	



Minutes of Planning and Development Committee

Meeting Date:

Thursday, 30 April 2009 starting at 6.30pm

Present:

Councillor R E Sherras (Chairman)

Councillors:


In attendance: Director of Development Services, Building and Development Control Manager, Forward Planning Manager, Legal Services Manager

Also in attendance: Councillors M Ranson, D T Smith and N C Walsh

11
APOLOGIES

Apologies for absence from the meeting were submitted on behalf of Councillors R Croasdale and R Elms.

12
MINUTES

The minutes of the meeting held on 5 March and 2 April 2009   were approved as a correct record and signed by the Chairman.

13
DECLARATIONS OF INTEREST

Councillor J Holgate declared an interest in planning application 3/2009/0093.  Councillor J Rogerson declared an interest in planning application 3/2009/0172.

14
PUBLIC PARTICIPATION

There was no public participation.

15
REFERENCES FROM OVERVIEW AND SCRUTINY COMMITTEE

There were no references from Overview and Scrutiny Committee.

16
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


17
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.


18
SECTION 106 APPLICATIONS

	
	Plan No:
	Proposal/Location:
	Progress:

	
	
	None
	


19
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
	_
	


20
PLANNING APPLICATIONS 

     1.
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

The Building and Development Control Manager reported a late item.

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.

2. The maximum height of the patio area and railings shall not exceed 2.6m when measured from the existing ground level of the land adjacent to the retaining wall associated with the patio area.  Any railings on the wall shall not exceed 500mm.  

REASON:  In the interest of protecting residential amenity.

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.

(Mr Fairless spoke in favour of the application.  Mr Molloy spoke against the application.)  

     2.
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

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.
     3.
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 

GRANTED.

     4.
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.

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 planning permission has not been granted to alter condition 7.

     5.
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 

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

(Councillor Ranson was given permission to speak on this application).

     6.
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.

The Building and Development Control Manager reported a late item.

GRANTED subject to the following condition(s):

1.
This permission shall be implemented in accordance with the proposal amended by plans received on 30 April 2009 which detail the side elevation facing No. 12 Somerset Avenue to have a solid wall on the proposed conservatory. 


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

2.
The proposed velux windows on the northeast elevation facing towards No. 16 Somerset Avenue shall be obscure glaze to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.

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

(Councillor Rogerson left the meeting).

     7.
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.

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.

(Councillor Rogerson returned to the meeting).
     8.
APPLICATION NO: 3/2009/0177/P
(GRID REF: 380625, 445837 SD) 

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

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.
     9.
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

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”.
     10.
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.

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.

     11.
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 

GRANTED.

     12.
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.

GRANTED subject to the following condition(s):

1.
Prior to commencement of the development precise details of the first and second floor windows on side elevations facing Tippings Farm shall be submitted to and approved, in writing, by the Local Planning Authority.  The details shall include the opening mechanism of the windows and the glazing material which shall be obscure glazed to the satisfaction of the Local Planning Authority.  Thereafter the windows shall be maintained in that condition in perpetuity.


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

2.
The windows on the ground floor windows facing towards Tipping Farm shall be fixed pane and shall be obscure glazed of a type to be agreed, in writing, by the Local Planning Authority.  Thereafter it shall be maintained in that condition in perpetuity.

REASON: To protect residential amenity and to comply with Policy G1 of the District wide local plan.

(Mr Riding spoke against this application).
     13.
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

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.

(Councillor Holgate left the meeting).

     14.
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

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.

(Mr Wilkinson spoke against this application). (Councillor Holgate returned to the meeting).

     15.
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.

WITHDRAWN

     16.
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.

The Building and Development Control Manager reported late items and advised that as a response had now been received from Lancashire County Council Highways, the recommendations should now be for approval.

GRANTED subject to the following conditions.

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.

5.
The use hereby permitted shall cease on or before 30 June 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 been granted by the Authority.


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

21
DETERMINATION OF PLANNING APPLICATIONS – DELEGATED POWERS

The Director of Development Services submitted his report on whether to amend the current scheme of delegation of planning decisions in three aspects:

· domestic planning applications with fewer than three recorded objections from separate addresses;

· Councillors right to call an application in to Committee;

· the establishment of a review group to monitor the application of any new system and the consistency and quality of officer’s delegated reports.

He commented that he had submitted previous reports on this matter to Committee dated 12 August and 18 December 2008.  In relation to additional delegation he commented that the key additional delegation issue was whether to increase it to include officer’s right to approve domestic applications where there had been less than three recorded objections from separate addresses to the proposal.  Furthermore, should there be special provision made so that a Parish Council objection was enough in itself to remove the application from delegation? 

In relation to the ‘call in’ issue this was to add safeguards to the situation and would allow ward members to require that any application be presented to the full Planning and Development Committee for determination.  In relation to the working review group the final issue was the establishment of a Committee working group to ensure the proper functioning of the revised systems and the overall transparency and quality of delegated reports.  Such a group would need to meet at regular scheduled intervals.  Members then discussed this matter in some detail.  Councillor DT Smith was given permission to address Committee on this matter.

Discussions centred around the role of Parish Councils in relation to the proposed revision to the delegation scheme and the Director of Development Services gave his comments on this matter.  The Chairman in addition urged members to adopt these changes and stressed that any impact would be carefully monitored over the next 12 months.  

RESOLVED:
That  

1.
Committee extend the scheme of delegation relating to the determination for approval or refusal of planning applications to include those relating to domestic properties with fewer than three recorded objections from different addresses including statutory consultees within the appropriate consultation timescale (NB delegated powers already exist in relation to refusals in this category);

2.
Ward Councillors be given the right to call an application to Committee, within 14 days of the ‘received week ending’ date on the weekly list.  This procedure to commence on 29 May;  

3.
Committee establish a working group of Councillors to meet regularly on scheduled dates to review the operation of the new scheme and study a random sample of delegated decisions with particular reference to the clarity and comprehensiveness of delegated reports.  That group to consist of the Chairman or Vice Chairman of this Committee together with two other members of the Committee (rotated) to be assisted and advised by the Director of Development Services and the Building and Development Control Manager; and

4.
this group would report back to this Committee in May or June 2010 with an assessment of the outcomes of the revised scheme. 

22
LAND AT JUNCTION OF MELLOR LANE AND ABBOTT BROW, MELLOR – ERECTION OF 16 DWELLINGS SECTION 106 AGREEMENT

Committee were informed of recent negotiations regarding the Section 106 Agreement in relation to the tenure of the affordable housing and financial contribution towards recreational facilities for the community of Mellor and consider a draft Section 106 Agreement.  

Members were reminded that this Committee had considered a planning application for the erection of 16 dwellings on land at the junction of Mellor Lane and Abbott Brow on 7 October 2008.  The scheme comprised both houses and apartments with the properties offered as affordable units on a shared ownership basis.  

Committee had approved the application subject to a number of conditions, one of which stated:

“Prior to commencement of development a Section 106 Agreement of the Town and Country Planning Act 1990 shall be entered into between the applicant and the Borough Council which shall detail the pricing of the properties, criteria for eligibility and level of financial contribution towards recreational facilities for the community of Mellor.”
Since the planning approval was issued Committee had been presented with and considered the content of a Draft Affordable Housing Memorandum of Understanding (5 March 2009) with that document now out for consultation.  The Memorandum outlined that Ribble Valley had the lowest provision of social housing in the North West with 0.7% of the total stock and an identified shortfall of 264 social rented units per year.  On the basis of the above the Housing Association was seeking to enter into a legal agreement with the Council that would secure the provision of 10 social rented units and 6 shared ownership units which was different from the information that was presented to Planning and Development Committee in determining the planning application in October 2008.  The scheme still sought to provide affordable housing.  The key difference between that which Committee considered and that which the Housing Association were seeking to provide is the form of tenure.  

Committee were asked to consider whether this revision in tenure was fundamentally different to that which they had already considered so as to change the actual nature of the development.  The Parish Council had written to the Council stating that in their opinion, since the proposal was now for the majority of homes to be offered for rental, this entirely changed the nature of the proposed development.  

Other issues which were considered within the report were the requirement for a commuted sum which the Council had been asked to reconsider, the sum officers had initially requested was £25,000 which would have required the Association to submit a further bid to the Homes and Communities Agency.  Whilst they were prepared to submit such a bid, they were concerned it may reflect badly upon the Borough Council as the Housing Corporation (as was) had always unofficially maintained that commuted sums should not be charged for affordable housing developments.  

Committee were reminded of the Council’s ambition to match the supply of affordable housing to meet the identified need and need to ensure that the scheme would remain financially viable.  The Council’s Building and Development Control Manager had agreed in February 2009 that the Council would not insist on this commuted sum for public open space.  However, there was a landscaping condition on the approval and the applicants had been asked that any such scheme included an informal meeting area such as circular benches so that there was a focal point within the landscape area.  Members then discussed this matter in some detail.  (Councillor Walsh and Mr Harling, a local resident, spoke on this item).

Committee did not wish to have the properties rented in perpetuity and the wording of the draft Section 106 Agreement should be modified accordingly.

RESOLVED:
That Committee 

1.
approve the change of tenure to be provided from 16 shared ownership dwellings to a scheme that would provide ten rental and six shared ownership units with provision for any of the ten rented units to become  capable of shared ownership;

2.
delegate the wording of a Section 106 Agreement to the Director of Development Services in consultation with the Chairman; and

3.
advise the applicant that there is still a requirement to submit a further application to formally discharge the permission on planning approval 3/08/0661.

23
CONSTRUCTION OF FOUR ONE-BED FLATS WITH FOUR CAR SPACES AT CENTRAL GARAGE, MANOR ROAD, WHALLEY SECTION 106 AGREEMENT

The Director of Development Services advised Committee of recent negotiations regarding the Section 106 Agreement in relation to the tenure of the affordable housing units.  He reminded Committee that they had considered the planning application for the erection of a building to house four one-bed flats at Central Garage, Manor Road, Whalley on 7 October 2008.  The units were put forward as low cost home ownership offered on the basis of shared ownership.  

Committee had approved the application subject to a number of conditions one of which stated that prior to the commencement of development a Section 106 Agreement shall be entered into between the applicant and Ribble Valley Borough Council which should detail the pricing of the properties as well as the criteria for eligibility of occupation.  Since that planning application was issued Committee had been presented with and considered the content of the draft Affordable Housing Memorandum of Understanding.  That Memorandum had outlined that Ribble Valley had the lowest provision for social housing in the North West.  

The Housing Association were now seeking to enter into a legal agreement with the Council that would provide four rental units which was different from the information that was presented to Members when originally determining the application in October 2008.  The scheme still sought to provide affordable housing which was defined in the Ribble Valley‘s Housing Strategy.  The key difference between that which Committee considered and that which the Housing Association were now seeking was in the form of tenure.  Committee were asked to considered whether this revision in tenure was fundamentally different to that which they have already considered so as to change the actual nature of the development.  The Council’s Housing Strategy Officer had confirmed that there was an expressed need for rental units in Whalley and on the basis of this members were assured that the recommendation made to them in respect of the scheme last October would have remained the same irrespective of the tenure.  

RESOLVED:
That Committee

1.
approve the change of tenure to be provided from four shared ownership dwellings to a scheme that would provide four rental units;

2.
approve the content of the draft Section 106 Agreement as now submitted to Committee; and

3.
advise the applicant that there is still a requirement to submit a further application to formally discharge the condition on planning application 3/08/0643.

24
RIBBLE VALLEY ECONOMIC STRATEGY CONSULTATION UPDATE

The Forward Planning Manager presented a report on the consultation process to date on the draft Economic Strategy.  The key objectives of the consultation process had been to ensure that partners and stakeholders were clearly informed about the Strategy, given meaningful opportunities to comment and Committee to supporting the leading or contributing to the delivery of the Strategy. 

Due to the high level of interest in the document the consultation deadline was extended until Thursday, 9 April to take account of comments received throughout the period and enable further communications and work with key partners to draft the final economic strategy.  

Feedback had been received from individuals and organisation which related to issues such as transport, parking issues, business development, access to broadband, etc.  The vast majority of respondents welcomed the overall aims of the Strategy.  

In Clitheroe respondents felt that action was needed to address issues around parking, general traffic management and the appearance and quality of the street scene and marketing of the town centre.    

In Longridge respondents felt that the draft document did not emphasis enough the importance of Longridge as a key market town, commenting that the document concentrated too much on Clitheroe.  

In Whalley respondents welcomed the document in general and looked forward to further working with the Council to develop and promote activities that would boost longer-term economic wellbeing of the area.  In other areas respondents highlighted the need for improved and better access to faster broadband and that villages in the Ribble Valley could be just as important as the towns to make use of refurbished village sites to encourage new businesses.  

As a result of the responses and comments received the draft Strategy had been amended to highlight and reinforce the issues made during consultation.  Following this it was considered that a series of action plans should be developed:

· an action plan underneath each of the key themed areas to build on the headline action specified in the Strategy;

· an action plan for each of the key service centres/market towns of Clitheroe, Longridge and Whalley; and

· action plans that would provide a smart approach to be taken and enable progress to be measured against those actions on an ongoing basis.  

It was proposed that these action plans would further be developed over the coming months working in partnership with Parish and Town Councils, business groups and other key representatives and organisations in the Ribble Valley.  Councillor D T Smith gave comments in relation to the Longridge element of the plan which he had been heavily involved in.  

RESOLVED:
That Committee

1.
note the comments within the report, agree the final draft and instruct the Director of Development Services to publish the final Ribble Valley Economic Strategy document; and

2.
agree that individual action plans be now produced underneath the headline Action and Themes addressed within the Strategy.

25
ENFORCEMENT ISSUES AT RIBCHESTER ROAD, CLAYTON-LE-DALE

Committee were informed of an unauthorised development on a field off Ribchester Road, Clayton-le-Dale and their views were sought on whether or not to instigate formal enforcement action in the light of the particular circumstances of the case.  

Members were informed that in November 2003 planning permission had been granted under reference 3/2003/0687 for an agricultural building and the formation of a new vehicular access on land off Ribchester Road, Clayton-le-Dale.  The five-year period for the commencement of that development expired on 4 November 2008.  Prior to that date part of the boundary hedge was removed to provide access to the land and the concrete base was formed.  Subsequently a metal storage container had been placed on the hard standing and a temporary fence had been placed in the gap in the hedge.  No further works had been carried out however in respect of the construction of the approved building.  

Nearby residents considered that this seriously detracted from the visual amenities of the locality and felt that there should be some means available to the Council to have the site tidied up.  Committee were informed that under Section 215 of the Town and Country Planning Act 1990 Committee did have power to serve a notice on the owner of the land.  Such a notice could be served to remedy the problem.  In the event that such a notice was not complied with the Council could carry out the works in default and seek to recover any costs through the imposition of a local land charge.  

The question of legally and practically what the Council would do with the container was still under consideration.  There was also the question of the fence because if the Council were to remove the fence it would be necessary to provide an appropriate replacement, obviously at further cost.

Members then discussed this matter in some detail.  

RESOLVED:
That Committee agree that the container and fence do not adversely affect the appearance of the locality to warrant any further officer time or any financial expenditure by the Council and it resolves therefore to take no further action. 

26
ELEVATE EAST LANCASHIRE MARKET TRENDS REPORT APRIL 2009

The Director of Development Services presented a monitoring report produced by Elevate East Lancashire which tracked significant changes and trends within the housing markets and the economy of Pennine Lancashire.  The report highlighted a number of changes which had taken place in the Ribble Valley economy and housing market during the economic downturn.  

RESOLVED:
That the report be noted.

27
APPEAL DECISION

(a)
3/2008/0346/P – Against the Council’s refusal to grant planning permission for the erection of one affordable dwelling at Crosslands, Broadmeadow, Chipping, Preston – Appeal dismissed.

28
ENFORCEMENT ISSUE AT MYERSCOUGH SMITHY ROAD, MELLOR BROOK

Committee received a report on the current situation in relation to activities on a piece of land between Myerscough Smith Road and the A59 in Mellor Brook.  

A number of storage containers and a small timber building had been placed on this land by a private individual and it was also being used for the grazing of a number of horses.  An individual had made a claim to the Land Registry for adverse possession of the land claiming that he had been in possession of the land since 1991.  However, Blackburn with Darwen and Preston Councils had objected to the Land Registry against this claim as they considered the land to be jointly owned by those two Councils.  

As it presently stands it is not considered that there is any expediency for planning enforcement action in respect of the use of the land or the structures on it.  In view of the ongoing ownership dispute, if such action was to be instigated it would appear to be necessary for any enforcement notices to be served not only upon the private individual but on the two Councils named.

RESOLVED:
That the report be noted.

29
EXCLUSION OF PRESS AND PUBLIC

RESOLVED:
That by virtue of the next item of business being exempt information under Category 1 of Schedule 12A of the Local Government Act 1972 the press and public be now excluded.  

30
PENNINE LANCASHIRE SQUARED DESIGN COMPETITION

The Director of Development Services informed Committee of the results of the design competition held in the early part of 2009 to select a winning team of designers for the Pennine Lancashire Squared project in Clitheroe.  He sought Committee’s endorsement of the decision of the judging panel.

RESOLVED:
That Committee endorse the decision of the judging panel and authorise the Director of Development Services to move forward with the project as resources permit. 

The meeting closed at 9.21pm.

If you have any queries on these minutes please contact Stewart Bailey (414491).
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