RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY,  18 JUNE 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:

	3/2009/0061/P
	Proposal for conversion of an agricultural building to a holiday cottage and replacement of existing agricultural building with two holiday cottages
	Higher House, Higher Farm

Kiln Lane

Paythorne

	3/2009/0111/P
	Demolish existing attached garage and rear brick/render storage shed.  Rebuild garage with storey above (set back 2m from existing line) and construct rear extension to link bungalow with garage. Convert roof space of bungalow to living accommodation with dormer windows
	Whinny Bros

(previously Greenacres)

Hothersall Lane

Hothersall

Preston

	3/2009/0125/P
	Proposed new dwelling and detached garage (renewal of existing approval 3/2004/0303/P) on land off
	Clough Bank Lane

Chatburn

	3/2009/0136/P
	Replacement dwelling and garage together with change of use of part of curtilage to agricultural land and change of use of agricultural land to form extended curtilage 
	Wallbanks Farm

Chipping Road

Chaigley

	3/2009/0158/P
	Discharge of condition 22 of planning consent 3/2006/0583 relating to lighting details in connection with the reception, gatehouse and site entrance 
	British Aerospace

Samlesbury Aerodrome

Myserscough Road

Balderstone

	3/2009/0159/P
	Discharge of conditions 10, 11 and 13 in relation to application 3/2006/0583
	British Aerospace

Samlesbury 

	3/2009/0176/P
	Erection of ground floor rear extension and alterations including the installation of shop front
	31-33 Shawbridge Street

Clitheroe

	3/2009/0199/P
	Retrospective application for a stable block to include two stables and a tack room. For private use only 
	Hacking Hall Farm

Elker Lane

Billington

	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	3/2009/0203/P 

(LBC)
	Extensions and alterations to listed building and its setting to provide improved accommodation (established Class C2 Use) including proposed alterations and introduction of en-suites within existing rooms
	Thistle Manor

Edisford Road

Clitheroe

	3/2009/0204/P
	Proposed alterations to modern rear extension to provide improved accommodation and improved disabled access, erection of new free standing accommodation block and improved parking and circulation areas.  Amended details following listed building consent 3/2006/0913/P and 3/2008/0824/P
	Thistle Manner

Edisford Road

Clitheroe

	3/2009/0208/P
	Proposed replacement garage
	Old Town Head, Eaves Hall Lane, West Bradford

	3/2009/0217/P
	Proposed new uPVC conservatory to rear of the dwelling
	3 Horton Lodge

Horton-in-Craven

	3/2009/0222/P
	Extension of the residential curtilage and allow a replacement garage to be built in place of the existing building which is to be demolished 
	Lower Greystoneley Farm

Leagram

	3/2009/0224/P
	Existing play area to rear of pre-school to be improved to include decked area, sand pit, creative play area and play house
	Chipping Children’s Community Alliance

Brabins Endowed Primary School

Longridge Road, Chipping

	3/2009/0225/P
	To change the use of 4.5 acres of woodland situated on the edge of a farm, into an outdoor laser tag site. There will be no buildings erected or alteration to the woodland
	Blackmoss Wood

Elmridge Lane

Chipping

	3/2009/0228/P
	Single storey rear extension 
	4 Ennerdale Road

Longridge

	3/2009/0229/P
	Part single/part two-storey side and rear extension to form additional living accommodation (Renewal of planning consent 3/2006/0067/P)
	Moreton Park House

Moreton Park, Whalley

	3/2009/0236/P
	Extension of the garage vertically for an additional two first floor rooms 
	The Coach House

20 Castlegate, Clitheroe

	
	Proposed new entrance porch 
	9 The Old Stables

off Mitton Road, Whalley 

	3/2009/0245/P
	Conservatory to rear elevation 


	Gatesgarth, Littlemoor Road

Clitheroe

	3/2009/0248/P
	Convert property back into original 2 No. houses


	4 Sharples Court

Longridge

	
	
	

	3/2009/0249/P
	Ground floor porch and bay window extension to front elevation 
	13 Woodside Road

Simonstone

	3/2009/0251/P
	Single storey kitchen extension 
	Kitchen’s Farm

Talbot Bridge, Bashall Eaves

	3/2009/0253/P
	Two storey rear extension and single storey porch to side 
	Crag House

Easington Road, Cow Ark

	3/2009/0258/P
	Erection of a concrete terrace and steps to the rear of the property 
	5 Avenue Road

Hurst Green

	3/2009/0061/P
	Proposal for conversion of an agricultural building to a holiday cottage and replacement of existing agricultural building with two holiday cottages 
	Higher House, Higher Farm

Kiln Lane

Paythorne

	3/2009/0264/P
	New gate in boundary wall into adjacent school yard (Brennands Endowed School), repositioning notice board and provision of underground heating oil tank to replace both ground
	St Andrew’s Church

Church Street

Slaidburn

	3/2009/0265/P
	Demolition of existing conservatory and replacement with oak framed garden room
	112 Mitton Road, Whalley

	3/2009/0266/P
	Retrospective application for a flat conversion
	21b Whalley Road, Wilpshire

	3/2009/0267/P
	Single storey side extension forming new hallway, shower room, utility room, study and garage 
	4 Moorland Avenue

Clitheroe

	3/2009/0273/P
	Application for the discharge of condition No 2 (relating to the materials used in construction) and condition No 3 (elating to obscured glazing to 3No windows) of planning permission 3/2008/1017/P
	Fairfields

The Fields

Sabden

	3/2009/0274/P
	Replacement signage to petrol filling station comprising of 7no. fascia signs and 1no. self supporting company pole signs.
	BP Filling Station

Chatburn Road

Clitheroe 

	3/2009/0281/P
	Installation of a 10kw wind powered generator on a 12m high freestanding column. Site Area <0.1ha. (Re-submission) 
	Field at Read Heights

off Back Lane

Read

	3/2009/0288/P
	Proposed level standing/seating area (Listed Building Consent) (Re-Submission)
	Duke of York, Brow Top

Grindleton, Clitheroe

	3/2009/0289/P

(LBC)
	Proposed level standing/seating area (Listed Building Consent) (Re-Submission)
	Duke of York, Brow Top

Grindleton, Clitheroe

	3/2009/0290/P
	Re-submission of 3/2008/0856/P for proposed internal and external alterations to existing bungalow. Works will include extending existing garage and construction of conservatory
	Pain Hill Bungalow

Pain Hill Farm

Slaidburn

	3/2009/0296/P
	Change of use of land to a playground including small items of play equipment, surrounded by a 0.91m wooden fence 
	Land to the north west of the Village Hall, Chapel Street

Slaidburn

	
	
	

	3/2009/0297/P
	Erection of stables, tack room, foaling box and feed store 
	Hollins Farm Barn

Clerk Hill Road, Sabden

	3/2009/0303/P
	Proposed erection of a pre-cast concrete garage, and the removal of a boarded fence to the edge of the freehold ownership boundary 
	58 Mardale Road

Longridge

	3/2009/0375/P

(LBC)
	Structural repair to beam at ground floor level in south wing; structural repair to beam support in north wing; reopening of built up windows in north elevation; formation of en-suite bathroom within north wing; replacement of window frames in west elevation; external repointing and provision of lining to external walls  
	Bailey Hall Farm

Longridge Road

Hurst Green


APPLICATIONS REFUSED

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2009/0055/P
	New garage and conversion of garage to office/study 
	Great Mitton Hall

Mitton

Whalley
	The proposals will be unduly prominent within and harmful to the setting of listed buildings.  

Information submitted would suggest the proposed walling and garage to be an incongruous boundary treatment in the landscape area immediately adjacent to the Forest of Bowland Area of Outstanding Natural Beauty.  



	3/2009/0210/P

Cont/

Cont……
	Erection of an agricultural cattle shed
	Carr Hall

Whalley Road

Langho
	Polices G1, ENV3 and ENV4 – as the building is not essential for agriculture, it represents an inappropriate structure that is detrimental to the appearance of the locality and the openness of the Green Belt. 



	3/2009/0219/P
	New first floor bedroom window opening in gable wall. Replacement of existing polycarbonate conservatory roof with a tile roof to match those on house roof 
	25 Towneley Road

Longridge
	G1, H10, and SPG “Extensions and Alterations to Dwellings” – Overlooking and subsequent loss of privacy to neighbouring residential amenity.



	3/2009/0254/P
	Erection of an oak framed two bay garage to north east of the dwelling  
	Old Malleys

Straits Lane

Read
	Policies G1, G5, ENV3 – detrimental to visual amenity. 



	3/2009/0257/P
	Two storey side extension and loft conversion with three roof lights 
	Westholme Beechthorpe Avenue

Waddington
	Policies G1, ENV1, ENV16, H10 and SPG Extensions and Alterations to Dwellings – inappropriate design to detriment of visual amenities of the street scene, Conservation Area and Area of Outstanding Natural Beauty.



	3/2009/0277/P
	The provision of a flagpole to accommodate 3no. 3G antennas to be attached to the rear gable and associated equipment cabinets


	Clitheroe Conservative Club

Castle Street

Clitheroe
	REF-18 - The proposal by virtue of its size, design and siting would be contrary to Policies G1, ENV16 and ENV23 of the Ribble Valley Districtwide Local Plan to the detriment of the character and visual amenity of the Conservation Area.



	
	
	
	

	
	
	
	

	3/2009/0284/P
	Application for approval of details reserved by condition -Condition No. 8 (relating to archaeological recording) of planning consent 3/2007/1048/P 
	Salesbury Hall

Salesbury Hall Road

Ribchester
	Policy ENV14 – insufficient information provided.




SECTION 106 APPLICATIONS 

	Plan No:
	Proposal/Location:
	Progress:

	
	None
	


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2009/0300/P
	Proposed roof to cover an existing silage store
	Little Town Farm 

Chipping Road, Thornley

	3/2009/0305/P
	Roof to cover existing silage clamp
	Fields Farm

Waddington


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2009/0364/N
	Open fronted portal frames storage building
	Lower Monubent Farm

Hellifield Road

Bolton-by-Bowland


CERTIFICATE OF LAWFULNESS FOR A PROPOSED USE OR DEVELOPMENT

	Plan No:
	Proposal:
	Location:

	3/2009/0235/P
	Application for a Certificate of Lawfulness for the existing use of 21A Whalley Road, Wilpshire, Lancashire, BB1 9LQ, as a separate residential unit. The use has existed since 2001
	21A Whalley Road

Wilpshire


REFUSAL OF CERTIFICATE OF LAWFULNESS FOR AN EXISTING USE OR ACTIVITY IN BREACH OF PLANNING CONDITION

	Plan No:
	Proposal:
	Location:

	3/2009/0008/P
	Application for a Certificate of Lawfulness of the Existing Use of the building as an independent dwelling 
	The Granary

Sunnyside Avenue

Ribchester


APPLICATIONS TO BE DETERMINED BY Lancashire County Council 

	Plan No:
	Proposal:
	Location:

	3/2009/0268/P
	Construction of single storey extension to hall to form equipment store.  Formation of new door openings to classrooms 1 and 2 and main hall.  Construction of new storage shed and cycle shelter to car park.  Construction of new playground footpaths and access road.  
	Gisburn Primary School

Burnley Road

Gisburn


APPEALS UPDATE

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

	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

	3/2008/0795

D
	19.1.09
	Mr P Brierley

Proposed link extension between existing dwelling and existing garage

Cobblers Cottage
Grindleton
	WR
	_
	APPEAL DISMISSED 28.5.09

	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
	-
	APPEAL DISMISSED 1.6.09

	3/2008/0667

D
	28.1.09
	Mr C Garth-Jones

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

Halsteads Farm

Rimington Lane

Rimington
	-
	Hearing – 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 DECISION

	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 – held 2.6.09
	AWAITING DECISION

	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
	-
	APPEAL ALLOWED 22.5.09

	3/2008/0727

D
	11.2.09
	Mr David Wilmot

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

10 Colthirst Drive

Clitheroe
	WR
	_
	APPEAL DISMISSED 21.5.09

	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
	_
	Awaiting site visit

	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
	_
	AWAITING DECISION

	3/2009/0151

D
	5.5.09
	Mr Karl Haslam

Re-roof existing shed to create pitched roof

56 Henthorn Road

Clitheroe
	WR
	_
	Awaiting site visit

	3/2008/0979

D
	19.5.09
	Margaret Hughes

Change of use of agricultural land to residential curtilage

Hollins Croft Cottage

Stopper Lane

Rimington
	WR
	_
	Notification letter and questionnaire sent 29.5.09

Statement to be sent by 29.6.09

	3/2008/1007

D
	27.5.09
	The Great Greendale Storage Co Ltd

Change of use from storage to a flat (Resubmission)

Greendale Mill

Brow Top

Grindleton
	WR
	_
	Notification letter sent 1.6.09

Questionnaire sent

Statement to be sent by 3.7.09

	3/2009/0080

D
	29.5.09
	Mr & Mrs Waterhouse

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

Rake Bottom

George Lane

Read
	WR
	_
	Notification letter sent 

Questionnaire sent 

Statement to be sent by 8.7.09


LEGEND

D – Delegated decision        C – Committee decision        O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATION NO: 3/2009/0054/P
(GRID REF: SD 371526 438925)

PROPOSED NEW GARAGE AND CONVERSION OF GARAGE TO OFFICE/STUDY AT GREAT MITTON HALL, MITTON

	PARISH COUNCIL:
	Bashall Eaves and Mitton Parish Council strongly oppose this proposal.  The original extension to the Hall which includes a garage was only permitted on the understanding that a business was being conducted there.  There seems to be no reason to create another garage.  Not in keeping with the Hall and its position on the roadside; it is detrimental to the Church surroundings.

	
	
	

	ENGLISH HERITAGE:
	Do not wish to offer any comments on this occasion.  Recommend application be determined in accordance with National and Local Policy Guidance, and on the basis of Ribble Valley Borough Council’s specialist conservation advice.

	
	
	

	LANCASHIRE COUNTY COUNCIL (HIGHWAYS):
	No objection in principle on highway safety grounds.  The (proposed) garage is aligned to allow vehicles to manoeuvre to and from the highway in a forward gear.  As the (proposed) new wall of the structure is set behind the existing planting, the sightlines from the existing access will be enhanced. 

	
	
	

	LANCASHIRE COUNTY COUNCIL (ARCHAEOLOGY):
	No archaeological comments to make.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	
	None received.


Proposal

The proposed garage and boundary walling is not attached to any part of the listed building and therefore does not require listed building consent (planning permission is required for these elements of the scheme which were considered under application 3/2009/0055/P.

The originally submitted scheme proposed the formation of a three light mullioned window in place of the garage door opening at the north-west elevation of the extension granted consent in 1998.  A new arch headed double door with porch/canopy was also proposed to the extension’s southeast elevation  (close to its gable).  Following the concerns of your officers that these works would result in an undue prominence to the modern addition, revised plan’s showing a two light mullioned window and a single, square headed and largely glazed door have been received.

Site Location

Great Mitton Hall is a Grade II listed building of circa 1600.  It forms part of an interesting and prominent assemblage of historic buildings on an escarpment above the River Ribble.  The site is immediately adjacent to the Forest of Bowland Area of Outstanding Natural Beauty.

Relevant History

3/2009/0055/P – Proposed new garage and conversion of garage to office/study.  Planning permission refused May 2009.

3/2007/0582/P – Modification of condition number 2 of planning consent 3/1998/0048/P to convert consulting rooms to domestic use (and deletion of condition number 7 as a consequence).  Planning permission granted July 2007.

3/2006/0907/P and 3/2006/0908/P – Removal of an electric pole and stay and erection of garden room with glazed link at the northeast elevation of the Hall.  Listed building consent and planning permission refused December 2006.

3/2006/0172/P and 3/2006/0173/P - Erection of an orangery at the northeast elevation of the Hall.  Planning permission and listed building consent refused April 2006.

3/2004/0686/P – Retention of a 1.6m – 1.95m fence at the boundary of the Hall and Church.  Planning permission refused 2004.

3/2003/0383/P – Erection of greenhouse to side garden.  Planning permission refused 2003.

3/1998/0048/P and 3/1998/0043/P – Extension to accommodate reception area, consulting room and garage.  Planning permission and listed building consent approved March 1998.

3/1996/0208/P and 3/1996/0209/P – Works/development including demolition of single storey extension (garage) at the southwest roadside elevation and replacement with a larger single storey snooker room and double garage extension.  Planning permission and listed building consent approved November 1996.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings (Setting).

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

Policy G1 - Development Control.

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

Environmental, AONB, Human Rights and Other Issues

Listed building consent is only required for the insertion of the two light mullion window and the new doorway into the modern extension.  The main considerations in the determination of this application which affects non-historic fabric is thus the impacts on the character and setting of the listed building.

I am mindful of the comments of the Parish Council which appear to relate, in the main, to the proposed new garage (considered under planning application 3/2009/0055/P).  I am also mindful that implementation of the proposed works will result in the loss of the existing garage (NB no conditions apply to the retention or specific usage of the garage).  However, in my opinion the revised proposals would have an acceptable impact on the character and setting of the listed building.

SUMMARY OF REASONS FOR APPROVAL

The proposals have an acceptable impact upon the character and setting of the listed building.

RECOMMENDATION: That listed building consent be GRANTED subject to the following condition(s):

1.
This permission shall be implemented in accordance with the proposed plans received on the 20 May 2009.


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

2.
This consent only relates to the insertion of a new window and a new door into the modern extension approved under application 3/1996/0208/P and 3/1006/0209/P.


REASON: For the avoidance of doubt as the submitted plans show a proposed garage and walling which does not require listed building consent and which has already been considered under planning permission 3/2009/0055/P.

3.
Precise specifications of window and door (including surrounds) materials and surface finish shall have been submitted to and approved in writing by the Local Planning Authority before they are used in the proposed works.


REASON: In order to safeguard the character and setting of the listed building.

APPLICATION NO:
3/2009/0087/P
(GRID REF: SD 359503 439837)

ERECTION OF A PROPOSED AGRICULTURAL BUILDING TO ACCOMMODATE FREE RANGE POULTRY FOR EGG PRODUCTION BEING AN EXTENSION TO A POULTRY BUILDING APPROVED UNDER APPLICATION 3/2007/0910/P AT BROOKSIDE FARM, MOSS SIDE LANE, THORNLEY, LONGRIDGE, LANCASHIRE.

	CHIPPING PARISH COUNCIL:
	The Parish Council object to this extended plan for the following reasons:

· Too big.

· Visual impact on green site landscape.

· Concerns regarding associated problems of smell with a larger poultry farm.


	LCC ESTATES SURVEYOR:
	No objections in principle however the following points were raised:

· Development is located in the Forest of Bowland AONB and as such regard must be had towards the visual impact of the proposal.

· Satisfied that the proposed extension will not require an increase in storage capacity of already approved 3 no. free-standing outside storage bins.

· I am not aware that the applicant/applicants’ agent has demonstrated whether the proposed increase scale of free-range egg operations will mean that the operations on-site comply with Nitrate Vulnerable Zone Regulations, which came into force on 1 January 2009.



	LCC TRAFFIC AND DEVELOPMENT ENGINEER:


	No objections to this proposal on highway safety grounds.

	ENVIRONMENT AGENCY:
	We note that the site lies within a Nitrate Vulnerability Zone however, based on the details of the application we do not consider that the development poses a risk. We therefore have no objection in principle to the proposed development subject to the appropriate informatives being added to any approval.

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

· Whilst the proposed screening is an improvement to the scheme, it must be of an appropriate native species.

· Normal hours of work should be observed for deliveries and lighting should be kept to a minimum.

· The doubling in size of the building to house 6391 birds is in breach of the current NVZ regulations.

· Current level of animals on site plus the new hens within the building will mean the scheme is in breach of the NVZ Regulations.

· Lack of appropriate cover for the free-range birds, and this should be investigated further.



	
	· Site is within AONB and proposed extension will be highly visible.

· Appropriate stocking levels for an AONB should be lower, and the RSPCA figure should be used not the ‘Lion’ Code Limit.

· Development is excessive for the size of the land in question.

· Building will dominate the skyline to the visual detriment of the area and AONB.

· Building will require earth movement to create level land, which will cause unnecessary destruction to the AONB.

· Concerns regarding river pollution.



	
	· Eventually they will apply for family home on site which would have a visual impact on the countryside.

· Noise disturbance.

· Concerns regarding overstocking of land.

· Not all site is accessible by the chickens.

· Lack of conservation of the site by the owners.

· Concerns regarding loss of existing trees.

· No justification for business on site.

· Concerns over highway safety.

· Unacceptable piecemeal development.

· The owners show a complete disregard to the planning process with little thought to neighbours, how will this development be controlled?

· No requirement that the replanting of trees will be fulfilled.

· Concerns regarding Health & Safety at site particularly the sale of meat and eggs from the site.


Proposal

The application seeks permission for an extension to a previously approved agricultural building. This proposed extension measures 26m long x 16m wide x 5.81m to the ridge. In order for the building to be constructed on a level base, the scheme also requires landscaping works to infill a large area of land with soil to raise the land level by approx.1.53m at the deepest point. The additional land required for the infill will be removed from another area on site. The building will be of a steel portal framed design and will be clad in brown box profile sheets to the walls and roof. The scheme also includes additional screen planting to the eastern boundary of the site running parallel to Moss Side Lane for added screening of the site. The proposed expansion to the proposed new free-range chicken business is due to the increase in flock to a 6,000 bird laying flock, due to changes in recent legislation.
Site Location

The site is located on the south side of Moss Side Lane, in between Longridge and Chipping. The land slopes from Moss Side Lane southwards, with boundary screening to the north and west of the site, and the site is within the Forest of Bowland Area of Outstanding Natural Beauty.

Relevant History

3/2008/0311 – Erection of Poultry Building and Siting of Three Feed Hoppers (Re-submission) – Granted Conditionally.

3/2007/0910 – Erection of Poultry Building and Siting of Three Feed Hoppers – Granted Conditionally.

3/2007/0911 – Retrospective application for the siting of a mobile home for a three-year period for use as a temporary farm workers dwelling - Refused.  Granted on appeal.

3/2006/0881 – Outline application for agricultural workers dwelling – Refused.

3/2002/0260 – General Purpose Agricultural Building – Granted Conditionally.

3/2000/0058 – Proposed Stables and Driveway (Re-submission) – Granted Conditionally.

3/1999/0553 – Proposed 6 no. stables and feed store – Granted Conditionally.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV7 - Species Protection.

SPG – Agricultural Buildings and Roads

Environmental, AONB, Human Rights and Other Issues

The main issues arising from this application are the visual impact of the extension on that location, any potential impacts on the ecology of the area, any potential impacts on the amenity adjacent neighbouring dwellings, the agricultural justification for this extension, whether the scheme complies with the Nitrate Vulnerable Zone criteria and impact on highway safety at the location.

VISUAL IMPACT

With regards to the visual impact on the Forest of Bowland Area of Outstanding Natural Beauty, it must be noted that the existing buildings on site are reasonably well screened at present however they can be viewed from certain points within the surrounding area. As such, it must be considered as to whether or not this proposed extension to the building creates further prominence, or whether there will be only a minimal impact. The fact that the extension will require a large area of infill to make a level site will also have a further impact on its prominence. Given that the building will mainly be viewed through an existing band of trees, and also through an additional area of mitigation landscaping to both the eastern boundary and the western boundary, and against the backdrop of the existing agricultural building on site, the proposed site is considered an acceptable location to add to the existing nucleus of buildings without causing undue harm to the area by the further built development. Bearing in mind the above, and the relevant conditions required, I do not consider the building will be unduly prominent to the detriment of the visual amenity of the Forest of Bowland Area of Outstanding Natural Beauty.
ECOLOGICAL IMPACTS

The main ecological impacts in regards to this proposal are in regards to the storage/control of waste from the chickens and the potential impacts the earthworks required might have on the site. In respect of the storage/control of the waste, I refer to the comments from the Environmental Health Officer who notes that the proposed solution of removal by contractor would appear to satisfy his concerns regarding the control of manure levels on site, and answer for the most part the concerns regarding the Nitrate Vulnerable Zone raised by a number of local residents, and requests a planning condition be included to formalise this arrangement in the longer term, in addition, taking into account the relocation of manure storage for the pig pens also that may be required to be moved. Finally, he notes that the site is not particularly well drained and that rainwater run off from three large buildings may exacerbate this situation, and he requests that a site drainage plan to be submitted before planning permission is considered. Such a site drainage plan will need to consider the concerns raised by the Environment Agency that no contaminated water be discharged to the surface waters.

With regards to the potential impacts from the proposed earthworks required, there are no details supplied that indicate which part of the site is to be affected. The Agent notes that the earth will be removed from one part of the site and moved to the site of the proposed building, however he has not stipulated which part of the site this is. Whilst there have been no objections to this raised by the Environment Agency, it is considered that in order for the Local Planning Authority to be satisfied that there will be no impact on local wildlife habitats, full details of the proposed earthworks shall be submitted to and approved in writing by the Local Planning Authority prior to the commencement of development.
IMPACT ON AMENITY

With regards to any potential impact on the residential amenity of the nearby neighbouring dwellings, the nearest property is over 100m away from this site, and bearing in mind the land on which the building will be sited is set at a much higher level, and that the further mitigation planting proposed on the eastern and western boundaries will provide additional screening, the development will have little if no impact on the nearby residents. Objections from the nearby residents also include an increase in noise and smell to the area, however given that this is in a rural area, I do not consider this to be a material consideration. In addition, residents also raise concerns over the drainage of the site, in particular any potential run off into the nearby River Loud. The Environmental Health Officer too has raised this, and as such a relevant condition will be placed on the proposal to ensure that these details can be assessed effectively.

AGRICULTURAL JUSTIFICATION

With regards to whether or not there is a justification for this extension, the Rural Estates Manager notes that while he has no objections in principle, he is not aware that the applicant/applicants’ agent has demonstrated whether the proposed increase scale of free-range egg operations will mean that the operations on-site comply with Nitrate Vulnerable Zone Regulations, which came into force on 1st of January 2009. However, the Environment Agency notes that they do not consider the development to pose a risk and therefore have no objection in principle. As such, it is still considered that there is a sufficient agricultural justification for this proposal.

HIGHWAY SAFETY

The LCC Traffic and Development Engineer has raised no objections to the scheme and notes that the existing access can safely accommodate the proposed use and level of traffic to be generated, and does not require any further alteration.

Therefore, whilst I am mindful of the comments from nearby neighbours and the Parish Council, I consider the scheme to comply with the relevant policies, and have an acceptable impact on the area and the surrounding properties.

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 or samples of the materials to be used for the walls and roof of the approved building, including their colour and texture, shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.

REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan ensuring a satisfactory standard of appearance given the location of the site within the Forest of Bowland Area of Outstanding Natural Beauty.

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plans received on the 5 May and 11 May 2009.


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

3.
Notwithstanding the submitted details.  No development approved by this permission shall be commenced until a scheme for the containment, storage and removal of all litter/waste from the site, with measurable objectives which are capable of being monitored, has been submitted to and approved in writing by the Local Planning Authority. The proposed scheme shall remain in action in perpetuity.
REASON:  In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan preventing pollution of the water environment.

4.
No development approved by this permission shall be commenced until the Local Planning Authority has approved a scheme for the disposal of foul and surface waters.  Such a site drainage plan will need to consider the concerns raised by the Environment Agency that no contaminated water be discharged to the surface waters, and the 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.

5.
Prior to the commencement of development, full details of the proposed earthworks required at the site (that will be involved in conjunction with the infill required below the proposed building (including site plans)) shall be submitted to and approved in writing by the Local Planning Authority.
REASON: In order for the Local Planning Authority to be satisfied that there will be no impact on local wildlife habitats or impact on the visual amenity of the Forest of Bowland AONB in accordance with Polices G1 and ENV1 of the Local Plan.
6.
Tree felling, vegetation clearance works, demolition work or other works that may affect nesting birds shall be avoided between March and July inclusive, unless the absence of nesting birds has been confirmed by further surveys or inspections. These should be submitted to and approved in writing by the Local Planning Authority. If such a use is established, a scheme for the protection of the species/habitat shall be submitted to and agreed in writing by Natural England and the Local Planning Authority before any works commence on site.


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

7.
The development hereby approved shall not commence until details of species/habitat protection measures have been submitted.


The scheme submitted shall indicate the measures to be taken to safeguard protected species/habitat from soil excavations, gradients/changes in levels, removal of existing vegetation, construction of surfaces and structures, storage of materials/spoil, timber treatment and conversion of buildings.


REASON:  In the interests of protecting nature and conservation issues in accordance with Policies G1, ENV1 and ENV7 of the Ribble Valley Districtwide Local Plan.

8.
The landscaping scheme hereby approved on the amended plan dated 11th of May 2009 shall be implemented in the first planting season prior to commencement of the development unless otherwise agreed by the Local Planning Authority, whether in whole or part and shall be maintained thereafter 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.

9.
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, and in order to comply with planning policies G1 and ENV13 of the District Wide Local Plan.

NOTE(S):


1.
Consent of the Environment Agency is required prior to the discharge of effluent to surface or underground waters.  Consent will only be considered if discharge to the foul sewer is not practicable, in which case the applicant should consider:


(i)   Construction of a soakaway area with no residual discharge to watercourse.


(ii)  Construction of a soakaway area with a high level overflow discharging to watercourse.


Direct discharge to watercourse which will only be considered where options (i) and (ii) are impracticable.  The applicant should be advised to contact the Environment Agency, Area Planning Liaison Officer, Lutra House, Dodd Way, Off Seedlee Road, Walton Summit, Bamber Bridge, Preston PR5 8BX for any option not involving discharge to foul sewer.

2.
No building material or rubbish must find its way into the watercourse.

3.
The proposed development must fully comply with the terms of the Control of Pollution (Silage, Slurry and Agricultural Fuel Oil) Regulations 1991 (as amended 1997)


Site operators should ensure that there is no possibility of contaminated water entering and polluting surface or underground waters.

4.
The foul drainage from the proposed development shall be discharged to a septic tank and soakaway system which meets the requirements of British Standard BS6297:1983, there shall be no connection to any watercourse or land drainage system and no part of the soakaway system is situated within 10m of any ditch or watercourse or within 50m of any well, borehole or spring.

5.
Under the terms of the Water Resources Act 1991, the prior written consent of the Environment Agency may be required for any discharge of sewage or trade effluent into water including groundwater and may be required for any discharge of surface water liable to contamination of such controlled waters or for any discharge of sewage or trade effluent from buildings or fixed plant or into waters which are not controlled waters.  Such consents must comply with the requirements of the Groundwater Regulations 1998 including prior investigation, technical precautions and requisite surveillance and may be withheld.  (Controlled waters include rivers, streams, groundwater, reservoirs, estuaries and coastal waters).

6.
The proposals must fully comply with the DEFRA “Code of Good Agricultural Practice for the Protection of Water”.  Guidance can be obtained from DEFRA or NFU.

APPLICATION NO: 3/2009/0184/P
(GRID REF: SD 379392 445495)

PROPOSED SUBSTITUTION OF HOUSE TYPE.  AMENDMENTS REQUIRED TO PLANNING PERMISSION 3/2008/0895/P TO PROVIDE AN ENLARGED BASEMENT AND ATTIC BEDROOMS AT DENISFIELD HOUSE, RIMINGTON LANE, RIMINGTON

	TOWN COUNCIL:
	The Parish Council raises the following objections to this application:



	
	1.
	This application is now so far from the original application that it is hardly a modification.  The Parish Council believes that a new request for planning should be submitted openly instead of this bit by bit modification that has been applied for.



	
	2.
	There is no reference in the application to a garage although one is shown on the plan.  There is no environmental impact assessment on the effect of this garage in the trees which currently edge the site and would have hidden the house.



	
	3.
	The proposal is now to move the house back towards the west.  The original application showed the house much further east and less visible from the road.  The Borough Council dismissed the Parish Council’s original objection saying that the house would not be very visible from the road.  This is not now the case and further felling of trees would exacerbate this problem.

	
	4.
	The application again seeks to raise the height of the building to provide attic space.  There are no skylights or windows for these rooms on the submitted plans, but this extension upwards has the effect of making the building still more visible from the road.



	
	5.
	The Parish Council’s original objection that the house was out of keeping with the indigenous/local vernacular building style has been confirmed further by the raising of the height of the building twice and returning the access of the building towards the old Denisfield footprint.



	ADDITIONAL REPRESENTATIONS:
	None received.


Proposal

The recently demolished Denisfield House was a detached house of stone construction with a slate roof.  It had been previously extended, including a swimming pool with a flat roofed single storey extension.  In 1995, planning permission was granted for a scheme of substantial extensions to the property including pitched roofed two storey extensions at the rear and the construction of a pitched roofed first floor extension over the swimming pool (3/2005/0782/P).  No works were ever carried out in respect of that planning permission.

Permission was then sought by application 3/2007/0005/P for the demolition of the dwelling and its replacement with a new house which was to incorporate the reconstituted façade of the former listed building, Sandown Hall.  The replacement dwelling was to be similar in size and height to the dwelling which would have resulted from the implementation of the extant permission 3/2005/0782/P.  It would, however, have been in a slightly amended position further to the north east, but still partly overlapping the position of the original building.   The proposed dwelling comprised a central two-storey section containing the majority of the living accommodation on the ground floor with six bedrooms and a bathroom at first floor level.  To the west side, and projecting to the rear, there was a swimming pool within a single storey pitched roofed section of the building; and on the east side the majority of a proposed large kitchen would be within a single storey pitched roofed projection.  The external materials were to be sandstone (partly comprising the reclaimed front elevation of Sandown Hall) and a natural slate roof.  

After careful consideration of all the issues, Planning and Development Committee resolved on 24 May 2007 that application 3/2007/0005/P be approved subject to a number of conditions.  

Having obtained that permission, the applicant sought the advice of Professor Robert Adam, a leading expert in classical and traditional design, who advised that a number of relatively modest alterations to the approved scheme would result in a building with better proportions but with little difference in impact from the original.  Application 3/2008/0895/P sought permission for those alterations.

As with the original permission, the scheme was a partial reconstruction of Sandown Hall incorporating the majority of the original stonework.  That scheme, however, although representing a significant height reduction over the original, now demolished, Denisfield, involved an increase of 650mm in height over the original permission.   That increase was the result of adding two stone courses, which, said the architect, was done to achieve classically correct proportions with no difference in impact from the original.  The building was also to be sited approximately 6m to the east of its previously approve position.  Committee granted conditional permission for application 3/2008/0895 on 18 December 2008.

This current application seeks permission for a number of relatively minor alterations to the most recently approved scheme.  The external elevations of the building and its site remain exactly as previously approved, and its position on the site is very slightly to the west of the most recently approved scheme, but is still further to the east than the original dwelling.  The proposed amendments are as follows:

1.
The previously approved basement has been enlarged.  This does not have any effects upon the external appearance of the building.

2.
Attic bedrooms, and bathrooms have been provided within the roofspace.  These rooms have windows looking into a central lightwell.  This amendment also, therefore, has no effects upon the external appearance of the building.

3.
The defined site area is larger than that shown on the previous applications.  The extra area, that is on the eastern edge of the site, comprises land that was clearly part of the curtilage of the original property Denisfield, but which was (in error) omitted from the defined site in the previous applications.

4.
As originally submitted the plans showed a detached garage to the east of the dwelling beneath the crown spread of a mature Beech tree.  In that proposed position, the garage would have had seriously detrimental effects upon the health of the tree.  Rather than propose an alternative location for the garage, the applicants chose to delete the garage from the application.  An amended site plan with the garage omitted was received on 26 May 2009.

Site Location

The site of the former Denisfield House is an isolated location within the open countryside on the north side of Rimington Lane to the west of the village of Rimington.  The dwelling and its curtilage is at the northern end of an approximately 100m long access driveway.  The land on both sides of the driveway (ie between the curtilage and the road) is agricultural land which will remain unaffected by the application.  The northern (rear) site boundary is very well screened by existing trees and hedges.  There is also existing tree screening to the front of the existing dwelling.  There are no other dwellings in the immediate vicinity of the site.
Relevant History

3/2005/0782/P – Extensions and alterations to dwelling.  Approved.

3/2007/0005/P – Replacement dwelling.  Approved.

3/2008/0895/P – Replacement dwelling.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Environmental, AONB, Human Rights and Other Issues

Application 3/2007/0005/P sought planning permission for the demolition and replacement of an existing dwelling in an isolated location within the open countryside.  As such, it fell to be considered against the general development control, visual amenity requirement of Policies G1 and ENV3 of the Local Plan and the specific requirements of Policy H14.  This latter policy says that applications such as this will be permitted subject to the following criteria:

1.
The residential use of the property should not have been abandoned.

2.
The creation of any extra curtilage would be assessed in relation to Policy H12.

3.
The impact on the landscape will be assessed in relation to that of a new dwelling.  As such, very careful consideration to design and use of materials must be made.  In addition, excessive increase in the size of the property will not be permitted.  

Having considered all the relevant issues, Committee considered the original application to be acceptable and in accordance with those relevant policies.  A subsequent application for an amended proposal was also considered to be acceptable by Committee.

With the deletion of the garage from the application, this current proposal relates only to the following modifications to the most recent permission:

1.
Internal alterations to the basement and within the roof space that do not have any effects upon the external appearance of the building.

2.
A very minor change in the position of the building on the plot.

3.
A correction to the defined residential curtilage so that it matches the curtilage of the original dwelling, Denisfield.

Before making my recommendation, I consider it appropriate to address the five objections raised by the Parish Council as follows:

1.
The application for modifications (effectively a change of house type) has been made in the correct way, is open to public scrutiny, and could (if Committee so decides) be refused.

2.
The Parish Council’s comments about the garage were valid but this has now been deleted from the application.

3.
The building is in basically the same position as the most recent permission.

4.
The height of the building has not been increased.  It is exactly the same as the most recent permission.

5.
The Parish Council’s objections to the general design characteristics of the dwelling have been considered by Committee on two previous occasions.  The size and external design of the building as now proposed is exactly the same as the previous permission.

Overall, I can see no objections to any of the proposed relatively modest alterations to the most recent and extant permission.

SUMMARY OF REASONS FOR APPROVAL

The proposed replacement building will not have any seriously detrimental effects on the appearance of the locality.  

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 26 May 2009.


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

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


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policies G1, ENV3 and H14 of the Ribble Valley Districtwide Local Plan.

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


The 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 Policies G1, ENV3 and H14 of the Ribble Valley Districtwide Local Plan.

APPLICATION NO:
3/2009/0189/P
 (GRID REF: 373956, 442091SD) 

PROPOSED TWO STOREY SIDE EXTENSION AND SINGLE STOREY REAR EXTENSION AT FIVE FELLS COTTAGE, KIRKMOOR ROAD, CLITHEROE, BB7 2DU.

	PARISH COUNCIL:
	No comments or observations received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The access to the site from the south of Albion House is of a satisfactory width and construction and there is ample manoeuvring space from within the driveway to the front of the proposed property to ensure that vehicles can enter and exit the site in a forward gear. There is adequate off street parking provision for this 3-bed property within the detached single garage and the private driveway. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Eleven letters of objection have been received from nearby neighbours who wish to raise the following points of objection:

1. Concerns regarding loss of light and overlooking of rear garden areas and privacy issues to bedrooms.

2. Loss of view.

3. Loss of amenity.

4. Devaluation of properties.

5. Change character of the existing property and visually affect the surrounding scenic area.

6. Concerns that the extension will result in an increase in traffic and cars parked on either side of the narrow road.

7. Car parking is already awkward as there is no room to turn round.

8. Shared driveway could cause trouble.

9. Five Fells Cottage has been used as a holiday cottage for 4/5 persons. Proposed extensions would increase the capacity.

10. Concerns about the increase in noise and traffic from the holiday let.


Proposal

The application details a two-storey extension to the gable of the property and a single storey extension at the rear. Materials will comprise of rendered pebble dashed walls and blue slate roofs.

The two storey side extension would have approximate dimensions of 6.89m x 2.4m width at the front of the property and 5.18m at the rear x 7.11m in height, approximately 0.2m below the existing ridge line. The extension projects forward of the front elevation by approximately 0.6m. A concrete sectional garage runs parallel to the boundary and the extension has been designed to fit around the garage, thus this is the reason for the unconventional design.

The single storey lean to extension proposed at the rear would have approximate dimensions of 2.1m x 6.94m x 3.1m. 

Site Location

The application site is at the end of Kirkmoor Road on the northern side of the highway just after the junction with Kirkmoor Close and Swan Meadow.

The property in question is located within the curtilage of Albion House, the applicant’s property. The fence surrounding the rear garden is the boundary for Clitheroe’s settlement limit, as defined by the Ribble Valley Districtwide Local Plan. The rear of the property overlooks open countryside.

Relevant History

None.

Relevant Policies

Policy G1 – Development Control.

Policy H10 – Residential Extensions.

SPG – Extensions and Alterations to Dwellings.

Environmental, AONB, Human Rights and Other Issues

The main issues with regards to this application are the impact of the extension on the residential amenity of the neighbours, the visual impact of the extension on the area, and whether there are any highway impacts as a result of the proposed extension. 

With regards to the visual impact, the proposal is considered to be acceptable when viewed from Footpaths 19 and 20 to the northwest and from the entrance with Kirkmoor Road considering the design and materials of the proposed works will be in-keeping with the existing property. 

With regards to any impact on the residential amenity of the residents living on Kirkmoor Close, a window proposed on the front elevation, serving a bedroom, has been removed, as it was considered that this would have caused an unacceptable level of overlooking in the rear garden areas and bedrooms of the properties on Kirkmoor Close. This is due to the distance between first floor windows being 21 meters, which is the minimum distance advised in the SPG “Extensions and Alterations to Dwellings”. Now this window has been removed the proposal is considered to be acceptable from a residential amenity point of view.  However, if the Committee is minded to approve the application a condition should be used to protect the future amenity of the residents by removing the right to insert windows in the dwelling without first obtaining planning permission from the Local Planning Authority. The single window proposed at first floor level on the elevation nearest to Kirkmoor Close is for an en-suite bathroom, it is suggested that a condition ensuring this window is obscure glazed should also be used.

The Highway’s Engineer was consulted regarding the issues on parking and highway safety and he is satisfied that there is adequate off street parking provision for this 3-bed property within the detached single garage and the private driveway.
Bearing in mind the above and taking into account the letters of objections from the nearby residents, it is considered that the proposed extension will have no significant visual impact on the area or have a detrimental impact on the residential amenity of the nearby neighbours. The application is therefore recommended accordingly.

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

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 5 May 2009.


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

2.
The extension hereby approved shall be constructed with its first floor south-east 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.

3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (Amendment) (No 2) (England) Order 1995 (or any Order revoking or re-enacting that Order) the extensions 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”.

APPLICATION NO:
3/2009/0197
(GRID REF: SD 369633 434434)

EXTENSION TO THE EXISTING STABLE BLOCK AND CONSTRUCTION OF A MENAGE ON THE SITE AT CUNLIFFE HOUSE FARM, LONGSIGHT ROAD, LANGHO.

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

· We are concerned about the proliferation of medium-large horse enterprises, which seem to be surrounding all the settlements in the parish.

	
	· We would like to question the need for this relatively new site to be expanded.

· We are concerned about more vehicles emerging onto an already busy road.



	COUNTY SURVEYOR:
	No objection in principle to the application on highway safety grounds, provided appropriate conditions can be secured prior to the development proceeding.



	COUNTY ARCHAEOLOGY:
	No archaeological comments to make on this application.



	ADDITIONAL REPRESENTATIONS:
	No observations received.


Proposal

Permission is sought to extend the existing stable block, currently accommodating two horses, to provide for eight, with additional ménage. The existing stable block will remain with permission for an additional six more stables resulting in a building of a ‘horse-shoe’ design with approx. dimensions of 15m x 13m x 3.1m in height constructed of wooden panels with a felt roof to match the existing block. The ménage is to be sited directly south of the proposed stable block and will measure approx. 30.5m x 18.5m.  

Site Location

The existing stable block, which is to be extended, is sited approx. 170 metres south-west from the junction of Chapel Lane and Whitehalgh Lane on Longsight Road. The stable block is set back 20 metres from Longsight Road with an existing access onto the A59.

Relevant History

3/1998/0756 – Erect two block stable and alterations to existing access at Land at Cunliffe House Farm, Longsight Road, Langho – Approved with Conditions.

Relevant Policies

Policy G1 – Development Control

Policy ENV3 – Development in Open Countryside

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 potential impact on neighbouring properties as the proposal is sited approx. 128 metres away from the nearest residential property and due to the relatively minor nature of its use and that it is to be used for private use only any potential impact will be minimal and is appropriate to this rural area.

I note the concerns of Billington and Langho Parish Council with regards to the addition of a further stable block within the parish, the need for the expansion of this site and the concerns regarding highway safety.

Whilst I acknowledge that the existing stable block will be expanded quite significantly with the addition of a large ménage and will be close to the A59, I consider that as the proposal will be set well back from the roadside by approx. 20 metres, will be constructed from materials to match the existing stable block, which are appropriate to the locality, and that it will be screened by existing hedging and mature trees, its visual prominence within this locality will be minimal. 

With regards to the need for the existing stable block to be expanded, the applicant has confirmed in writing that ‘the extension of the existing stables and proposed ménage will only be used for our own private use and will not be linked to the facilities at the main farm or for any business purposes. I can confirm that there will be only one vehicle going to the stable twice a day’. In consideration of the above and with appropriate conditions regarding the use of the proposal I consider that the proposal is an appropriate form of development in this location.

In response to the concerns regarding highway safety the County Surveyor has confirmed that he has no objection in principle to the application subject to appropriate conditions.

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 stables building and ménage hereby approved shall be used for private recreational purposes only and shall not be used in connection with any commercial enterprise such as a livery stables or riding school.

     REASON: In the interests of the amenities and character of the locality, the amenities of

     nearby residents, and highway safety, and to comply with Policy G1 of the Ribble Valley 

     Districtwide Local Plan.

2.
No development approved by this permission shall be commenced until a scheme for the containment and storage of manure has been approved by the Local Planning Authority. Such a scheme shall be constructed and completed in accordance with the approved plans.


REASON: In accordance with Policy G1 of the Ribble Valley Districtwide Local Plan             preventing pollution of controlled waters.

3.
Before the use hereby approved commences the access shall be widened to 5.0m for the first 10m back from the A59 and shall be reserved solely as a passing bay for use by all visitors using the track, and this length thereafter kept clear of any obstructions whatsoever above track level.


REASON: In the interests of highway safety in accordance with Policy G1 of the Ribble            Valley Districtwide Local Plan and to facilitate the passing of vehicles along the site            access road as an aid to road safety.

 4.
Before the use hereby approved commences a visibility splay measured from 2.4m back from the edge of the carriageway should be in excess of 160m.


REASON: In the interests of highway safety in accordance with Policy G1 of the Ribble             Valley Districtwide Local Plan and to ensure there is adequate visibility at the site             access.  

5.
Before the development becomes operative, the existing line of hedging, planting or construction consistent with the visibility splay detailed above, shall be reduced to and be permanently maintained at not greater than 1.0m above the crown level of the carriageway. 

  
REASON: In the interests of highway safety in accordance with Policy G1 of the Ribble             Valley Districtwide Local Plan and to ensure that there is adequate visibility for drivers             leaving or entering the site.

6.
Before the development becomes operative a secure area for manoeuvring and parking away from where horses could be moving to and from the ménage and other filed accesses should be implemented.


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

7.
No external lighting shall be installed at the site unless precise details thereof have first been submitted to and approved in writing by the Local Planning Authority.


REASON: In the interests of visual amenity and the amenities of nearby residents and to comply with Policy G1 and ENV3 of the Ribble Valley Districtwide Local Plan.

8.
The use of the ménage shall be strictly in association with the stables hereby approved. It shall not be used for competitive events or for the exercising or training of horses other than those which are stabled or kept on a permanent basis at the site.


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

APPLICATION NO:
3/2009/0221/P
(GRID REF: 362771, 444628SD) 

PROPOSED STORAGE BUILDING FOR FARM USE AT LAUND FARM, CHIPPING, PR3 2QS

	PARISH COUNCIL:
	Bowland with Leagram Parish Council have no objections to this proposal. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No representations have been received.




Proposal

The application seeks permission to erect a new agricultural building for the storage of feed. The proposed building will be positioned between the extended sheep housing and the manure store approved by the Committee in November 2007 (Planning Application 3/2007/0935/P).

The proposed building will extend from the main building by approximately 18.4m. It will be approximately 8.4m wide by 3.6m to the gutters and 6.0m to the highest point. The building will be constructed in Yorkshire Boarding, above concrete panels, with a cement fibre roof to match the existing sheep building and the manure store.

Site Location

The application relates to a farm situated on the Leagram Hall Estate. The farm is positioned within the Forest of Bowland Area of Outstanding Natural Beauty approximately 680m from the nearby highway, approximately 550m from the nearby Leagram Hall and approximately 1 mile from Chipping Village. Aside from the farmhouse itself, which is from the Georgian period, the surrounding buildings are relatively new. 
Relevant History

3/2007/0935 - Extension of existing sheep housing and proposed new manure store. Approved with Conditions.

3/2006/0739 - To roof over current feeding area and to extend height 3m to eaves.  Approved.

3/200210636 - Replacement of old telepole building with a proprietary timber framed agricultural

building for the over wintering of milking sheep.  Approved.

3/1999/0305 - New Stock Building - Approved Conditionally.

Relevant Policies

Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV1 – Area of Outstanding Natural Beauty

SPG – Agricultural Buildings and Roads

Environmental, AONB, Human Rights and Other Issues

The main issue arising from this application is the visual impact of the building at that location. Bearing in mind the design and style of the proposed building, it is considered appropriate for the area, taking into account that it will be similar in size, design and materials to the existing buildings on site. The siting of the building is also considered to provide the most appropriate location given that it will effectively be an infill development to the nucleus of buildings already on the farm. The previous application sought landscaping at the boundary of the site and when I visited the site, young saplings had been planted behind where this building is proposed, thus this planting along with the quality design and materials proposed will protect the visual amenity of the Area of Outstanding Natural Beauty.

As such I consider the scheme to comply with the relevant policies, and recommend accordingly.
SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside.

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2009/0234/P
(GRID REF: SD 374031 442731)

PROPOSED APPLICATION TO SET ASIDE THE SECTION 106 AGREEMENT DATED 27 OCTOBER 1999 IN ORDER FOR PARKSIDE BUNGALOW TO BE USED OR SOLD AS AN INDEPENDENT DWELLING AT PARKSIDE BUNGALOW, WADDINGTON ROAD, CLITHEROE 

	TOWN COUNCIL:
	No objections.


Proposal

The application seeks the discharge of a Section 106 Agreement dated 27 October 1999 that restricts the use of the property now known as Parkside Bungalow as follows:

a)
not to allow the annex accommodation forming the development to be:

i)
occupied other than by a dependant relative of the owners.

ii)
to be sold or let as a separate dwelling or used other than as domestic accommodation forming part of the property known as Park Hill, Waddington Road, Clitheroe.

Site Location

Park Hill is a residential property situated on the north east side of Waddington Road adjacent to (but wholly inside)the north west settlement boundary of Clitheroe.  The property comprises a substantial detached house set well back from the road and standing in extensive grounds that include a former garage that was converted into annex accommodation following a planning permission granted on 27 October 1999 (3/1997/0845/P).  The whole of the property is designated by Policy C6 of the Local Plan as Essential Open Space.

This application relates to the former annex that is now known as Parkside Bungalow.  
Relevant History

3/1997/0845/P – Conversion of domestic garage to provide annex accommodation.  Granted subject to conditions and a Section 106 Agreement.

3/2006/0119/P – change of use of annex to separate dwelling.  Refused on housing moratorium grounds only.  Subsequent appeal dismissed.

3/2008/0815/P – Garage and utility room extension to Parkside Bungalow (in association with its continued use as an annex).  Approved. 

3/2009/0015/P – Change of use of annex (Parkside Bungalow) to an independent dwelling.  Approved.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy G6 - Essential Open Space.

Environmental, AONB, Human Rights and Other Issues

As can be seen from the previous sections of this report, the property to which this application relates was formerly a detached garage for which planning permission was granted to be converted to provide annex accommodation subject to a condition limiting its use to that as annex accommodation only and not as a separate dwelling, restrictions that were also covered by a Section 106 Agreement.  

An application (3/2006/0119/P) for the change of use of the annex to a separate dwelling was refused for the sole reason that the proposal would add to the significant over supply of residential development within the borough to the detriment of the policies that were applicable at that time (ie Policy 12 of the Joint Lancashire Structure Plan, the Council's SPG: Housing and 
Alterations 1 and 7 of the Local Plan Alterations Review).  An appeal against that refusal was subsequently dismissed.

Following the approval of the Regional Spatial Strategy, the Council was no longer in a position of housing over provision, and the creation of an independent dwelling within the settlement boundary of Clitheroe became acceptable in principle and in accordance with the now applicable housing policies.  

In the light of these changed policy circumstances, a second application to change the use of the annex to a separate dwelling (3/2009/0015/P) was approved on 3 March 2009.  

The original annex is now therefore fully authorised for use as an independent dwelling.  The original Section 106 Agreement, however, technically remains in force.  As this Agreement no longer serves any purpose, I can see no objections to its discharge as requested by this application.  

RECOMMENDATION: That the applicant be informed that the Section 106 Agreement dated 27 October 1999 is now discharged.

APPLICATION NO: 3/2009/0264/P
(GRID REF: SD 371009 452107)

PROPOSED NEW GATE IN BOUNDARY WALL INTO ADJACENT SCHOOL YARD (BRENNANDS ENDOWED SCHOOL), REPOSITIONING NOTICE BOARD AND PROVISION OF UNDERGROUND HEATING OIL TANK TO REPLACE ABOVE GROUND TANK AT ST ANDREW’S CHURCH, CHURCH STREET, SLAIDBURN

	SLAIDBURN & EASINGTON PARISH COUNCIL:
	No objections to the tank, but the majority were not in favour of the gate.

	
	
	

	ENGLISH HERITAGE:
	No objections to the new gate and sign, but recommend that advice be sought from the County Archaeological Service regarding the installation of an underground oil tank.  There may be archaeology in the area, as well as potential burials, which may require appropriate archaeological investigation in mitigation.

Recommend that these issues be addressed and application determined in accordance with National and Local Policy Guidance, and on the basis of Ribble Valley Borough Council’s specialist conservation advice. 

	
	
	

	ENVIRONMENT AGENCY:
	The plan illustrating the new tank is unclear in regards to its size and structure.  The Control of Pollution (Oil Storage) (England) Regulations 2001 do not apply to underground storage tanks and therefore recommend a condition is attached (this is specified).

	
	
	

	LANCASHIRE COUNTY COUNCIL (ARCHAEOLOGY):
	Works in 2007 on the site which involved the excavation of a service trench encountered a large amount of human bone, although as this work was not the subject of detailed archaeological monitoring at that time, it is not known if this material came from in situ individual burials or not.

It is however considered likely that the current proposals will encounter further human remains, and that such remains may require archaeological excavation and post excavation analysis.  LCAS therefore recommends that the applicants be required to undertake a programme of archaeological work during any ground works in site (as well as any subsequent analysis of any excavated human remains considered necessary), and that such works be secured by a condition (specified).



	ADDITIONAL REPRESENTATIONS:
	No representations have been received.


Proposal

Planning permission is sought to underground (in the same location) a 2410 litre oil storage tank immediately adjacent to the west tower of the Church of St Andrew.  The only resulting surface visible element would be the tank lid apparatus projecting 30cm above ground level and having a diameter of 40cm.

Planning permission is also sought for the formation of a new gateway in the boundary wall between the Church and the adjacent school.  The opening will be of 1m width, and is shown to incorporate a gate of existing school gating design which will be lower in height than the adjacent walling.  The design, access and justification statement suggests that the gateway is required to allow the safe transit of children from Brennands Endowed School to the St Andrew’s Church, without the need to access the public highway which is restricted along the school frontage.  There are no footpaths on either side of the carriageway at this point.  The Church and school are on the edge of the village and the school gates are blocked from vision by the boundary wall of the Church, and again from the opposite direction, the school gates are hidden from view by the cottages which are set forward of the school yard.  This is a health and safety matter.

It is also proposed to refurbish and relocate a notice board to immediately adjacent the Church Street boundary wall.

Site Location

The Church of St Andrew is a prominently sited Grade I listed building within Slaidburn Conservation Area.  It is early 15th century and late 15th century with early 17th century alterations (list description).  The adjacent Brennands Endowed School is Grade II* listed.

Relevant History

3/2009/0263/P – New gate in the boundary wall into adjacent school yard (Brennands Endowed School), repositioning notice board and provision of underground heating oil tank to replace above ground tank – listed building consent application withdrawn May 2009.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings (setting).

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

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV14 - Ancient Monuments and Other Important Archaeological Remains.

Environmental, AONB, Human Rights and Other Issues

The agent has withdrawn the associated listed building consent application on consideration of the Ecclesiastical Exemption regulations.

The main considerations in the determination of this application are the impact of works upon the character (including historic fabric and features of special architectural and historic interest) and setting of the listed building and the character and appearance of Slaidburn Conservation Area.

I am mindful of the concerns of the Parish Council in respect of the proposed gate and note that an assessment of the age and significance of the walling has not been provided.  However, I am also mindful that English Heritage have no objections to this element of the scheme and, therefore, consider it to be acceptable.

In my opinion the oil tank and notice board elements of the scheme are also acceptable subject to imposition of the conditions suggested by the Environment Agency and Lancashire County Council (Archaeology).

SUMMARY OF REASONS FOR APPROVAL

The proposals have an acceptable impact on the character and setting of the listed buildings and the character and appearance of Slaidburn Conservation Area.  This is in accordance with Policies ENV20, ENV19 and ENV16 of the Ribble Valley Districtwide Local Plan.

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

1.
No development shall take place until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological work in accordance with a written scheme of investigation which has been submitted by the applicant and approved by the Local Planning Authority.


REASON: To ensure and safeguard the recording of any archaeological deposits as required by Policies G1 and ENV14 of the Ribble Valley Districtwide Local Plan.

2.
Full structural details of the (oil tank) installation, including the tank, its surround, associated pipe work and monitoring system must be submitted to and approved by the Local Planning Authority prior to the installation of the agreed scheme.


REASON: To protect ground and surface water resources.

3.
The gate shall be painted to match the other Church gating within 1 month of its installation and retained as such in perpetuity.


REASON: In order to safeguard the character and setting of the listed building.

APPLICATION NO:
3/2009/0278/P
(GRID REF: SD 375365 450089)

PROPOSED USE OF LAND FOR THE SITING OF A CARAVAN FOR USE AS SELF CATERING TOURIST ACCOMMODATION AT ACRE HILL FARM, LANE ENDS, BOLTON-BY-BOWLAND

	PARISH/TOWN COUNCIL:
	Have concern about this application being either the first step in the creation of a site or becoming a permanent residence.  Conditions would be essential to ensure that neither such development follows the planning permission granted for this.  

	
	
	

	ENVIRONMENT

DIRECTORATE

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

	LANCASHIRE COUNTY COUNCIL (AONB OFFICER):
	Caravans are not typical features of the rolling uplands landscape.  Their appearance and character is completely at odds with the local stone vernacular so characteristic of the area.  Although the application consists of only one caravan, this does not remove the need for mitigating its likely landscape and visual impacts.

	
	If the authority are minded to approve the application then I recommend at the very least a condition requiring native hedging inter-planted with native trees is planted in an appropriate location along the south/south east boundary of the entrance and touring caravan site.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No comments received.


Proposal

This application details the proposed use of a parcel of land for the siting of a caravan to be used as self catering tourist accommodation.  The caravan would have overall approximate dimensions of 12m x 6m x 3.8m in height with a rendered finish (Lakeland green) and artificial tile (slate grey) roof.  The site would be bounded by a post and rail fence.  

Site Location

Acre Hill Farm lies outside any defined settlement within the Area of Outstanding Natural Beauty.  The application site is currently a small maintained grassed area with a Leylandii hedge running down the western boundary separating it from a certified touring caravan site and to its rear (north) a complex of buildings that make up Acre Hill Farm.  

Relevant History

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Relevant Policies

There is history on other parts of the farm but not on this particular site.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the principle of development, highway safety and visual and residential amenity.  

In terms of the principle of development, the site is located within the Area of Outstanding Natural Beauty and thus consideration not only needs to be given to ENV1 but Policies G1, G5 and RT1 of the Districtwide Local Plan.  Policy G5 forms part of the saved settlement strategy and indicates that small scale tourism developments would be appropriate subject to Policy RT1 which states that:

· The proposal must be well related to the existing highway network and not generate additional traffic movements.

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

· Be large enough to accommodate the necessary car parking.

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

Due to the AONB designation, Policy RT1 also requires proposals to 

· Display a high standard of design appropriate to the area; and

· Should not introduce built development into an area largely devoid of structures.

The site is well related to the highway network and no objection has been raised to the development from the highway engineer at Lancashire County Council.  He has sought clarification on the parking arrangements but the site is large enough to accommodate the necessary parking and should Committee be minded to approve the application, an appropriately worded condition can secure the parking arrangements he requires.  Similarly, the caravan is physically well related to the existing buildings on site.  Therefore, under the terms of RT1, the remaining consideration is whether such a development would undermine the visual qualities of the area and this is where cross reference needs to be made to Policy ENV1 and the comments of the Area of Outstanding Natural Beauty Officer at Lancashire County Council.  It is acknowledged that the officer from LCC is of the opinion that it would not be acceptable in landscape terms to add a structure inappropriate for an AONB to an existing development where there are already visual intrusion issues arising from inadequate mitigation planting.  It is essential in all scenarios like this, even more so in an AONB, that appropriate mitigation is provided to ensure that no further adverse landscape and visual impacts arise as a result of the new structure.  In respect of the existing development referred to, I believe this is the certified touring caravan site which did not require planning permission – its impact however is not helped by the track and hard standing bases in the field which as operational development, could be argued to have required permission.  Nonetheless, the presence of five touring caravans is beyond the planning system and any measures which could be brought about as a result of this scheme to mitigate their impact would be welcomed.  This is not to say that the potential for landscaping to screen that use is unduly influencing the determination of the current application.  The static caravan shown here would not, in itself, I believe prove to be significantly detrimental to the visual qualities of the Area of Outstanding Natural Beauty.  From long range views it would be seen against the backdrop of existing built form and the colour palette proposed of Lakeland green and slate grey will assist in this.  However, I am mindful of the observations of the officer at Lancashire County Council regarding landscaping and am of the opinion that some screen planting would prove beneficial.  Thus, in terms of principle, highway safety and visual amenity I am satisfied that no significant detriment would be caused.

The remaining consideration is residential amenity and the immediately affected dwelling is that of Acre Hill Farm ie the applicants.  The nearest houses are set approximately 300m to the north west and thus I do not consider that the provision of a holiday let unit in this location would adversely affect their existing amenities.

The Parish Council have expressed concerns over this application being either the first step in the creation of a site or becoming a permanent residence.  Should Committee be minded to approve the application, the latter can be controlled via condition.  In respect of this being the first step in creating a caravan site, it is interesting to note that the applicant’s agent have in fact referred to Policy RT5 (caravans) in their design and access statement.  However, RT5 is concerned with new static holiday caravan sites and the extension of existing ones whereas this proposal is for a single unit to be used for self catering accommodation.  Should the site owners seek to increase the number of static caravans in the future, Policy RT5 would at that time apply with due consideration given to the landscape impact of such a proposal.  However, I am of the opinion that approval of this single unit would not set a precedent for the acceptance of other static units on the site given the various specific locational issues referred to earlier.

Therefore having very carefully assessed all the above, I am of the opinion that a single caravan sited in this location to provide self catering tourist accommodation would accord with Policy and not significantly compromise the visual characteristics of the AONB.  I thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


REASON:  In order to comply with Policies G1, G5, ENV1 and RT1 of the Ribble Valley Districtwide Local Plan.  The building is located in an area where the Local Planning Authority would not normally be minded to grant the use of building for a permanent residential accommodation.

2.
Prior to commencement of development, a detailed scheme showing a dedicated parking area for the self catering accommodation shall be submitted to and approved in writing by the Local Planning Authority.  The car parking space shall be provided and marked out in accordance with the approved plan before commencement of use and thereafter retained in perpetuity.


REASON: To comply with Polices G1 and RT1 of the Ribble Valley Districtwide Local Plan for the benefit of both visitors and the safe operation of the site.

3.
The development hereby permitted shall not be commenced until details of the landscaping of the site,  in particular the south/south east boundary of the entrance road and touring caravan 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.

APPLICATION NO:  3/2009/0280/P
(GRID REF: SD 382722 448782)

PROPOSED CHANGE OF USE OF FORMER FURNITURE SHOP TO BECOME A STOVE AND RANGE COOKER AND FIREPLACE RETAIL SHOWROOM AT FORMERLY FURNITURE ROOM, MILL LANE, GISBURN

	PARISH/TOWN COUNCIL:


	Object to the application in its current format and raise the following issues:



	
	1.
There should be a buffer zone and a boundary fence/wall created between the hardstanding and the neighbouring property in Mill Lane.

2.
The only access to and from the car park must be adjacent to the building not via the old access to the now demolished storage shed.

3.
The house on Mill Lane previously had the ‘protection’ of the storage shed and it is felt the residents’ privacy and protection from noise is now being compromised.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objection to the proposal in principle on highway safety grounds.

However, I have previously commented on the need to improve the access arrangements to this site which currently has no visibility to the right on egress and is located very close to the A59.  

I would prefer the access to be located as far from the A59 as possible and for all vehicles visiting the site to be able to enter and leave in forward gear.  As the car park is to be refurbished there is opportunity to secure access improvements that will benefit both customers and the servicing of the site.



	ADDITIONAL REPRESENTATIONS AND STATUTORY NOTICE:
	One letter of objection has been received.  Members are referred to the file for full details which can be summarised as follows:



	
	1.
	Query boundary treatment to site and object to the use of their garden fence (1 Stable Close) as a boundary for an industrial site.



	
	2.
	Details regarding the resurfacing of the car park are inaccurate as 1 Stable Close has always been 10m away from the car park area.  



	
	3.
	There should be a fence/wall erected to prevent the car parking becoming a turning area for vehicles entering Mill Lane.



	
	4.
	Concerns over drainage from tarmacing of the car park.



	
	5.
	Concerns regarding security.



	
	6.
	The extended hours are not appropriate in a residential area.


Proposal

Consent is sought for the change of use of a furniture retail showroom to stove, range cooker and fireplace retail unit.  It is also proposed to revise the opening hours to 0830 to 1730 Monday to Saturday, and 1000 to 1600 hours Sundays and Bank Holidays.  The Design and Access Statement outlines that the existing car park to the property would be refurbished as it is in disrepair (tarmac surface damaged).  Further information has been sought on this aspect with the agent clarifying by letter dated 30 April 2009 that the concrete area that was once covered by a timber store will be made good by filling in the inspection pit and removing trip hazards.  A 1m high timber panel fence would then be erected restricting access to the area in order that it cannot be used as vehicular parking.

Site Location

The site is on the corner of Mill Lane and the A59.  It lies wholly within the settlement boundary of Gisburn with the building falling within the Conservation Area.

Relevant History

3/2007/0157/P - Change of use of former Duckworth coach depot to become a furniture retail showroom including minor alterations to existing buildings.  Approved with conditions 4 April 2007.

3/2006/0183/P – Removal of old timber framed corrugated tin sheet clad sheds and change of use to car valeting premises.  Refused.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are whether the change of use and extended opening hours would have a significantly detrimental impact on adjacent residential amenity and the visual impact of the works proposed to the rear car park.  

In terms of the use of the building I am of the opinion that the change in product for retail sales would not in itself prove significantly detrimental to adjoining residential amenity.  The hours of operation of the current business are specified on the approval for 3/2007/0157/P as being 0900 to 1800 hours Monday to Saturday with no operation on Sunday or Bank Holidays.  This application seeks to secure hours of 0830 – 1730 Monday to Saturday and 1000 – 1600 hours on Sundays and Bank Holidays.  Again, I do not consider that these hours, even though they provide for opening on Sundays and Bank Holidays would so significantly affect existing residential amenities so as to warrant a recommendation of refusal. 

The outstanding matter, therefore, is the works to the rear of the building in the car park. 

The timber building that was in existence when the last approval was granted has since been removed with that area now being bounded by security fencing and being in a poor state of repair.  Whilst no precise details have been provided of how this area would be treated, except for a letter stating that it would be made good with the provision of 1m high timber fencing, I am of the opinion that an appropriately worded condition could control this.  I am mindful of the observations of the County Surveyor regarding the access and his preference for this to be resited closer to the dwelling to the site’s rear.  However, we have discussed the fact that a retail use is already in existence and this application is seeking to change the nature of retail use with no increase in floor space.  On this basis, and given the fact that his observations begin by stating no objection, I am of the opinion that subject to a satisfactorily worded condition regarding the submission of further details regarding this rear area, the scheme would not significantly compromise highway safety.  Similarly, the tidying up of this rear area and provision of an appropriate surface and boundary treatment would improve the visual appearance of the site.  This should also address concerns raised by both the Parish Council and neighbouring property.

Therefore, having carefully considered all the above I recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

1.
The use of the premises in accordance with this permission shall be restricted to the hours between 0830 to 1730 hours Monday to Saturday and 1000 to 1600 hours Sundays and Bank Holidays.


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

2.
Prior to commencement of use a detailed scheme showing resurfacing specifications, car parking spaces, manoeuvring areas, boundary treatments in the form of fences along the Mill Lane frontage and to limit the extent of the car park shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall be implemented in accordance with the details so approved prior to the use becoming operative and thereafter retained in perpetuity.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan in the interest of highway safety and visual amenity.

APPLICATION NO:
3/2009/0308/P
(GRID REF: 354886 435306 SD) PROPOSED ALTERATIONS AND EXTENSIONS TO EXISTING DWELLING AT BLUE SLATES, SUNNYSIDE AVENUE, RIBCHESTER, PR3 3ZE.

	PARISH COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(ARCHAEOLOGY):
	The proposals lies less than 150m to the north of one of the Scheduled Areas in Ribchester. Watching briefs at Church Street and Fort Avenue (Lancashire Historic Environment Record PRNs 12845 & 25462 respectively) have encountered archaeological features associated with the Roman vicus (civilian settlement). Works below a depth of c. 200mm will have the potential to encounter archaeological deposits associated with the Roman Fort and vicus at Ribchester.


The Lancashire County Archaeology Service therefore recommended that, on the basis of the current information submitted, an archaeological watching brief be undertaken, and that such works be secured by means of an appropriate condition, in accordance with PPG16 para. 30.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received from a nearby resident who raises the following points:

1. Loss of light due to the increase in height of the dwelling and in particularly the garage.

2. Increase in over shadowing of the objectors property and will reduce natural light to the kitchen, dining room and lounge windows as well as garden and lead to loss of amenity use of garden.

3. Loss of visual amenity by reason of the size and siting of the proposals.

4. The land is identified as being in a conservation area and the character and integrity of the area should be maintained.

5. We were not notified of planning application 3/2007/0102/P, had we been informed we would have robustly opposed the application.


Proposal

Planning permission has previously been granted to remodel the existing bungalow and increase the floor area from 87 square metres to 135 square metres.  These works were approved under application 3/2007/0102/P.  A subsequent application, 3/2008/0219/P, was submitted to amend the approved scheme by adding a front porch and rear garden room to the approved scheme and extend the overall length of the property by a further metre.  This increased the floor area by a further 20 square metres (Total 155m²) and was approved by the Committee in May 2008.
Further amendments are now sought. These are as follows:

1. Raise the eaves height at the rear of the property by approximately 1.2m

2. Removal of en-suite bathroom at first floor level and associated dormer window.

3. Reduction in size of the formers proposed on the front elevation.

Site Location

The application relates to a detached bungalow property within Ribchester Conservation Area on the corner plot of Sunnyside Avenue with Fort Avenue.  The boundary of the conservation area wraps round the curtilage of the property.

Relevant History

3/2008/0983 - Demolition of the existing dwelling. Approved.

3/2008/0980 - Proposed replacement dwelling. Withdrawn.

3/2008/0219 - Proposed alterations and extension of existing dwelling (amendments to approval 3/2007/0102/P).  Approved.

3/2007/0102/P – Single storey extension to side of property and loft conversion providing three bedrooms and two bathrooms with dormer windows to both elevations.  Approved.

Relevant Policies

Policy G1 - Development Control

Policy ENV16 - Development Within Conservation Areas

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 amended proposals and the potential impact on neighbouring residential amenity.

With regards to the visual impact of the proposals, I am of the opinion that the changes proposed on the front elevation by the reduction in size of the dormers are an improvement to the previously approved scheme, the raising of the eaves height on the rear by approximately 1.2m and the chimney proposed to the gable elevation would not, I consider, prove significantly detrimental to the street scene.

The further amendments proposed could be achieved without significantly detracting from nearby residential amenity. The applicant has also indicated that the boundary wall adjacent to no. 1 Fort Avenue will be removed and a fence will be put in its place.  Details of this fence have not been submitted with the application and an appropriate condition would be imposed if the application is approved.

With regard to the objection letter received the works referred to were dealt with in the previous application 3/2007/0102/P.  Overall, I can therefore see no objection 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 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 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.
Prior to the first occupation of the extensions hereby approved, precise details of the type and extent of screen fence on the north east and the south east boundaries of the site shall have been submitted to and agreed in writing by the local planning authority, and such fences shall have been constructed in accordance with those approved details.  The fencing shall be constructed before occupation of the extension.


Reason:
To prevent overlooking in the interests of the privacy and amenities of this and the neighbouring dwellings in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
No work shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological work.  This must be carried out in accordance with a written scheme of investigation which shall first have been submitted to and agreed in writing by the Local Planning Authority.


Reason: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance in accordance with Policies G1, ENV14 and ENV15 of the Ribble Valley Districtwide Local Plan.
C
APPLICATIONS WHICH THE Director of Development Services RECOMMENDS FOR REFUSAL

APPLICATION NO: 3/2009/0383/P AND 3/2009/0384/P 
(GRID REF: SD 377640 446576)

PROPOSED FIRST FLOOR EXTENSION TO FORM BEDROOMS AND ASSOCIATED WORKS AT THE SPREAD EAGLE HOTEL, SAWLEY

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

	
	
	

	LCC (HIGHWAYS):
	Consulted. No representations had been received at time of report preparation.



	ENVIRONMENT AGENCY:
	No objection in principle.  The site is within Flood Zone 2, which is defined as the medium risk flood zone in PPS 25:  Development and Flood Risk.  The application is not accompanied by a Flood Risk Assessment but the fact that the proposed extension is at first floor level is noted and any flood risk associated with the proposed development is considered to be low.



	HISTORIC AMENITY SOCIETIES:
	Consulted, No representations had been received at time of report preparation.



	ADDITIONAL REPRESENTATIONS:
	None received at time of report preparation.


Proposal

Listed building consent and planning permission is sought to erect an 11 room first floor extension and pitched roofs on top of the modern (1959 and 1965 builds) rear extensions.  The submitted plans also suggest that historic fabric is to be lost to the interior of the old build.  However, no details or justification as to the necessity for this non reversible work to the listed building has been provided. 

The application form proposes that walls to the extension be finished in render; roof materials, windows and doors are proposed to match existing.  No change is proposed to vehicle parking or access from the public highway.  The application form states that no immediate change to employment will result from the proposed development.  

Site Location

The Spread Eagle is a Grade II listed public house of the early 19th Century (list description).  It is prominently sited on a corner, opposite Sawley Abbey Scheduled Monument (NB the Scheduled Monument extends significantly beyond the standing ruins) and within Sawley Conservation Area with its front, rear and side elevations in public view.  Sawley Abbey Scheduled Monument standing ruins and the Spread Eagle are the most imposing buildings within the village and are accorded Focal Building status in the Sawley Conservation Area Appraisal (The Conservation Studio 2006; Adopted by the Borough Council 3 April 2007).   The site is within the Forest of Bowland Area of Outstanding Natural Beauty. 

Relevant History

3 June 2009 – Letter sent to owner in concern to unauthorised removal of paint to main façade, including porch, and repointing of stonework.  

3/2009/0082 & 0083 – Listed building consent and planning permission refused 26 March 2009 for first floor bedroom extension and associated works.  

3/2008/0138 & 0139 – Listed building consent and planning permission granted 11 April 2008 for proposed internal alterations and replacement of windows to north elevation. 

APP/T2350/E/06/2017274 – Listed building consent appeal dismissed 30 October 2006 in respect of a new window opening to the ground floor bedroom of 1 Spread Eagle Barn (within the curtilage and part of the listing for the Spread Eagle Hotel).  

3/1981/0786/P – Planning permission granted 15 September 1981 for the conversion of the barn to bedroom accommodation associated with the Spread Eagle Hote.

BO1570 – Planning permission granted 28 August 1970 for alterations to (gable) window. 

BO1034 – Planning permission granted 33 August 1965 for extensions to dining room, new office, cold cellar and wine and cheese stores. 

BO630 – Planning permission granted 28 October 1959 for erection of single storey extensions to existing kitchens, dining room and cloaks etc with basement bedrooms and stores. 

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990 

Policy ENV19 - Listed Buildings (setting)

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

Policy ENV16 - Development Within Conservation Areas.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The main considerations in the determination of the listed building consent application are the impact of the extensions and internal works on the character (including historic fabric and features of special architectural and historic interest) and setting of the listed building, and whether proposed works would bring substantial benefits for the community (PPG15 paragraph 3.5).  Further considerations in the determination of the planning application are the impact upon the character and appearance of Sawley Conservation Area, the impact upon neighbouring properties and residential amenity, and the possible benefits of the proposed development to the rural economy.

In relation to community benefit regard should also be given to employment retention the applicant has submitted a supportive statement.  This states that the proposed bedrooms are key to the medium term security of the Inn as a viable and sustainable business and 35 full and part time jobs.  The development of the Spread Eagle has produced an encouraging food and function trade in its first year of operation, although local drinking has not generated the expected level of trading.  The provision of letting accommodation would aid the further development of wedding bookings together with tourist and commercial trading.  The statement also suggests that the proposed investment will secure the future of those presently employed and will provide for between five and ten additional full and part time jobs over the next two years.


The agent was advised by letter (11 February 2008) at pre application stage of officer opinion that proposed window changes would be likely to be acceptable (subsequently granted listed building consent and planning permission) that the addition of pitched roofs to the existing extensions should be acceptable but first floor extension of the modern rear single storey extensions would be unacceptable as it would further emphasise the domination of the unfortunate modern build to the detriment of the listed building.  

On 26 March 2009 listed building consent and planning permission was refused under delegated powers for a first floor bedroom extension and associated works.  The reasons for application refusal concerned the harm to the character and setting of the listed building and the character and appearance of Sawley Conservation Area resulting from the proposal’s domination of the historic build in scale, material and situation and harm to the residential amenity of adjoining residents from overlooking.

The current applications are little changed from those considered in March 2009 and are brought to Committee because of the inclusion of a supporting statement from the applicant.

Relevant statute, policy and guidance includes:

Section 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 has the duty that when considering whether to grant listed building consent and planning permission special regard shall be given to the desirability of preserving the listed building or its setting or any features of special architectural or historic interest which it possesses.  

The Government’s Planning Policy Guidance Note 15 (PPG15; 1994) “Planning and the Historic Environment” states at paragraph C.7 that:

“Modern extensions should not dominate the existing (listed) building in either scale, material or situation…”

PPG15 paragraph C.58 states that:

‘‘The plan of a (listed) building is one of its most important characteristics. Interior plans and individual features of interest should be respected and left unaltered as far as possible’’.

PPG15 paragraph 3.13 warns against the cumulative impact alterations to a listed building “… listed buildings do vary greatly in the extent to which they can accommodate change without loss of special interest… some listed buildings are the subject of successive applications for alterations or extension: in such cases it needs to be borne in mind that minor works of indifferent quality which may seem individually of little importance, can cumulatively be very destructive of a building’s special interest”.

PPG15 paragraph 2.11 states that:

‘’Local Planning Authorities should expect developers to assess the likely impact of their proposals on the special interest of the site or structure in question and to provide such written information or drawings as may be required to understand the significance of a site or structure before an application is determined’’.

Policy ENV20 of the Districtwide Local Plan states that:

“..Proposals for the alteration or repair of listed buildings should be sympathetic to their character and appearance.”

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 has the general duty in respect to the exercise of planning functions in conservation areas that:

“Special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.”

The Sawley Conservation Area Management Guidance (The Conservation Studio, 2005) suggests that:

“The emphasis in any new development or proposed alteration must always be on the need to provide a high quality of  design.  Consideration of scale, density, height and massing … and, most importantly, the relationship of the new buildings to existing surrounding buildings and to the street”.

The Government’s Planning Policy Statement 7 “Sustainable Development in Rural Areas” states at paragraph 12 that:

“Planning authorities should ensure that development … contributes to the sense of local identify and regional diversity and be of an appropriate design and scale for its location..”

The Government’s Planning Policy Statement 1 (2000) states at Key Principle (IV) paragraph 13 that:

“Planning policy should promote high quality inclusive design in the layout of new developments and individual buildings in terms of function and impact, not just for the short term but over the lifetime of the development.  Design which fails to take the opportunities available for improving the character and quality of the area should not be accepted.”

World Class Places: The Government’s Strategy for Improving Quality of Place (HM Government, 2009) acknowledges at paragraph 1.4 that:

“Local authorities face pressure to approve poor quality schemes partly because of the short term investment and jobs they will bring … but it is vitally important that we not only encourage development but help ensure that it is of a universally high standard and helps create successful and sustainable places.”

At paragraph 2.5 it is also stated that:

“Our historic environment is vital to our self understanding, our sense of connectiveness to the past and to the future and is a valuable asset in creating a sense of place.  Local people value it as do tourists and investors..’’.  

In deciding the appeal against refusal of listed building consent the proposed insertion of an additional modern window opening into the Spread Eagle barn conversion the Planning Inspector justified his decision by commenting that:

“I find that the proposal would not preserve the listed Hotel, of which the barn is a part because of its status as a curtilage building, or the settings of the surrounding listed buildings since it forms part of their visual context.  Also, it would not preserve the character and appearance of the Conservation Area, which depends in part on the historic and architectural interest of its core buildings”.

it is noted that the Planning Inspector dismissed the appeal for the additional window to this curtilage building (ie not the principle building, The Spread Eagle Hotel mentioned in the list description) despite recognition of the detrimental impact of the 1981 conversion a subsequent extension and the innocuous location for the proposed window “The barn was converted in 1981 to bedroom accommodation for the Hotel… detracted significantly from the historic agricultural character of the building …whatever the impact of the extension carried out as a result of the 2000 permission, and despite the differences in ground level and the effect of screening by fencing and planting, I think that the proposed window would further significantly harm the character and appearance of the barn.  

The proposals have been revised albeit to a minor extent, since the refusal of applications 3/2009/0082 and 0083 including amendments to proposed glazing which reduces the impact of overlooking of adjoining residential properties.  I am also mindful of the statement now submitted by the applicant which refers to the hotel’s encouraging food and function trade in its first year of operation and the wish to further encourage this element of the enterprise by the provision of letting accommodation.  However, I remain of the opinion that the proposed extension would dominate the historic inn in scale and situation  which would be very harmful to the character and setting of the listed building and the character and appearance of Sawley Conservation Area.  

The existing extensions are damaging to the character and setting of the listed building but their height and flat, roofing limits this adverse impact and they are ‘read’ as modern subservient additions.  I would refer Members to the grant of listed building consent and planning permission with English Heritage support of a flat roof modern extension at the Grade II* listed The Sands, Whalley in December 2006.  The wish to maintain a distinction between the double pitch roofed historic build and the new extension was considered appropriate and paramount.

In contrast the proposed first floor extension with pitched roofing a The Spread Eagle Hotel would result in an unfortunate mass where it would be difficult to easily distinguish the historic build.  In my opinion the proposed works would compound the impact to listed building character and setting of the 1959 and 1965 extensions and the 1981 barn conversion.

Furthermore, it is my opinion that the considerations referred to by the applicant are not the substantial environmental or economic benefits to the community envisaged by PPG15.  I also do not believe sufficient information has been submitted to consider the impact of internal alterations to this important historic building.

RECOMMENDATION 1: Refuse listed building consent for the following reasons:

1.
The proposed extension would be harmful to the character and setting of the listed building because of its domination of the historic build in scale and situation.

2.
Insufficient information has been submitted to understand the impact of proposed internal works on the special architectural and historic interest of the listed building.

RECOMMENDATION 2: Refuse planning permission for the following reasons:

1.
The proposed extension would be harmful to the character and setting of the listed building and the character and appearance of Sawley Conservation Area because of its domination of the historic building in scale and situation.

2.
Insufficient information has been submitted to understand the impact of proposed internal works on the special architectural and historic interest of the listed building.

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

APPLICATION NO: 3/2008/0526/P
(GRID REF: SD 373730 440808)

PROPOSED REGENERATION OF SITES AROUND AND INCLUDING PRIMROSE MILL FOR RESIDENTIAL DEVELOPMENT, INCLUDING IMPROVED SITE ACCESS, HIGHWAYS IMPROVEMENTS AND PROVISION OF PUBLIC OPEN SPACE AT PRIMROSE MILL, WOONE LANE, CLITHEROE 

	TOWN COUNCIL:
	Make the following comments:



	
	1.
	That suitable traffic measures should be put in place at the Primrose Road/Whalley Road junction and Woone Lane/Eshton Terrace junction. 



	
	2.
	That traffic management measures should be put in place at the various junctions along Woone Lane to reduce speeds; the road is widened and a mini roundabout included at site entrance.



	
	3.
	That site lines to and from Primrose Bridge are improved, in particular at junction of Primrose Road and Woone Lane.



	
	4.
	That the entire length of the footpath and railway footbridge from the site to Kemple View are upgraded.



	
	5.
	That there is a commitment to environmental improvement on Primrose Lodge as part of Phase 1A rather than Phase 1B.



	
	6.
	That there is a commitment to affordable housing within the development as part of Phase 1A rather than Phase 1B.

As it stands the application does not provide any commitment to environmental improvement to Primrose Lodge.  



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objection to the principle of the proposed development.  Amended plans received on 10 March 2009 show a system of priority working at the site entrance that provides the basis for a workable scheme.



	
	The present levels of vehicular and pedestrian activity at the Whalley Road junction with Primrose Road do not warrant additional highway measures at this time.  However, the traffic associated with a development of 160 properties will have a clear impact on turning movements at this location.  In the event that subsequent developments from Primrose Road generate levels of vehicular and pedestrian movements sufficient to warrant further highway improvements it would not be unreasonable to seek a contribution to improvements that would materially benefit the accessibility of the site and overcome deficiencies, particularly in the provision of pedestrian facilities.  The details of any such agreements and the timescale within which it would operate would have to be determined as part of a Section 278 Agreement.  



	ENVIRONMENT

DIRECTORATE

COUNTY ARCHAEOLGIST:


	No objection subject to imposition of conditions. 

	COUNTY ECOLOGIST:
	Recommends that further habitat survey data be obtained to assess the impact on the Primrose Lodge biological heritage site and secondary species rich grassland that may be developing within the application area.  



	
	Habitats affected by the proposals, including existing buildings, are likely to support breeding birds.  If the application is approved then works during the bird breeding season (March to July inclusive) should therefore be avoided, unless it can be demonstrated through precautionary surveys/inspections that nesting birds will not be affected.  This should be the subject of a planning condition.  



	LCC PLANNING  CONTRIBUTIONS OFFICER:
	This consultation response is based upon the policy paper ‘Planning Obligations in Lancashire’.  The methodologies and formulae within the policy paper have been used to determine the level of contribution request, in order to help mitigate the perceived impact of the proposal as follows:

	
	Education

Initially there had been a request for £596,548.70 based on the scenario that all the units were to be completed during the year that the County Council numbers on roll were expected to be highest, ie 2010.

	
	However, further discussions between the applicant and officers at LCC revealed that a start date of 2010 was proposed for the scheme with first occupation expected in 2011.  Therefore, LCC will not be seeking a contribution in respect of secondary places on the proviso that not more than 47 properties would be occupied before the end of 2011.  No contribution is sought for primary school places as there are anticipated to be sufficient places in the local schools. 

Transport

There is likely to be a planning contribution request towards sustainable transport measures – the County Surveyor will advise.  



	
	Landscape Character and Design

The REMADE in Lancashire reclamation programme is a 7 year programme which has been set up by LCC in partnership with the North West Development Agency and will reclaim derelict, underused and neglected land in Lancashire for soft end uses such as public open space, nature reserves, footpaths and cycle routes.  



	
	REMADE has identified the Primrose Lodge site at Clitheroe as a project in the current REMADE programme.  A project for the site would involve contamination remediation, works to the lodge structures, ecological management and enhancement (including woodland management), landscaping and amenity infrastructure.  The project would also include the creation of a sustainable multi user path that would enable access within the site and also provide a safe off-road sustainable route for accessing St James’ Primary School and Clitheroe town centre to the north of the site.  A new path could also facilitate access to the wider countryside to the south of the site via the public rights of way network.



	
	No open space is provided within the application site but the applicant has stated it is envisaged that a planning contribution will be given towards the restoration of the lodge site thereby providing an area of open space for use by new and existing residents and visitors.

A conservative estimate is that a restoration scheme will cost in the region of £600,000 to design and implement with the cost of annual long term management and maintenance only being determined once a detailed scheme and management plan have been prepared.



	
	Formal approval for REMADE investment would be required from LCC and the North West Regional Development Agency.  A total potential REMADE investment of £291,000 is currently proposed towards the overall project (subject to NWDA approval) leaving a shortfall of £363,000 against the projected development/works estimate and a shortfall of £246,000 for site maintenance and management.  These indicative shortfall figures could be used as a basis for planning contribution negotiations with the applicant.  



	
	Waste Management

Every district in the County is being provided with advance treatment facilities to treat waste prior to landfilling, either directly or via purpose designed transfer stations.  Since each and every new house, wherever it is in the County, has to be provided with this basic service and the Council has to comply with significant new requirements relating to the management of the waste, it is considered that the Council is justified in requesting a contribution towards waste management.  Based upon the policy paper ‘Methodology for Waste Management’, the request is £77,760.



	
	In summary:

Education – no contribution required on basis of additional information supplied regarding phasing of development.

Transport – to be agreed.

Landscape Character and Design - £611,000.

Waste Management - £77,760.



	ENVIRONMENT AGENCY:
	No objections subject to imposition of conditions.



	ADDITIONAL REPRESENTATIONS AND STATUTORY NOTICE:
	Letters have been received from ten nearby residents and members are referred to the file for full details.  Whilst not all of these are raising objections to the principle of development, the issues contained within all correspondence received can be summarised as follows:



	
	1.
	Loss of privacy to neighbours.



	
	2.
	Increased noise levels.



	
	3.
	Concerns over increased volume of traffic with Primrose Mill area and potential highway safety issues as the present road infrastructure will be unable to cope.



	
	4.
	The gable height of the one-bed/three-bed block should be a maximum of two storey to match that of existing properties on George Street.  



	
	5.
	Questions over provision for the woodland area.



	
	6.
	Queries over whether there will be any traffic calming measures, safer pedestrian paths, changes to the dangerous sharp bend at Primrose Mill, road being widened and measures to prevent illegal parking.



	
	7.
	There are ancient Borough of Clitheroe boundary stones on the west bank of the Lodge opposite George Street.



	
	8.
	The development should be considered in light of potential development of the Stalwart site.



	
	9.
	The development should have a central area with facilities for a local shop, meeting hall and other amenities.    It should have a turning area for buses to encourage people not to use cars.  



	
	10.
	Impact on ability of lorries to deliver to an adjacent employment site.



	
	11.
	Potential difficulties for adjacent business to continue trading and for this reason conditions should be imposed relating to the continued safe servicing of Lodematic premises and to the provision of a suitable buffer between industry and residential properties.



	
	12.
	Full plans should be available for the lodge area at this time. 



	
	13.
	Change character of Clitheroe from rural market town into part housing estate.



	
	14.
	It is hoped the development will not disrupt public footpaths. 


Proposal

This is an outline application to develop a site for residential development comprising a mix of dwellings and apartments on brownfield land.  Matters of access and layout are being applied for at this time.  The component parts of the application are as follows:

Residential 

The broad intention of the residential scheme is to provide a mix of dwellings comprising apartments together with two, three and four storey dwellings – both market and affordable.  Primrose Mill would be retained and altered to provide 27 apartments with adjacent parking and would stand at the entrance to the scheme.  The Rectella distribution depot to its north east and land to the north west of the mill building that accommodates the former Steadplan commercial garage and distribution site, Environment Agency depot and former Telsa Fabrication depot would be cleared with the site redeveloped for a mix of housing types extending residential development as far as the railway line.  Whilst the scheme is in outline only, the total number of units proposed is 162 with associated parking and plans submitted providing a provisional site layout showing that pedestrian routes are given importance in the layout incorporating the existing public footpath which crosses the railway in the north western corner of the site.  In order to create an active street frontage, parking areas are located behind houses in most cases accessed through an archway in a variegated terrace which avoids the predominance of garage doors on the prime elevations of the buildings.  

The applicants originally put forward a case for providing 31 of 162 units as affordable – 17 low cost market sale and 14 affordable rented provided the Council support a housing association partner to secure grant funding or a worst case scenario of 23 dwellings if there is no grant funding.  In terms of the low cost market sale, they suggested a discount of 40%.  This has since been revised in light of comments made by the Council’s Housing Strategy Officer (see issues section for a full reasoning of this).  

The revised offer therefore in respect of affordable housing contribution is outlined in an email from the applicant’s agent dated 8 May 2009 with attached schedule for inclusion with a S106 Agreement as follows:

· the affordable housing obligation will comprise either 25 dwellings for social rent or 13 dwellings for social rend depending on the availability of Homes and Communities Agency (HCA) grant funding;

· the affordable housing will be delivered in partnership with a Registered Social Landlord (RSL) approved by the Council;

· the developer will work with a Registered Social Landlord and the Council on a reasonable endeavours basis, to secure sufficient grant funding from the HCA to enable 25 affordable dwellings for social rent to be developed in line with the following housing mix, which supports the primary housing need in Clitheroe:

	Property Type
	Number

	2 Bedroom Flat
	4

	2 Bedroom House
	        13

	3 Bedroom House
	          8

	Total
	        25


· in the event that insufficient, or no grant funding is secured from the HCA, then the developer’s obligation to deliver affordable dwellings for social rent will reduce to 13 dwellings in line with the following mix which supports the primary housing need in Clitheroe:

	Property Type
	Number

	2 Bedroom Flat
	         2

	2 Bedroom House
	         7

	3 Bedroom House
	         4

	Total
	       13


· the developer will covenant that the timing of the delivery of the affordable housing units will be linked on a phased basis with the delivery of market housing units;

· if terms cannot be agreed with an RSL for the delivery of the affordable housing units then the affordable housing units will revert to low cost discount sale to be sold by the developer at 30% discount to their market value (total number of units 25).

Public Open Space

As originally submitted, the proposal had detailed an offer of transferring ownership of the open space element of the lodge scheme to the Council.  It was proposed that there would be a restoration programme carried out of Primrose Lodge but negotiations highlighted the fact that not only would there would be ongoing future management liability associated with such a scheme for the Council but the involvement of not only the Borough Council but the Remade Team at LCC with their differing timescale for the site further complicates matters.  In light of this, that aspect of the overall proposal has been withdrawn with the applicant now offering a commuted sum of £250,000 to either progress the lodge project as and when it happens as part of the Remade programme or alternatively towards the provision of alternate open space and recreational facilities within the borough.  It is for this reason that the proposal description has been revised since that originally submitted.  

Highways

Access to the site would be in the form of a single priority junction from Woone Lane situated between the existing Primrose Mill and Rectella building.  It is also proposed to provide an emergency access via an extension of the southern most cul de sac within the site that emerges between the site and Lodematic premises.  Footpath and priority working improvements will take place along Primrose Road in the vicinity of the access to the site at a total cost of £60,000.  

Site Location

The application site occupies land that is to the west of Woone Lane up to the railway line and includes Primrose Mill (former government building), former Telsa Fabrications depot, former Steadplan commercial garage and distribution site, former Environment Agency land and Rectella distribution depot.  It lies within the settlement limit of Clitheroe as defined in the Districtwide Local Plan and is also covered by the saved Primrose Area Policy A1 which shows part of the site identified as a potential employment area (subject to constraints).  

To the north of the site are residential properties and daycare centre with Lodematic, Primrose House and the former Primrose works to its south east.  Primrose Lodge is set to the north east of the site with the railway line forming the site’s western boundary and open countryside to its south.  

Relevant History

Numerous applications associated with the different employment uses on site.

3/86/0129/P – Outline permission for residential development.  Refused 6 May 1986.

3/86/0128/P – Outline permission for residential development.  Refused 6 May 1986.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV9 - Important Wildlife Site

Policy ENV10 - Development Affecting Nature Conservation.

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

Policy H21 - Affordable Housing - Information Needed.

Policy EMP11 - Loss of Employment Land.

Policy RT8 - Open Space Provision.

Policy T1 - Development Proposals - Transport Implications.

Policy T7 - Parking Provision.

Policy A1 - Primrose Area Policy.

Interim Supplementary Planning Guidance: Housing.

Draft Affordable Housing Memorandum of Understanding.

North West of England Plan Regional Spatial Strategy to 2021 - Policy DP1 – Spatial Principles.

North West of England Plan Regional Spatial Strategy to 2021 - Policy L4 – Regional Housing Provision.

North West of England Plan Regional Spatial Strategy to 2021 - Policy L5 – Affordable Housing.

North West of England Plan Regional Spatial Strategy to 2021 - Policy DP7 – Environmental Quality.

Environmental, AONB, Human Rights and Other Issues

Members will recall that this application was deferred at the last meeting for further information on the affordable housing element; the revised offer is explained in full in the proposals section ‘Residential’ with further discussion of the offer below.  

In the determination of this application there are a number of key issues to be considered which are detailed below under appropriate sub headings.

Establishing whether the principle of residential development is acceptable on this site

There are a number of issues to be considered under this heading with the key policies being A1, G2 and EMP11.

Policy A1 of the Districtwide Local Plan concerns itself with Primrose Lodge – in particular environmental improvement works to make safe its associated boundaries and structures, to remove silt, to enhance the overall openness, amenity and natural history value of the Mearley Brook Valley between Primrose Road and Greenacre Street and to provide controlled public access.  Its states:

To the extent required to fund these works and subject to Policy ENV9 and the other relevant policies of this plan the Council will permit proposals for:

(a)
limited residential development within the northern part of the defined policy area;  and

(b)
development or change of use of buildings for purposes within Use Class B1 in the south west corner of the policy area. 

The Policy then goes on to state that in either case this is provided that a number of highway improvements are carried out.  The proposal presented for consideration does not readily accord with this.  However, the land referred to at the northern part of the defined policy area is outside of the red edge of this application area and thus not relevant to the determination of this scheme.  The land to the south west of the policy area is however the site under consideration here and thus it is necessary to explore whether the principle of the residential scheme on this land would be acceptable.   In order to establish this it is necessary to cross reference to other policies of relevancy namely ENV9, EMP11 and G2.  

ENV9 deals with developments within or adjacent to County Biological Heritage Sites and other sites of local nature conservation importance.  Such areas provide important resources for wildlife, links that allow movements of wildlife between town and country and important education and recreational resources.  Primrose Lodge is one such area with the supporting text to the Policy stating:

That there may be occasions where some development associated to the site may be justified.  This may be a reflection of a clear local need which can be identified and justified.  

Whilst the Lodge itself is outside the red edge of the application site it is within the applicant’s ownership with the proposal offering a financial contribution of £250,000 towards the restoration/regeneration of that area which ultimately will provide public open space provision within close proximity of the site.  It could, therefore, be argued that the two areas of land are so closely linked that the level of financial contribution to be gained from a development of this nature is key to kickstart a project that the Council have tried to facilitate for in excessive of 15 years.  

Policy EMP11 of the Plan concerns itself with the loss of employment land and provides a number of criteria against which such proposals will be considered.  The use of the site as outlined within this application is considered to accord with the provisions of that Policy due to the environmental benefits to be gained by the community and that the majority of the site is currently vacant and thus there is no economic and social damage caused by loss of jobs in the community.  

Policy G2 of the Plan forms part of the saved settlement strategy and outlines that in Clitheroe the scale of development considered appropriate is consolidation and expansion and rounding off development on sites wholly within the settlement boundary and appropriate to the town’s size and form.  The site is wholly within the settlement and would occupy a brownfield site.  Its redevelopment would therefore accord with G2.  

Therefore, in returning to Policy A1 in light of the above, it is evident that Policies ENV9, EMP11 and G2 would not prevent, in principle, the site being redeveloped for residential purposes.  Policy A1 was drafted in the early 1990s with a draft Primrose Brief prepared in December 1992.  At that time the entire site was occupied by industrial/semi industrial businesses with the area of land between Primrose Mill and the railway line used as vehicle park and premises.  Since that time some of the buildings have fallen into disrepair with no interest shown for alternative employment uses.  Land to the immediate north east has been redeveloped for housing and a day care centre.  Thus the situation has changed significantly in the intervening years and a pragmatic approach needs to be taken in order to prevent the site and its immediate environs falling further into disrepair.  Therefore, whilst the proposal before members would not secure any land in Use Class B1, moreover resulting in a loss of established employment land, there are substantial wider benefits to be derived that would still secure the overarching aim of Policy A1 which is to secure the restoration of Primrose Lodge.  

The culmination of all the above factors therefore lead me to conclude that the principle of residential development on this site would be acceptable subject to the considerations listed below.

Affordable Housing

In terms of whether there is a requirement in policy terms to provide an element of affordable, and if so what percentage, members are referred back to a decision taken by Housing Committee on 13 September 2007 when it was decided that on sites of over 15 dwellings the majority of the sites should be affordable provided it complied with the limits of development as identified in the Saved Settlement Hierarchy of the Districtwide Local Plan. 

The applicants have proposed an element of affordable housing on this site with the originally submitted supporting economic case set out in conformity with Saved Policy H19 of the Districtwide Local Plan.  The supporting text to the Policy states that the Council will seek to secure rental or purchase prices which are 15% lower than market values at the time of development.  The calculations of 51% affordable were made based on this 15% figure and as a result the total sum for affordable housing of £1,689,525 was derived.  The developers considered that using this money to discount 51% of the site by 15% would still mean that the affordable housing element would remain unaffordable.  As a result they suggested that fewer houses (only 17% of the site rather than 51%) should be made affordable but using the £1,689,525 to discount these 17% of the houses by 40% instead of 15% outlined in Policy H19.  

A Viability Assessment provided by the applicant in connection with the affordable issues of the scheme was assessed by the District Valuer who has concluded that:

This is a large site and they estimate a total build/sale period of five years.  In current market conditions this is not unreasonable but it is likely that the market will change again over that period.  By looking at the scheme today, it is clear that sites will be unlikely to provide large amounts of affordable housing and still provide a viable return to developers.  As at today the offer is not unreasonable as it stands.  Using their figures it is possible to argue for three to four more units … however, this assumes that they accept a lower than normal profit margin and they could argue that any reduction in their costs should be used to make the development more viable in overall terms.  

The District Valuer pointed out, however, that there has been a reduction in viability for the provision of affordable housing on development schemes due to current economic climate.  This assessment has been carried out in a period where housing values are falling, and where there are consequential effects on residential development liability.  It is likely this situation may change over a reasonable period of time and we would recommend that the assessment should be reviewed if the planning consent has not been substantially commenced within one year of grant.  

Whilst the assessment has been carried out when house prices are falling, colleagues in the Forward Planning Section have commented that Policy H19 was formulated based on 1995 housing needs survey data which is now 13 years out of date both in terms of current prices and levels of need.  As a result the principle of the Policy (which underpins the applicant’s financial appraisal) should be taken forward but the figure within has now been superseded by both a more up to date housing needs survey and the SHMA.  Indeed, the Housing Strategy Officer has commented that in order to fully meet current levels of need, properties for sale would need to be discounted by 51% to 57% and that due to the findings of the SHMA 2008 and content of the Affordable Housing Memorandum of Understanding (Consultation Version) the preferred tenure choice for the site would be to increase the number of social rented units.  

The applicant’s response to the request for greater discount and/or increased number of rental units is that this can be accommodated within the development without impacting on the financial contributions to public open space and highway improvements.  The precise details of the revised offer are included in full within the proposal section of this report.

To summarise, the original ‘best case’ basis with the Council supporting a Housing Association Partner securing grant funding was the provision of 31 dwellings (17 low cost market sale 40% discount and 14 rental via an RSL).  The ‘worst case’ with no grant funding would have been the applicant providing a total of 23 dwellings (13 for low cost market discounted sale and 10 affordable rental).  What is now proposed is a ‘best case’ of 25 affordable rental units if sufficient grant funding is obtained from HCA or if no grant funding 13 affordable dwellings for social rent.  Whilst this revised offer does mean a reduction in the total number of affordable units on the site, Committee should have regard to the fact that the request for more rental was made by officers of this Council having regard to the latest available information on what is genuinely considered to be needed with the Borough.  Thus it would be unjust to criticise the developer for reducing the percentage of affordable units to approximately 15% of the overall site.  Members will note from the final bullet point under the heading ‘residential’ in the proposals section of this report that a cascade arrangement is offered in the event that no Housing Association wishes to take ownership of the proposed social rented dwellings.  If this were to be the case it is asked that in this event the dwellings would revert to low cost discounted sale units to be delivered by the developer.  The suggested 30% discount is, according to the submission, for simplicity in drafting the S106 and enables them to continue to offer the full 25 dwellings (as per the social rent with grant offer).  If the Council preference is for the dwellings to be offered with a 40% discount to market value (as was the original offer prior to negotiations with regard to increasing the number of rental units), then this would be at a greater cost to the developer and thus the number of units would be reduced to 18.   This is a worst case scenario as it is hoped that 25 units will be provided in association with an RSL having secured grant funding but including within the S106 an option along these lines does give a degree of flexibility to the scheme and thus, subject to appropriate wording within any legal agreement, I am of the opinion that this request from the developer is reasonable.  Therefore, in my opinion, the offer in respect of affordable is acceptable and accords with plan policy.  

Highway Matters

It is evident from the observations of the County Surveyor that the proposal would cause no significant harm to highway safety subject to priority working improvements to be carried out within close proximity to the entrance of the site.  A developer contribution of £60,000 would be required for those works and this would form part of a Section 106 Agreement.  The applicant would also need to enter into a Section 278 Agreement with LCC given that the highway improvement works necessary to enable the development to proceed are outside the development site.

The County Surveyor has made reference in his observations to the fact that subsequent developments in the immediate area may generate levels of vehicle and pedestrian movements sufficient to warrant further highway improvements and that it would not be unreasonable to seek a contribution to these.  In this matter I am guided by advice offered in Circular 05/2005 Planning Obligations which states:

Obligations must … be so directly related to the proposed development that the development ought not to be permitted without them … what is sought must also be fairly and reasonably related in scale and kind to the proposed development…

For this reason I do not think it would be reasonable to request a further financial contribution for works as yet unknown within any Section 106 Agreement.  The £60,000 would cover priority working arrangements as shown on plans 022, 024 and 025 received on 10 March 2009 with potential footpath widening along Primrose Road to Whalley Road as shown on plan 023 needing to be discussed as part of a Section 278 Agreement direct with officers of Lancashire County Council.  

Correspondence has been received on behalf of Lodematic, who are a business premises set to the south, relating to the continued safe serving of those premises.  Concern is expressed about the plans proposing a cycle and pedestrian link from the housing estate onto the unadopted road which dissects their site and the application site.  This is where HGVs reverse to unload steel and other products and then pull forward up Woone Lane and reverse into the Steadplan access in order to turn around and exit onto Whalley Road.  The first issue is that the unadopted road is not wide enough for a cyclist to pass a HGV and thus it is requested that the cycle/pedestrian route be removed from the plans.  This is currently a public footpath and potential conflict between HGVs and cyclist has been discussed with the Highways Officer at LCC.  He has commented that there is already conflict between pedestrians and HGVs given Lodematic’s chosen servicing method and this development would not significantly impact on an existing situation.  The second issue arises from the need of HGVs servicing Lodematic to execute a three point turn in order to exit onto Whalley Road via Primrose Bridge.  It is requested therefore, by Lodematic’s representative, that the residential estate access has junction radii which facilitate this manoeuvre and must be wider than a normal residential estate road at its junction with Woone Lane.  If this is not the case then HGV drivers would need to navigate Woone Lane to the mini roundabout opposite The Emporium where they would have to turn left into the town centre as a right turn would necessitate a difficult manoeuvre across the mini roundabout.  It is not possible for vehicles to use Lodematic’s yard for loading/unloading due to the position of loading bays and general configuration of the site.  However, I am of the opinion that to request the applicants to revise their plans in the manner suggested would be unreasonable and not justified by the nature of the development proposed.  It would be wrong to either seek amendments to the plans or impose conditions that facilitate a turn around movement simply to meet a need that already exists for a business that operates outside of the application area.  

Environmental Issues

A report relating to the findings of a desktop study carried out to determine the history of the site and potential for contamination has been submitted with the application.  On the basis of the findings of the research carried out, there is considered to be a moderate risk from contamination at this site with the Environment Agency being satisfied that, in respect of controlled waters only, the development would not pose an unacceptable risk.  

A flood risk assessment has been submitted with the application that outlines the site has a low risk of flooding with the Environment Agency being satisfied with its findings recommending the inclusion of conditions both in respect of surface water regulation and the aforementioned desktop study.  

Reference has been made elsewhere within this report to the site’s relationship with an adjacent operational employment use at Lodematic and I am conscious that this scheme would be introducing residential development, both in respect of the conversion of the mill and new build elements, in relatively close proximity to that.  This has been discussed with colleagues in environmental health in respect of potential noise issues ie for residents of new properties from the current business.  In order to ensure that any potential conflict is minimised, it is suggested that as part of any reserved matters application, a noise survey be carried out to assess whether any of the properties would require noise attenuation measures to be incorporated within their construction.  

Protected Species, Landscape, Visual and Residential Amenity

A report relating to a bat scoping and barn owl survey has been submitted in support of the application.  An initial scoping survey was carried out in January 2008 with further bat activity surveys carried out on three occasions in May and June 2008.  A full method statement for mitigation is included in the report.  This includes a requirement for the roof removal to be carried out carefully and at an appropriate time of the year.  There is also a need to construct at least five new roost sites and bat access points within the re-development and subject to a condition requiring compliance with the findings of the report, I consider the proposal to be acceptable in respect of protected species.

With regards to landscaping, whilst this is an outline application with no specific details of landscaping within the site shown, the plans do denote general groups of tree planting and communal areas.  Any future reserved matters application would be required to provide full details of landscaping throughout the site for detailed consideration.  As stated previously, the applicants have offered a financial contribution of £250,000 towards the restoration of Primrose Lodge (or other public open space provision within the borough) and this is an area that has been identified by the Remade team based at Lancashire County Council as a project in their current programme.  Given the application site has no designated public open space areas within it, as would be expected of a development of this size, it is anticipated that the lodge and its environment when fully restored would become available as public open space.  The commuted sum offer in respect of the restoration is considered comparable to the number of dwellings to be provided as part of this scheme.  Thus, in terms of landscape, they are not only issues relevant to the red edged site but benefits to the wider landscape qualities of the area to be considered.  In both respects, I consider the scheme in so far as it relates to both red and blue edges of the application to be appropriate. 

With regard to amenity considerations, Committee must remember that this is an outline application only and thus limited information is provided.  I have assessed the site layout put forward and am mindful of the fact that there are areas where the distance between structures measures less than 21m (the distance considered appropriate for facing windows to habitable rooms at first floor).  However, due to the nature of the application, I consider that the layout put forward is acceptable – it will be for consideration at subsequent reserved matters stage that an assessment will be made as to the privacy implications of this arrangement as only then will elevational details be available.  The layout is such that on the principle road frontage to Woone Lane, the properties are to be set close to the road edge with parking to their rear, thereby maintaining the street scene character of the immediate area.  in terms of the site’s relationship with properties to its immediate north on George Street, I consider the new dwellings to be set sufficient distance away from the rear of the terraced dwellings and in respect of the recently constructed houses between the daycare centre and aforementioned terrace, again an acceptable relationship would result.  Comments have been received from a nearby resident regarding the proposed height of the development in relation to the two storey height of surrounding properties.  as part of the application the applicants have provided a plan showing a schedule of storey heights that range from single storey up to the four storeys of the existing mill to be converted.  The new dwellings between the mill and George Street properties are shown to be a mix of predominantly three storey but with 2.5 and two storey units to break up the massing of that frontage.  On the basis of the information provided, I do not consider that this approach to treating the main street frontage on to Woone Lane would prove significantly detrimental to the visual amenities of the area.

Conclusion 

Therefore, subject to an appropriate Section 106 Agreement and a number of conditions, it is considered that the proposed development is acceptable in principle.  The Section 106 Agreement shall include the following:

· reference to the level of developer’s contribution towards:

· public open space  £250,000 with trigger/phasing mechanisms to ensure this is given in proportion to actual housing units being delivered on site;

· highway works, £60,000 with a trigger of when payment will be required;

· details of the phasing of the development in order to ensure that the delivery of affordable units is linked with the delivery of market housing units (and open space contribution – see above);

· reference to the number of affordable rental units in the event of HCA grant funding 25 dwellings or should grant funding not be forthcoming 13 units;

· details of eligibility for occupancy of the affordable units;

· details of an appropriate mechanism whereby if the developer and RSL cannot agree terms the 25 units would then become available as low cost discounted sale dwellings to be sold by the developer at 30% discount to their market value.  Attached to this would again be criteria for eligibility;

· measures to ensure that the affordable units remain affordable in perpetuity;

· a mechanism for review in the event that the development is not carried out for a number of years (in view of the difficulties/uncertainties caused by the current economic climate);

· identify a trigger point at which highway works and monies outlined elsewhere within the report will be necessary;

· identify that should more than 47 properties be occupied before the end of 2011 a financial contribution to secondary school places will be required and include details of how such a contribution would be calculated;

· an undertaking that the applicant shall pay reasonable costs to the Council for any independent financial viability report that might be necessary to assess the market viability.

This list is not exhaustive as other issues may arise through negotiations should Committee be minded to approve the 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 or be to the detriment of highway safety.

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

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

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

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


REASON: In order that the Local Planning Authority shall be satisfied as to the details and because the application was made for outline permission and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

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


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

3.
This permission insofar as it relates to works within the highway shall be implemented in accordance with the proposal as amended by plans 022; 024 and 025 received on the 10 March 2009.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments, in the interests of highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan. 

4.
Prior to commencement of development a scheme identifying how a minimum of 10% of the energy requirements generated by the development will be achieved by renewable energy production methods shall be submitted to and approved in writing by the Local Planning Authority.  The scheme shall then be provided in accordance with the approved details prior to occupation of the development and thereafter retained.


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

5.
Any application for the approval of reserved matters shall include details of whether any noise mitigation measures will be required on noise sensitive plots on the site’s southern boundary.  The measures so submitted and approved shall then be fully implemented prior to the first occupation of the units to which they relate and thereafter retained.


REASON: In accordance with  Policy G1 of the Ribble Valley Districtwide Local Plan and in the interest of safeguarding the amenity of occupiers of the new units.

6.
Prior to commencement of development approved by this planning permission, (or such other date or stage in development as maybe agreed in writing with the Local Planning Authority), the following components of a scheme to deal with the risks associated with contamination of the site shall each be submitted to and approved in writing by the Local Planning Authority:

1.
A site investigation scheme, based on desk study report, Primrose Mill, Primrose Road, Clitheroe, Lancashire for Beck Developments Ltd, GEA, June 2008, Ref J07352 to provide information for a detailed assessment of the risk to all receptors that maybe affected, including those off site.

2.
The site investigation results and the detailed risk assessment (1) and, based on these, an options appraisal and remediation strategy giving full details of the remediation measures required and how they are to be undertaken.  

3.
A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in (2) are complete and identifying any requirements for longer term monitoring of pollutant linkages, maintenance and arrangements for contingency action.  


REASON: To prevent the pollution of controlled waters from potential contamination on site in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

7.
No development approved by this permission shall be commenced until a scheme for the provision and implementation, of a surface water regulation system has been approved by the Local Planning Authority.  The scheme shall be completed in accordance with the approved plans.


REASON: To reduce the increased risk of flooding in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.  

8.
No work shall take place on the site until the applicants, or their agent or successors in title, has secured the implementation of a programme of building recording and analysis.  This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.  


REASON: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the site in accordance with Policies G1 and ENV14 of the Ribble Valley Districtwide Local Plan.

9.
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 19 June 2008 with further details of the five new roost sites and bat access points to be incorporated within the scheme submitted to and approved in writing by the Local Planning Authority prior to commencement of development.  The roosts shall be erected to the written satisfaction of the Local Planning Authority prior to the first occupation of the dwellings and thereafter retained in perpetuity to the satisfaction of the Local Planning Authority.


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

10.
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.

11.
The development hereby permitted in outline shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


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


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

NOTE

1.
The grant of planning permission will require the applicant to enter into an appropriate Legal Agreement with the County Council as Highway Authority.  The Highway Authority may also wish to implement their right to design all works within the highway related to this proposal.  The applicant should be advised to contact the Environment Director at PO Box 9, Guild House, Cross Street, Preston, PR1 8RD in the first instance to ascertain the details of such an agreement and the information to be provided.

2.
In consideration of condition 4 on renewables the Council will have some regard to energy efficient measures used on buildings.

APPLICATION NO: 3/2008/0802/P AND 3/2008/0803/P (LBC)

(GRID REF: SD 377190 437448)

PROPOSED ALTERATIONS TO WINDOWS, ALTERATIONS TO BOUNDARY WALL/GATE PIERS, INSTALLATION OF NEW GATES, GARDEN ALTERATIONS AND REINSTATED ROOF PROFILE AT WHINS HOUSE, THE WHINS, SABDEN

	PARISH COUNCIL:
	No comments received.



	ENGLISH HERITAGE:
	Do not wish to offer any comments on this occasion.  Both applications should be determined in accordance with nation and local plan policy on the basis of Ribble Valley Borough Council specialist conservation advice.  If minded to grant consent refer to Government Office. 



	HISTORIC AMENITIES SOCIETIES:
	No representations have been received.



	ADDITIONAL REPRESENTATIONS AND STATUTORY NOTICE:
	One letter of objection has been received which raises the following issues:

	
	1.
	A tree and shrub planting scheme produced by engineering operations at the boundary of the two properties with 12 trees planted closely together and close to the boundary wall of the listed buildings raises concern that damage will result to an old wall. 



	
	2.
	The application form is incorrect as it says it cannot be seen from public footpath whereas there is a footpath close to the site.  



	
	3.
	Clarification in relation to the planning of the garden which has a garage written on it but there is no scheme for a new garage.  



	
	4.
	Concern that Ribble Valley Borough Council should not set a precedent for the application for planning permission retrospectively.




Proposal

This is application is part retrospective and relates to various alterations to main building and annex building known as Whins House.  The majority of the proposal is retrospective as both the internal and external works have been significantly completed.  The main roof on the north west elevation of the dwelling is raised in profile to match the existing house and incorporate a chimney at the lower part of the roof.  The retrospective application also includes work to the outbuilding which involves the introduction of windows at the rear and front of the building to now reflect the different styles than that currently in situ.  The main difference is that the unauthorised windows have small panes and glazing bars and the proposed windows now reflect a more simple style and be more akin to Victorian sliding sash design.  Also in the north west elevation the windows are to be more simple in architectural terms and the glazing bars are removed.  The two ground floor windows on the main north west elevation of the house are to be replaced from a Georgian 12 paned window with a more traditional Victorian sliding sash.  

The proposal also involves alterations to boundary walls and gates, which are again retrospective.  The currently built wall and gate pier introduces an over elaborate gate pier and walling details and this proposal is an attempt to restore more traditional walling detailing to, in part, reflect what would have been there historically.  This would involve flat coping stones and a timber gateway with piers with a flat coping stone and pitched faced stone wall detail.  The proposal also incorporates various changes to the garden area including the erection of a stone internal walled feature and a lightweight pergola.  The garden area has also been re-landscaped.   The scheme is also retrospective for some internal works which include details for a fan light at the front doorway, alterations to the flooring as well as a frieze and cove detail in the hallway.  

Site Location

The building is situated with access off Whins Lane via a farm track which serves various properties.   This track is public footpath.  The property is a Grade II situated within significant grounds and within the Area of Outstanding Natural Beauty.  

Relevant History

3/1998/0551 & 3/1198/0550 (LBC) – for removal of flat roof, extending existing pikes into existing garage and first floor accommodation over garage.  Approved with conditions.

3/2004/0499 (LBC) – amendments to previous approval (3/98/0551), alterations to windows on side elevation and rooflights to the rear of Whins House.  Approved with conditions.  

3/2007/0515 & 3/2007/0516 – roof alterations to restore roof pitches; retention of kitchen windows as constructed; alterations to main house windows as detailed on original design; alteration to boundary wall and gates; alterations to garden layout, including wall, steps and path;  and alteration of security cameras.  Refused.

Relevant Policies

Planning (Listed Buildings and Conservation Areas) Act 1990

PPG15 - Planning Policy Guidance 15 “Planning and the Historic Environment”

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in relation to these applications relate to the impact of the alterations, albeit many retrospective, have on the fabric of the listed building and its external character and in general the visual amenities of the locality.

Although the building is set back in extensive gardens it is viewed from a public footpath and some of the alterations can be seen from the public footpath.  Notwithstanding the ability for people to see the changes from the public footpath it is important to safeguard the character of the building given its Grade II status.  Whins House is a building that dates from the early 19th Century.   Many of the windows are described as sashed with glazing bars.  Although consent was granted and renewed with the application in 2004 it is clear that a lot of the work is not compliant with the approved plans and also that additional work has been carried out without the benefit of listed building consent.  The application has been the subject of ongoing and protracted negotiations.  The applicant has been advised of the concerns from the Council’s Principal Planning Officer (Design and Conservation) and would be aware from the previous refusal of elements of concern that the work undertaken would detract from the character and setting of the listed building.  

I am mindful of the advice of the Council’s Officer but I consider that the amended plan which now shows more sympathetic fenestration details to the annex building allows a positive recommendation to be issued.  However it is clear that insufficient information has been submitted to fully assess the impact and it is noted that English Heritage request that the application be referred to Government Office North West if the Council are minded to approve the application.  

In determining any application regard must be given to Planning Policy Guidance note 15 that local planning authorities should not grant concern merely to recognise a fait accompli and they should consider whether they would have granted consent for the works had it been sought before they were carried out.  I accept the guidance in the document but I remain of the opinion that the alterations are now acceptable but consent should not be granted for the demolition of the wall but merely the new build replacement.  

I note the concern of a nearby resident but am satisfied that the application would not lead to an impact on the curtilage wall.  

SUMMARY OF REASONS FOR APPROVAL

The proposal, as amended, would not result in significant harm to the impact of the listed building. 

RECOMMENDATION:  That the application be DEFERRED AND DELEGATED to Director of Development Services subject to consultation with Government Office North West and the following conditions:

1.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on 2 June 2009 in relation to the changes of the south east elevation on the annex buildings.  


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

2.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture, as well as pointing details and fenestration details on the non retrospective elements of the scheme, shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


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

3.
The applicant should be aware that this permission in relation to the wall and gateway does not relate to listed building consent for the demolition of the boundary wall but merely for the proposed replacement wall and gateway.


REASON:  For the avoidance of doubt.

INFORMATION / DECISION
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