4.
The business use hereby approved, shall be operated from the front of the premises facing onto Calder Avenue only.


REASON: In the interests of the amenity of the area, to safeguard neighbouring residential amenity and to prevent further vehicular traffic movement on Humber Street to the detriment of highway safety, in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

INFORMATION / DECISION
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