RIBBLE VALLEY BOROUGH COUNCIL

REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

                                             
  

                               Agenda Item No   
meeting date:
THURSDAY, 13 AUGUST 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:

	3/2009/0005/P
	Extension to form staffroom/kitchen to existing hairdressers shop.  The proposal also involves resting the access stairs to the flats above the shop and the creation of a balcony area for use by the flats
	1 Accrington Road

Whalley 

	3/2009/0116/P
	Change of use from vacant ground floor retail shop (Class A1) to a self contained one-bedroomed apartment
	78 Waterloo Road

Clitheroe

	3/2009/0209/P
	Proposed boarding kennels 
	Beckfoot Farm, Tosside

	3/2009/0250/P
	Retrospective application for the creation of two new entrances to the building, erection of three canopies in garden area and erection of fencing within the front and rear gardens 
	The Nursery, Damson Close

Brockhall Village

Old Langho

	3/2009/0269/P
	Change of barn to form a private dwelling and a detached garage 
	Stonehouse Barn

Blackburn Road, Ribchester

	3/2009/0270/P
	Conversion of and change of use of attached barn into accommodation for existing house, plus extending and remodelling of existing house and associated external works
	Black Hall, Garstang Road

Chipping

	3/2009/0293/P
	Erection of a stable block and security lights/camera column 
	Crossnapend Barn

Hough Clough Lane

Chipping

	3/2009/0294/P
	Side extension to form a garden room with roof terrace
	3 Laneside, Sabden

	3/2009/0325/P
	Discharge of conditions relating to landscaping, surface water drainage, ground condition, lighting and renewable energy in connection with application 3/2006/0583/P for development 
	Samlesbury Aerodrome

Myerscough Road

Balderstone

	3/2009/0359/P
	Proposed two storey gable ended extension to the side of the dwelling to provide additional kitchen space, formal dining room and master bedroom above with materials to match the existing building
	39 Riverlea Gardens

Clitheroe

	3/2009/0381/P
	Internal remodelling of previously converted residential store adjoining house at Mere Syke Farm, including associated external fenestration alterations and improvements.  Partial demolition and alterations to existing residential garage/workshop and store outbuilding
	Mere Syke Farm

Wigglesworth

	3/2009/0385/P
	Silage clamp together with calf rearing accommodation
	Lyme House Farm

Thornley-with-Wheatley

Longridge

	3/2009/0391/P
	Two-storey extension to create a new kitchen/dining room, utility room and entrance porch at ground floor level and two new bedrooms and en-suite bathroom at first floor level. Internal alterations including repositioning of stairs and creation of larger bed 2, bathroom and a new craft room 
	45 Riverlea Gardens

Clitheroe

	3/2009/0396/P
	Demolition of lean-to livestock building within the curtilage of a listed building.  This building is of relatively recent construction – a combination of stone and concrete block with a timber frame roof covered with corrugated asbestos  sheets.  Sections of the stone walls have collapsed and the building is considered unsafe
	Bolton Peel Farm

Bolton by Bowland

	3/2009/0397/P
	Insertion of 5no. velux windows (78cm x 98cm) into roofspace
	Kays Barn

Fleet Street Lane, Ribchester

	3/2009/0401/P
	Erection of new two storey dwelling (Re-submission) on land adjacent 
	Orchard House

Slaidburn Road, Grindleton

	3/2009/0418/P
	Proposed extension above an existing single storey kitchen to existing two-storey detached dwelling and associated alterations 
	Little Aston Cottage

Alston Lane, Alston

Preston

	3/2009/0419/P
	Roof over existing midden 


	Alston Grange Farm

Lower Lane, Longridge

	3/2009/0422/P
	Construct a new flow meter chamber to replace the existing intake structure, which no longer functions to EA standard at land
	Trough Road

Trough of Bowland

Dunsop Bridge

	3/2009/0424/P
	Extension to existing agricultural building to form covered midden
	Burnhouse Farm

Back Lane, Newton

	3/2009/0429/P
	Extension to existing private dining room formerly a proposed function room 
	Gibbon Bridge Hotel

Green Lane, Chipping

	3/2009/0430/P

Cont/

Cont…..
	Existing conservatory to be replaced with a single storey extension, construction of a corridor linking an existing utility room to garage.  Part of the garage to be converted to a new utility room, the existing steps up to the first floor of the garage to be removed and new steps formed using existing materials 
	Good Heys Farm

Thornley-with-Wheatley

	3/2009/0439/P
	Proposed three no external stores
	The Bobbin Mill

Longridge Road

Hurst Green

	3/2009/0440/P
	Proposed construction of 3 no. holiday lets and garage conversion for ancillary use
	Skirden Hall Barn

Tosside Road, Tosside

	3/2009/0443/P
	Two storey front extension for lift and accessible W.C., to rear conservatory and internal adaptions
	11 Pasture Grove

Calderstones Park

Whalley

	3/2009/0446/P
	Two-storey rear extension providing an extended utility room at ground floor and a bedroom with en-suite bathroom at first floor
	Painter Wood Farm

Painter Wood

Billington

	3/2009/0447/P
	Proposed link corridor at roof between one roof space and another for the School Governors of Salesbury School
	Salesbury C of E School

Lovely Hall Lane

Copster Green

	3/2009/0450/P
	Conversion of existing first floor apartment into 2 two bedroomed apartments 
	33 Shawbridge Street

Clitheroe

	3/2009/0451/P
	Single storey extension to rear 


	New House Farm

Preston Road, Ribchester

	3/2009/0454/P
	Erection of a mono-pitched freestanding canopy
	Hillside Special School

Ribchester Road, Longridge

	3/2009/0457/P
	Remove wooden door (blocked non-used doorway) and fill with stone matching rest of property
	Hidden Well Barn

Mile Lane

Thornley

	3/2009/0465/P
	Formation of off-street parking space
	Cosy Cottage, Brookside

Downham

	3/2009/0471/P
	Agricultural building to cover open slurry pit
	Stephensons Farm

Lane Ends

Bolton-by-Bowland

	3/2009/0473/P (PA)
	Partial conversion of barn to living accommodation, demolition of modern agricultural building and construction of new garage, swimming pool and tennis court
	Dutton Hall

Gallows Lane

Ribchester

	3/2009/0474/P (LBC)
	Partial conversion of barn to living accommodation, demolition of modern agricultural building and construction of new garage, swimming pool and tennis court
	Dutton Hall

Gallows Lane

Ribchester

	3/2009/0475/P
	Erection of an open canopy of the main entrance door (re-submission)
	The Eagle

Clitheroe Road, Barrow

	3/2009/0477/P
	Demolition of existing terraced houses and proposed rebuild of small extension and basement area under 
	No 4 The Finches

Primrose Hill, Mellor

	
	
	

	3/2009/0479/P
	Single storey front extension 

(Re-submission)
	Mellor Brook and District Community Centre

Whalley Road, Mellor 

	3/2009/0482/P
	Proposed conservatory to rear elevation 
	21 Barnacre Road

Longridge

	3/2009/0483/P
	Change of use of reception/marketing suite on Ribblesdale Park to a café/shop  
	Ribblesdale Park, Gisburn

	3/2009/0485/P
	Construction of stone entrance wall, gate post and site name 
	Shireburn Caravan Park

Edisford Road, Waddington

	3/2009/0488/P
	Two storey rear extension to dwelling, removal of the existing garage/store and the erection of a new garage
	10 Limefield Avenue

Whalley

	3/2009/0498/P
	Single storey rear/side extension and loft conversion with front and rear dormers 
	55 St Mary’s Drive

Langho

	3/2009/0511/P
	Proposed single storey rear extension 
	2 Bramley View, Barrow

Whalley

	3/2009/0521/P
	New two storey extension to create multi-function room, offices, W.C. and storage areas
	Brabins Endowed Primary School

Longridge Road, Chipping

	3/2009/0525/P
	Single storey extension providing a two bedroomed granny annex 
	6 Lamb Row, Sabden

	3/2009/0526/P
	Two illuminated (static) name stones built into entrance walls
	Shireburn Caravan Park

Edisford Road, Waddington

	3/2009/0528/P
	Repainting of pub exterior (walls, all windows, doors and splay guard), changing windows from black to green 
	Brown Cow

42-44 Moor Lane, Clitheroe

	3/2009/0530/P
	Static illumination over three existing signs 
	100 Hayhurst Street

Clitheroe

	3/2009/0535/P
	Change finish of softwood window frames from stained to painted  (white)
	The Farmhouse

Lower Woodcocks Farm

York Lane, Langho

	3/2009/0543/P
	Proposed single storey rear and side extension
	Lane Ends Cottage

Nightfield Gate Lane

Balderstone

	3/2009/0550/P
	Approve application for approval of details reserved by condition – relating to condition 3 (roofing material), condition 5 (landscape plan/management) and condition 10 of 3/2008/0661/P 
	Junction of Mellor Lane 

and Abbott Brow

Mellor

	3/2009/0559/P
	Temporary change of use of part of existing agricultural building to manufacture concrete base blocks for a three year period  
	Pendle View Farm

Tosside


APPLICATIONS REFUSED 

	Plan No:
	Proposal:
	Location:
	Reasons for Refusal

	3/2009/0379/P


	Demolition of existing detached bungalow and erection of two-storey detached house


	10 The Dene

Hurst Green
	Contrary to G1, ENV1, ENV16 and H14 of Local Plan as the proposed new dwelling by virtue of its design, scale, size, massing and location on site would be harmful to the character and appearance of both the Forest of Bowland A.O.N.B. and the Hurst Green Conservation Area.



	3/2009/0411/P
	To change condition No 2 of 3/2007/0570/P to ‘the use of the premises in accordance with this permission shall be restricted to the hours between 8am and 6pm on any day with the exclusion of up to three days per calendar month when this should be extended to 1130pm’ 
	The Old Barn

Church Street

Ribchester
	G1 – Detriment to the amenities of nearby residents.



	3/2009/0413/P
	Two storey front extension 
	Wolfen Lodge

Chipping
	Contrary to Policies G1, ENV1, H18 and SPG ‘Extensions and Alterations to Dwellings’ – detrimental to visual amenity and character of building.



	3/2009/0435/P
	Two storey extension to rear of property (Re-submission)
	2 Kirkmoor Close

Clitheroe
	G1, H10, and SPG “Extensions and Alterations to Dwellings” – Over-dominant extension to the detriment of neighbouring residential amenity and loss of privacy to adjoining neighbour.

	3/2009/0449/P
	Proposed three bedroomed detached house in the garden area to the side of the existing dwelling
	Manor House

Copster Green
	Policy G1, G4, Interim SPG Housing, Policy DP7 – visual amenity and highway safety.



	3/2009/0466/P
	Erection of two storey rear extension and additional accommodation for dependant relatives
	Dean Slack Head

Smalden Lane

Grindleton
	G1, ENV1 – Detrimental to visual amenities of AONB.

H9 – Development does not constitute a modest level of accommodation.


SECTION 106 APPLICATIONS 

	Plan No:
	Proposal/Location:
	Progress:

	
	None 
	


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL NOT BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2009/0410/N
	Proposed building to cover silage clamp
	Hothersall Hall Farm

Hothersall Lane, Ribchester

	3/2009/0501/N
	Steel portal frame building approximately 27m x 9m to provide additional storage facilities
	Lower Lees Farm, Cow Ark

Clitheroe

	3/2009/0570/N
	Muck Store 15.75m x 10.70m to be roofed over with a steel framed building


	Pain Hill Farm

Slaidburn

	3/2009/0579/N
	Proposed clear span steel frame kit building (22.86m x 15.84m) for the storage of straw and machinery
	Harrop Hall Farm

Slaidburn


AGRICULTURAL NOTIFICATIONS WHERE PLANNING CONSENT WILL BE NECESSARY

	Plan No:
	Proposal:
	Location:

	3/2009/0503/N
	Implement and hay store (27.5m x 12.5m)
	Carr Hall, Whalley Road

Langho


APPLICATIONS WITHDRAWN

	Plan No:
	Proposal:
	Location:

	3/2008/0283/P
	Replace door and windows like for like as in attached plots
	Harpers Farm

Newsholme

	
	
	

	3/2009/0215/P
	Construction of a building for the storage and maintenance of farming and land machinery
	Causeway Farm

Sawley

	3/2009/0378/P
	Demolition of domestic double garage and erection of a detached two storey holiday cottage.  resubmission
	10 The Dene

Hurst Green

	3/2009/0387/P


	Install inglenook fireplace to chimney breast.  Open existing chamber to full depth and install support lintel.  Render finish rear of chamber.  Install ransom rubble finish side cheeks.  Yorkshire flagged floor and chamber.  Install decorative oak beam to front of chimney breast.  Install 15cm twin skimmed flexible liners to existing chimney and chimney pots.
	1 Ribble House

Ribblesdale Court

Main Street

Gisburn


APPLICATIONS TO BE DETERMINED BY Lancashire County Council 

	Plan No:
	Proposal:
	Location:

	3/2009/0529/P
	Extension to form store off the hall, erection of canopy over main entrance, and erection of canopy over play area
	Langho St Leonard’s C of E Primary School

Whalley Road, Langho


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
	_
	APPEAL DISMISSED 20.7.09

	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 – held 18.6.09
	APPEAL ALLOWED 9.7.09

APPLICATION FOR COSTS FAILED 9.7.09

	3/2008/0459

D
	5.2.09
	Mr Colin Mustoe

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

Salesbury Hall

Salesbury Hall Road

Ribchester
	-
	Hearing – held 2.6.09
	APPEAL DISMISSED 

8.6.09

	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
	_
	APPEAL DISMISSED 

1.7.09

	3/2009/0151

D
	5.5.09
	Mr Karl Haslam

Re-roof existing shed to create pitched roof

56 Henthorn Road

Clitheroe
	WR
	_
	APPEAL DISMISSED 20.7.09

	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
	_
	Awaiting 

site visit

	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
	_
	Site visit 12.8.09

AWAITING DECISION

	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
	_
	Site visit

12.8.09

AWAITING DECISION

	3/2009/0025

D
	28.7.09
	Mr C Thorne

Retrospective application for a garden fence

6 Queen Street
Clitheroe
	WR
	_
	Notification letter and questionnaire sent by 10.8.09

Statement to be sent by 7.9.09


LEGEND 
D – Delegated decision

C – Committee decision

O – Overturn

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990: 

APPLICATION NO: 3/2009/0321/P
                                       (GRID REF: SD 360232 437647)

ERECTION OF A NEW INDUSTRIAL UNIT (CLASS B2 USE) AT THE REAR OF THE EXISTING INDUSTRIAL UNIT AT UNIT 3, 90 BERRY LANE, LONGRIDGE

	LONGRIDGE TOWN COUNCIL:
	No objections.

	LCC COUNTY SURVEYOR:
	No objections in principle to this application on highway safety grounds, subject to relevant conditions.



	ADDITIONAL REPRESENTATIONS:
	Eleven letters of objection have been received at the time of this reports submission, with the following points of objection being raised:

1. Visually overbearing by virtue of size, height, massing and close proximity,

2. Concerns regarding the draining of the site,

3. Averse impact on amenity of neighbours,

4. Noise/Air pollution due to machinery, air con units, extractor fans, additional traffic etc,

5. Disturbance/Nuisance due to increased vehicle traffic, odour, late night/weekend working,

6. Scale of development too large for site,

7. Access to the site is unsuitable,

8. Parking problems due to insufficient number of spaces,

9. Increase in parking on Crumpax Avenue,

10. Unsociable hours of operation,

11. Congestion issues due to increase of traffic to site,

12. Industrial units should be on industrial estates,

13. Concerns regarding waste disposal and bin storage,

14. Loss of privacy due to overlooking from windows,

15. Loss of light due to location of building, and

16. Can the Council give assurance that the building will be built in the location as shown on plan if approved?


Proposal

The application seeks permission for the erection of a large industrial building comprising four units of various sizes for Class B2 uses on land to the rear of existing industrial units. The materials to be used in its construction are considered suitable for a unit of this nature, and details of the colour of the cladding will be dealt with appropriately by Condition. Following discussions with the Agent for the application, amended plans have been submitted for the scheme. The building now measures 32.6m wide x 8m deep, and approx. 8.5m to the highest point of the roof. The building has been reduced in width by 1.4m in order to create a slightly larger gap between the unit and the adjacent properties. The orientation of the roof has also been altered so that the roof now slopes upwards from the front elevation of the property, leaving the tallest section of the building to the rear of the unit. This has been altered in order to reduce the massing of the building in relation to the nearest properties. The proposed first floor offices are now to the rear of the building, and their windows now overlook land to the rear of the telephone exchange, which lies to the north east of the site. The units are accessed from the existing access road that will be widened from its junction with Inglewhite Road to 6m, which then reduces down to 5.5m further within the site. The Agent notes that the units will be let out to local businesses, with interest already shown in the larger unit as proposed.

Site Location

The site in question is located on the edge of Longridge town centre, to the rear of Berry Lane. The site also lies on the edge of the new Conservation Area as defined by the Local Plan. The site currently comprises of a number of close-knit units of various sizes and designs, and the site is historically an industrial/commercial site. There are neighbouring dwellings surrounding the site, with the nearest properties being within 6m of the location of the proposed building.

Relevant History

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

3/2009/0089/P - Replace existing roof (flat felt) with low profile hipped roof using steel profiled cladding – Granted.

3/2008/0604/P - Change of use to dog training facility (no structural changes) – Granted Conditionally.

3/2002/0919/P – Proposed change of use to restaurant – Refused.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy EMP7 - Extensions/Expansions of Existing Firms.

Policy RDF2 of the Regional Spatial Strategy 2008.

Draft PPS4 – Planning for Prosperous Economies.

PPS6 – Planning for Town Centres

Environmental, AONB, Human Rights and Other Issues

The main issues to consider with regards to this proposed development are the principle of the development, the potential impact on residential and visual amenity and the impact of the scheme on highway safety.

PRINCIPLE OF DEVELOPMENT

The site lies on the edge of the town centre of Longridge, and has an existing industrial/commercial mix of uses on the other sections of the site. As such, it is considered that the principle of developing the site for further industrial/commercial uses is considered acceptable subject to compliance with other Policies within the Local Plan. Policy EMP7 states that “The expansion of existing firms within the main settlement will be allowed on land within or adjacent to their existing sites, provided no significant environmental problems are caused and the extension conforms to the other policies of this plan”. Whilst the proposed development is not strictly an expansion of an existing firm, it is considered that the same principles must apply for development on this site.

RESIDENTIAL AND VISUAL AMENITY

Following adverse comments from nearby neighbours and concern raised by the department, discussions were held with the Agent in order to create a more acceptable solution for the proposed development. Amended plans have been submitted indicating the building being reduced in width by 1.4m, and subsequently moved further from both boundaries with neighbouring properties. The orientation of the roof has also been altered so that the roof now slopes upwards from the front elevation of the property, leaving the tallest section of the building to the rear of the unit. This now reduces the massing of the building in relation to the nearest properties, and due to the change in roof slope will appear less intrusive on site in relation to the other nearby units. The proposed first floor offices are now to the rear of the building, and their windows now overlook land to the rear of the telephone exchange. There are no issues with regards to overlooking/loss of privacy in relation to the nearest properties to the rear of the building, as they are all over 21 metres away. In respect of noise concerns, the Council’s Environmental Health Officer raises no objections to the proposed use of the building, however he recommends a suitable noise attenuation Condition for machinery and plant within buildings, and a restriction on hours of operation. Therefore, in considering the above, the nearby residential properties would not, in my view, be adversely affected and the building will have no adverse visual impact on the site and its surrounding area. 

IMPACT ON HIGHWAY SAFETY

Despite a number of objections to this scheme from nearby neighbours, the LCC Traffic and Development Engineer raises no objections in principle to this application on highway safety grounds. He notes that the parking provisions, both internal and on street are acceptable in view of the sites town centre location. However, in the interests of road safety and to maintain safe access to the site from Inglewhite Road, he notes that there is a need for a Traffic Regulation Order to prohibit waiting at any time along the full length of the gable to the north side (31m from the its junction with the centreline of Inglewhite Road) and on the south side running for 16m from its junction with the centreline of Inglewhite Road. This will allow on street parking for approximately 10m, sufficient to accommodate two vehicles, and he recommends that limited waiting operate in this area of on street parking. Finally, he notes that should the application proceed, the future use of these units must specifically prohibit the repair, maintenance or storage of vehicles or materials outside the physical confines of the relevant units. This is considered a sensible solution for two reasons. Firstly, it prevents work being carried out outside the units and therefore reducing the impact on residential amenity this may cause (noise), and secondly, it prevents the turning space and parking spaces being taken up which would have some impact on highway safety on site.

In conclusion, whilst I am mindful of the comments from the owners of various adjacent properties, given the existing uses and level of use on the site and that the proposal will provide new business units suitable for businesses starting up in the area, the amended scheme submitted is not considered to cause a significant detrimental impact on the amenity of the area or on the amenity of the occupiers of nearby dwellings, nor will it have a significant detrimental impact on highway safety at its junction with Inglewhite Road/Berry Lane. The proposal is therefore recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

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

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


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

2.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the (insert date).


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

3.
Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


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

4.
Prior to the commencement of built development, the alterations to the proposed access from Inglewhite Road to the site shall have been constructed and completed in accordance with the details submitted on the amended plan reference Drawing no. 05, dated 13 July 2009, and finished to an adoptable standard for, at least, the first 25m back from Inglewhite Road.


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

5.
No raw materials, finished or unfinished products or parts, crates, materials, waste, refuse or any other item shall be stacked or stored outside any building on the site without the prior approval in writing of the Local Planning Authority.


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

6.
No work, display or storage activities shall take place outside the buildings on the site.


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

7.
Before the use commences or the premises are occupied, the building(s) shall be insulated in accordance with a scheme to be submitted to and approved by the Local Planning Authority.


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

8.
All fixed plant and machinery installed and used in connection with the proposed units be installed and accoustically insulated so as to comply with BS4142.

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

9.
The use of the proposed units in accordance with this permission shall be restricted to the hours between 0800 to 1800 Monday to Friday and 0830 to 1230 on Saturdays, and there shall be no operation on Sundays or bank holidays.


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

10.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


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


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

11.
Prior to the commencement of the use of the building hereby approved, the car parking areas shown on the approved plan shall be surfaced or paved, and the parking spaces and manoeuvring areas shall be marked out in accordance with the approved plan.

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

NOTE(S):

1.
This consent requires the construction, improvement or alteration of an access to the public highway.  Under the Highways Act 1980 Section 184 the County Council as Highway Authority must specify the works to be carried out.  Only the Highway Authority or a contractor approved by the Highway Authority can carry out these works and therefore before any access works can start you must contact the Environment Directorate for further information by telephoning Area Surveyor East 01254 823831 or writing to the Area Surveyor East, Lancashire County Council, Area Office, Riddings Lane, Whalley, Clitheroe BB7 9RW quoting the planning application number.

2.
In the interests of road safety and to maintain safe access to the site from Inglewhite Road, there is an identified need for a Traffic Regulation Order to prohibit waiting at any time along the full length of the gable to the north side (31m from the its junction with the centreline of Inglewhite Road) and on the south side running for 16m from its junction with the centreline of Inglewhite Road. Therefore, prior to the commencement of works at this site, the County Council as Highway Authority recommend that the applicant contact the Environment Directorate for further information by telephoning the Area East Traffic and Development Engineer on 01254 770984.

APPLICATION NO: 3/2009/0380/P
(GRID REF: SD 368341 437932)

DEMOLITION OF EXISTING DETACHED BUNGALOW AND ERECTION OF TWO-STOREY DETACHED HOUSE (CONSERVATION AREA CONSENT (DEMOLITION)) AT 10 THE DENE, HURST GREEN

	PARISH COUNCIL:
	The Parish Council has no objections in principle.



	ADDITIONAL REPRESENTATIONS:
	Seven letters of objection have been received from nearby residents which can be summarised as follows:

1. Intensive development of the site,

2. Visually detrimental to Hurst Green Conservation Area,

3. Plans do not preserve or enhance the Conservation Area,

4. Unacceptable increase in the size of the property, especially considering it lies outside the settlement boundary of Hurst Green,

5. Existing house is not substandard,

6. Whilst existing property is not in keeping, neither will the proposed house be,

7. Proposed property too dominant on streetscene,

8. The scale of the property is considered to be excessive and out of keeping with surrounding properties,

9. The design of the property is considered unsuitable and out of keeping with the surrounding properties, and

10. The proposed frontage of the property will be too close to the highway.


Proposal

Conservation Area Consent is primarily sought to demolish the existing building on site. The plans indicate the applicant’s intention to erect a large, two-storey, detached property accessed via an improved access point off The Dene in its place, the details of which are subject to another application (Ref. No. 3/2009/0379/P) which has been refused under delegation. The primary issue with regards to this application however is whether consent should be granted for the existing buildings demolition.

Site Location

The application relates to a detached bungalow that lies outside the village boundary of Hurst Green, but within the Hurst Green Conservation Area (adopted April 2007), and within the Forest of Bowland Area of Outstanding Natural Beauty, as defined by the Ribble Valley Districtwide Local Plan.

Relevant History

3/2009/0379/P – Demolition of existing detached bungalow and erection of two-storey detached house – Refused.

3/2009/0378/P – Demolition of domestic double garage and erection of a detached two-storey holiday cottage (Re-submission) - Withdrawn.

3/2008/0892/P – Demolition of domestic garage and construction of holiday cottage in part of side garden – Withdrawn.

3/2008/0891/P – Demolition of conservatory, boiler house and detached domestic garage, and erection of 2-storey extension and alterations – Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV18 – Retention of important buildings in Conservation Areas.

Hurst Green Conservation Area Appraisal (adopted April 2007)

Planning (Listed Buildings and Conservation Areas) Act 1990

PPG15 - Planning and the Historic Environment

Environmental, AONB, Human Rights and Other Issues

This application seeks Conservation Area Consent to demolish an existing detached bungalow on site. The plans indicate the applicant’s intention to erect a large, two-storey, detached property accessed via an improved access point off The Dene in its place, the details of which were subject to another application (Ref. No. 3/2009/0379/P). The primary issue with regards to this application however is whether consent should be granted for the existing buildings demolition.

In considering this scheme, the Council are mindful of the advice contained with PPG15: Planning and the Historic Environment on Conservation Area controls. Councils are required by legislation to pay special attention to the desirability of preserving or enhancing the character or appearance of its conservation areas, with account taken of the part played by the building to be demolished in the architectural or historic interest of the conservation area, and in particular the wider effects of demolition on the building’s surroundings and on the conservation area as a whole. This should be the prime consideration in determining a Conservation Area Consent application.

The Agent notes within the Design and Access Statement that it is their view that the existing bungalow on site makes no positive contribution to the character and appearance of the conservation for a number of reasons but mainly due to its appearance, form, design and materials. It is for these reasons they consider it to be a detractor to the character of the conservation area.

Given that Hurst Green Conservation Area has been recently granted this status (April 2007), long after the construction of this property, this site and its setting must have been thought to provide a positive contribution to it to have been included within the Conservation Area boundary. The Hurst Green Conservation Area Appraisal (adopted by the Borough Council on 3 April 2007) includes within the ‘Summary of Special Interest’ the Dean Brook, Trees especially those in … the wooded east bank of Dean Brook, Rural setting within the A.O.N.B. and the Architectural and historic interest of the Conservation Area’s buildings. The importance to the Conservation Area of the natural features of the Dean Brook (well treed steeply sloping east bank) are further emphasised in ‘Green spaces, trees and other natural elements’ and ‘Hurst Green Conservation Area boundary’. However, the building itself is not mentioned. Indeed, the existing modern bungalow is of little interest and relatively innocuous due to its height, size, location on site and lack of address to the road. As such, the question is whether or not its demolition would preserve or enhance the Conservation Area.

In considering this, the Council consider that in demolishing this property the key aspects of the site in the context of the Conservation Area (outlined above from the Hurst Green Conservation Area Appraisal) will be enhanced and as such the proposal to demolish the bungalow is considered acceptable as it will have a positive impact on the character and appearance of the Hurst Green Conservation Area.

Policy ENV18 of the Local Plan states that ‘Consent to demolish any building in a conservation area will not be granted unless a suitable detailed planning application for the re-use of the site has been approved and a contract let for the carrying out of the works of redevlopment”. Whilst the Council has not formally agreed a scheme for the development of the site, it is considered that this policy is intended to ensure that unlisted buildings that are important to the character of the conservation areas are not lost through demolition, or unsympathetically altered or repaired. As such, whilst the proposal may not strictly comply with this Policy, the national guidance of PPG15 supersedes this, with which the scheme is considered to comply.

Therefore, whilst I am mindful of the points of objection from nearby neighbours, I consider the application to comply with the relevant national planning guidance, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant visual impact or adverse affect upon the setting or character of the Conservation Area. 

RECOMMENDATION: That Conservation Area consent be GRANTED subject to the following condition(s):

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


Reason:  Required to be imposed pursuant to Section 18 of the Planning (Listed Building and Conservation Areas) Act 1990.

2.
The building shall not be demolished before a contract for the carrying out of works of redevelopment of the site has been made, and planning permission has been granted for the redevelopment for which the contract provides.


REASON: To comply with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan as the demolition of the building should only occur as and when development is imminent in the interests of visual amenity.

APPLICATION NO: 3/2009/0404/P
(GRID REF: SD 373588 452606) 

PROPOSED ERECTION OF LIVESTOCK BUILDING AT LOWER EDGE FARM, TINKLERS LANE, SLAIDBURN

	PARISH COUNCIL:
	No observations.

	
	
	

	RURAL ESTATES:
	Concludes in his report that the modern agricultural building is justified and although the access to the building for operational purposes may be limited by the position of the door openings and a more traditional design would provide for the door to be in each gable to facilitate a drive through, has no formal objection to the development.   Considering that the building is well related to the existing buildings.    

	
	
	

	ADDITIONAL REPRESENTATIONS AND STATUTORY ADVERTISEMENT:
	One letter has been received which opposes the building stating that the complex is more like an industrial estate.  Also comments that the applicant is not a true farmer and only a hobby farmer with main business being demolition.  Consider that the last building that has been put up is an eyesore.  There is a loss of wildlife as a result of the development. 


Proposal

This proposal is for the erection of an agricultural building that measures approximately 36m x 9m and would have a height to eaves of approximately 4m.  Following negotiation and to minimise the impact on the setting of the listed building, the farm building has been re-orientated to run parallel to the existing agricultural buildings and move in location accordingly.  The building is to be constructed of stone on the lower part of the building on the visible elevations and concrete panels where it is against the existing buildings.  Above the stone is to be tanalised timber with cladded roof. 

Site Location

The building is located within the existing farm complex and within the Area of Outstanding Natural Beauty.  Access to the building is from Tinklers Lane, Slaidburn.  The main farmhouse is a Grade II listed building.  

Relevant History

3/2008/0794/P – Change of use of agricultural land to allow erection of stables and kennels.  Approved. 

3/2008/0487/P – Erection of livestock building.  Approved. 

3/2007/0696/P - Erection of livestock building.  Approved. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG - Agricultural Buildings and Roads.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in the determination of this application relate to the visual impact the proposal would have on the open countryside and the Area of Outstanding Natural Beauty and the effect it would have on the setting of the listed farmhouse, as well as assessing if there is an agricultural justification for the building.

It is clear from the Rural Estates Manager that there is an agricultural need for the building and although they consider the design is not entirely appropriate, I am of the opinion that this in itself is not sufficient to withhold any consent.  

In relation to the impact on the Area of Outstanding Natural Beauty and the listed building, I consider that the amended plan which has resulted in the building being seen against the main agricultural complex has ensured that the impact is of a local nature and would not adversely affect the visual amenities of the Area of Outstanding Natural Beauty.  Furthermore, the building has been relocated so as to minimise any visual interruption to the setting of the listed building by allowing long distance views of the building.  

I note the comments from the additional representations but I am satisfied that given the Rural Estate Manager’s observations, that there is an agricultural justification and that the resultant impact of the building is limited.  

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 development must be begun no later than the expiration of three years beginning with the date of this permission.


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

2.
This permission shall related to the proposal as amended by letter and plan received from the applicant’s agent on 10 June 2009.


REASON:
For the avoidance of doubt since the proposal has been the subject of agreed amendments in order to reduce the visual impact on the listed building and the Area of Outstanding Natural Beauty.

3.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


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

APPLICATION NO: 3/2009/0414/P
(GRID REF: SD 370165 436507) 

PROPOSED ERECTION OF ONE RESIDENTIAL DWELLING AND ASSOCIATED INFRASTRUCTURE AT LAND ADJACENT TO THE DRIVE, BROCKHALL VILLAGE, OLD LANGHO

	PARISH COUNCIL:
	Object as we believe the quota of dwellings allowed to be built on this site has already been reached.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No comments received.


Proposal

Consent is sought for the erection of a detached dwelling at Brockhall Village.  The dwelling would be set back approximately 16m into the plot from the pavement edge and occupy most of the plot width having approximate overall dimensions of 13.9m x 14.9m (if including the rear single store family room and 11m otherwise) x 9.2m to the apex of its pitch.  It would be constructed of brickwork and render under a tiled roof.

The proposal also involves the erection of a detached single storey garage set to the front of the dwelling with the plot frontage to be defined by a low front boundary wall (900mm) with railings above to suit adjacent properties.  It would have overall approximate dimensions of 5.8m x 5.5m x 5.2m in height with construction materials of brick under a tiled roof.

Site Location

The site is the one remaining undeveloped plot to the northern side of The Drive at Brockhall Village. 

Relevant History

3/1999/0198/P – Outline application for the remainder of the village (with exception of sewage treatment plant) to provide 261 new homes and 10,500m2 of employment space (re-submission of 3/1998/0426/P).  Approved with condition 3 June 1999.

3/1999/0205/P – Construction of 20 flats in two blocks with associated garages and parking areas (re-submission).  Approved with conditions 15 July 1999.

Relevant Policies

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy A2 - Brockhall Area Policy.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration are the principle of development and its effects on visual and residential amenity.

In respect of principle, this area was within the generally developed area of the hospital site as defined in the planning brief and referred to in saved Policy A2 of the Districtwide Local Plan.  Given these factors when assessing the principle of residential development in this location is it considered that a logical approach to adopt is that due to its generally developed location (Policy A2) then the criteria of G4 should be applied.  This would mean that an infill plot such as this is acceptable in Policy terms.  The Parish Council have objected on the basis that the quota of dwellings to be built on site has already been exceeded and whilst there was reference to a limit of development prior to a link road being provided in the original consents dating from 1994 for the overall site, this is no longer a requirement.  In a subsequent application there was reference to the fact that no more than 233 dwellings should be constructed without the approval of the Council (3/1999/0198/P).  Thus for the reasons outlined already in this particular instance, the development of one dwelling in this location is considered to comply with saved policy and is therefore acceptable to the Council in principle terms.

In respect of the visual impact of the development the drive is characterised by having a wide variety of property types and styles.  Thus in terms of architectural design I am of the opinion that a dwelling constructed of a mix of render and brick of this particular style, would not prove significantly detrimental to the visual amenities of the area.  Whilst the dwelling proposed would be marginally higher than the dwelling to its immediate west, the property beyond that is 10.8m in height and therefore whilst this is a substantial dwelling in terms of its height it would not appear unduly dominant in the street scene.  As stated previously the garage is to be set forward of the house but this would not impact adversely on the street scene as properties on the drive project closer toward the pavement edge than that proposed here.

Turning to its relationship with the adjacent dwelling, the properties are set roughly side by side and thus the main consideration is the impact of this dwelling on the gable windows of that property known as Ash Dene.  That property has many ground  floor windows but from examining the approved plans for that property (3/02/0620/P) none of these serve habitable rooms.  This, coupled with the existence of a high timber boundary fence to just below the top of those openings leads me to conclude that any light loss to them would not prove so significantly detrimental as to warrant an unfavourable recommendation.

With regard to first and second floor windows again I conclude that the relationship is satisfactory even though it would result in two bathrooms/en suite windows marginally off-set from one another.

In respect of the boundary treatment, the design and access statement refers to a 900mm high wall with railing type and style to match those adjacent with an electric gate – no specific details however have been provided.  This said, should Committee be minded to approve the application, a suitably worded condition could be imposed to ensure that the specifications are appropriate as in all other respects the proposal is acceptable.  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.

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

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


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

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


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

3.
The first floor window on the west elevation serving the en suite to bedroom 3 shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


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

4.
Prior to commencement of development precise details of the boundary treatment in the form of the walling and railing specifications 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.


REASON: To comply with Policy G1 of the Ribble Valley Districtwide Local Plan in the interests of visual amenity.

APPLICATION NO:
3/2009//0448/P
(GRID REF: SD 360548 437292)

APPLICATION TO VARY CONDITION NO 3 OF PLANNING PERMISSION 3/1987/0321/P TO EXTEND THE OPENING HOURS FROM 1200 (MIDNIGHT) ON ALL DAYS TO 0100 AM SUNDAY TO THURSDAY AND 0230AM ON FRIDAYS AND SATURDAYS AT 5-IN-1, 23 BERRY LANE, LONGRIDGE

	TOWN COUNCIL:
	Object because this application is for excessive opening hours which shows no consideration of neighbours in the area trying to go about their everyday lives.  This business is situated adjacent to residential properties and the proposed times are completely unreasonable.  In addition to this there is an outstanding issue in relation to the illuminated signage on these premises which to date the proprietor has not complied with.  The Town Council feels that the proprietor should comply with this before submitting other requests.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objections as the variation of the condition will have minimal impact on highway conditions.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Six letters have been received from residents of Chapel Street who object to the proposal for reasons that are summarised as follows:



	
	1.
	The proposed opening hours are unacceptable in a residential area.  Such hours might be appropriate for Preston city centre for example but not for a Ribble Valley market town.



	
	2.
	The existing problems of noise, litter and anti-social behaviour would be exacerbated and extended further into the night to the serious detriment of the amenities of nearby residents.  


Proposal

In 1987 planning permission was granted for the change of use of this property to a restaurant.  That permission (3/87/0321/P) was subject to a number of conditions, No 3 of which stated that the permitted use ‘shall cease at 12 midnight on every day of operation’.  At some time since 1987, the premises were changed from a restaurant to a take away facility.  This did not need planning permission as both uses were in the same Use Class.  The hours of use condition imposed on the restaurant, however, remained applicable to the take away facility.  

Previous application 3/2007/0524/P sought to vary condition No 3 of the original permission to allow opening until 1.00am on Fridays and Saturdays only with the closing time remaining at midnight on the other days of the week.  That application was considered by the Planning and Development Committee at its meeting on 19 July 2007 when officers recommended that planning permission be granted for the variation of the condition as requested.  Members agreed with the recommendation except that they made the permission temporary until 31 July 2008 after which the closing time was to revert to midnight on all days unless a renewal of the permission had first been granted by the Authority. 

As that temporary variation has now lapsed, this current application correctly again seeks to vary condition No 3 on the original permission for the change of use.  As stated in the application, it is requested to extend the closing time from midnight on all days to 1.00am Sunday to Thursdays and 2.30am on Fridays and Saturdays.  

Site Location

The application relates to a hot food take away on the south side of Berry Lane in Longridge town centre.  Most of the properties in that part of Berry Lane are in commercial use, but there are residential properties in Chapel Street to the rear of this site.  

Relevant History

3/1987/0321/P – Change of use to restaurant.  Approved subject to conditions.

3/2007/0524/P – Variation of hours of use condition.  Approved for a temporary period expiring on 31 July 2008.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The sole issue in the consideration of this application relates to the effects of the proposed extra opening time on the amenities of nearby residents.  This is a town centre location with numerous other eating and drinking establishments, many of which are permitted by their premises licence and/or planning permission to open later than midnight.  Indeed, the premises licence for this property authorises opening until midnight on Sundays to Thursdays and until 1.00am on Fridays and Saturdays.  

The Town Council considers the proposed opening hours to be excessive and six letters have been received from residents of Chapel Street.  The majority of the objections raised in the letters relate to incidences of anti-social behaviour in the locality, for which the proprietors of the establishment could not be held responsible, and which could not be given as a sustainable reason for refusal of this planning application.  

The Environmental Health Officer has commented that he has no objections in principle to extending the hours of operation at this premises, but he is mindful that each application seems to seek to extend the opening times a little later than neighbouring businesses.  He therefore recommends that a limit of 2.00am is imposed which he says is equitable with the existing permissions and premises licences in the locality.  The applicant has confirmed that he would accept a condition that required the premises to close at 2.00am on Fridays and Saturdays.  

Whilst fully appreciating the concerns of local residents, I consider (particularly in view of the comments of the Environmental Health Officer) that a refusal of this application would be inconsistent with the stance that has recently been taken in this town centre location in respect of the permitted opening hours of take away establishments such as this and also public houses, restaurants etc.  I therefore recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposed extended opening hours would be consistent with the permitted opening times of other similar businesses in this town centre locality and would not therefore have any seriously detrimental effects upon the amenities of nearby residents.  

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 0900 to 0100 Sundays to Thursdays and 0900 to 0200 on Fridays and Saturdays.  


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

APPLICATION NO: 3/2009/0461
(GRID REF: SD 378119 437255)

TWO STOREY EXTENSION TO SIDE AND SINGLE STOREY EXTENSION TO REAR OF EXISTING DWELLING. NEW PITCHED ROOF TO REPLACE EXISTING FLAT ROOF TO FRONT PORCH AT 52 PADIHAM ROAD SABDEN.

	PARISH COUNCIL:
	No objections 



	COUNTY SURVEYOR:
	No objections in principle to this application on highway safety grounds.

The parking layout shown in the revised drawing, provides for an off road manoeuvring area to the front of the property sufficient to allow vehicles to enter and exit the premises in a forward gear. The plan provides for a suitable number of off street parking spaces within the site.



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

· Detrimental to highway safety as vehicles exiting the property will have an obstructed view of the road because of the existing properties/grounds of the Mount Pleasant cottages and the bend in the road. Additionally, vehicles travel in excess of the speed limit on this road.

· Parking is already a big issue on this road with one side having yellow lines and if a driveway/garage was to go ahead this would only worsen an already problematic situation.

· The plans contain a double side extension part of which will be a garage. This is a problem to us as my wife is registered disabled and we are unable to park immediately outside our home due to double yellow lines and the nearest space available is to the side of number 52 Padiham Road.



	
	· We understand that planning permission to ‘drop the kerb’ to allow for vehicular access and egress to 52 Padiham Road was refused approximately three years ago on the grounds of highway safety. We believe that the circumstances have not changed since that time.

· The replacement of the existing flat roof with a pitched roof to the front porch will be out of character with the other eleven properties of similar design.

· The two-storey extension to the side would obstruct the view of the countryside, which is a major feature of many properties in Sabden resulting in the devaluation of properties.


Proposal

Permission is sought for a two-storey side extension with approx. dimensions of 7m x 3.3m x 7.4m in height with a hipped roof to match the existing property to provide a garage with utility at ground floor level and a bedroom with bathroom at first floor level, and a single storey extension to the rear to provide additional living space with approx. dimensions of 7.5m x 4m x 3.5m in height with a sloping roof. Permission is also sought for the alteration of the roof to the porch on the front elevation from a flat-roof to a sloping roof with a maximum height of approx. 3.3m and off-street parking to the front of the property.

Site Location

The proposal relates to the first semi-detached property on the eastern side of Padiham Road at the junction to Mount Pleasant cottages, when heading south-east through the settlement of Sabden. 

Relevant History

3/2006/0534 – Lowering of kerb – REFUSED 

Relevant Policies

Policy G1 – Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the proposal, the potential impact on neighbouring residential amenity and any impact upon highway safety.

In terms of visual impact the scale, size and design of the proposed two-storey side extension and single storey rear extension are appropriate and would not dominate the existing building. The two-storey extension would be set back approx. 0.5m and set down approx. 0.3m from the ridge providing some relief from the existing build line resulting in a subservient addition which is in-keeping with the existing street scene and would therefore satisfy the requirements of the Council’s SPG “Extensions and Alterations to Dwellings”.  Although a larger setback would be preferable, I consider that given it is an end property it is acceptable in this instance.  As the single storey extension is to the rear of the property it will not be seen within the immediate locality and will have minimal visual impact. With regards to the proposed alteration to the roof on the porch to the front elevation I consider that this relatively minor alteration will have a minimal visual impact.

With regards to any adverse impact on residential amenity as the proposed two-storey side extension is approx. 20 metres away from the nearest residential property and there are no properties to the rear, any potential impact upon neighbouring residents from the proposed extensions will be minimal. 

I note the neighbouring residents reference to the previously refused application at this property for a lowered kerb (3/2006/0534) and that in their opinion circumstances have not changed. Members should note that this application was refused due to insufficient information supplied by the applicant and that the County Surveyors comments were ‘no objection in principle, however, the applicant does not include the provision of 2no. off street parking spaces, or indicate that an access is to be formed’.

In relation to this application the County Surveyor is happy with the amended plan detailing the provision of a paved strip to the front and paved footpath to the entrance and as such raises no objection in principle to the application.

Lastly in response to the views that would be obstructed from the proposed two-storey side extension and subsequent devaluation of property these concerns are not classed as material considerations in the determination of this application.

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

Therefore, having regard to all the above I am of the opinion that the works would not prove significantly detrimental to either visual or residential amenity nor have a detrimental impact upon highway safety 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 or be to the detriment of highway safety.

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

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


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

2.
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”.

3.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2008 (or any Order revoking that Order) the single storey extension to the rear shall not be altered by the insertion of any window or doorway to the side elevation facing the boundary of No. 54 Padiham Road 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”.

4.
This permission shall be implemented in accordance with the proposal as amended by letter and plan received on the 21st July 2009.


REASON: For the avoidance of doubt since the proposal was the subject of agreed amendments and in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.
APPLICATION NO: 3/2009/0481/P
(GRID REF: SD 360866 437116)

REAR DORMER AND ROOFLIGHTS ON FRONT AND INTERNAL MODIFICATIONS TO LAYOUT AT 7 COPSTER DRIVE, LONGRIDGE, LANCASHIRE, PR3 3SH.

	TOWN COUNCIL:
	No objections.



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

1. Proposed dormer to the rear will overlook our bedrooms and garden area,
2. The top of the dormer will be above the level of our roofline and will look unsightly,
3. There is insufficient space in the roof to create bedrooms above,
4. Distance between bungalows is approx. 18m and we would lose privacy,
5. Unhappy regarding roof lights to the front elevation as they will look out of place,
6. If approved it will contravene the original planning consent granted for the estate as it will no longer be a ‘true’ bungalow, and
7. If approved will detract from our property as they will be unsymmetrical.


Proposal

The application seeks permission for a rear dormer window and roof lights to the front elevation of the property.

Site Location

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

Relevant History

None relevant.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”.

Environmental, AONB, Human Rights and Other Issues

The application seeks permission for a rear dormer window and roof lights to the front elevation of the property. The dormer window to the rear measures 6.55m x 1.93m and the materials proposed are to match the existing roof. Having visited the site and assessed the proposed scheme, the proposed dormer and roof lights are considered not to require planning permission and could be constructed under the permitted development provisions afforded by the Town and Country Planning (General Permitted Development) (Amendment) (No. 2) (England) Order 2008. That said, in respect of the points of objection raised by the adjacent neighbours, there is over 21m between habitable rooms and as such had permission been required, there are considered to be no concerns with regards to any loss of privacy.

As such, this application is recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

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

RECOMMENDATION: That planning permission be GRANTED.

APPLICATION NO:
3/2009/0487/P
(GRID REF: SD 382937 452902)

APPLICATION FOR VARIATION OF CONDITION NO. 7 OF PLANNING CONSENT 3/2006/0957/P TO ENABLE THE APPLICANTS TO HIRE OUT THE INDOOR RIDING ARENA FOR PRIVATE USE FOR THE PURPOSE OF TRAINING AND EXERCISING HORSES ON AN OCCASIONAL BASIS AT CARHOLME FARM, SETTLE LANE, PAYTHORNE, BB7 4JB

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

	LCC COUNTY SURVEYOR:
	No objection in principle on this application on highway safety grounds. I am satisfied that the proposed wording of the revised Condition maintains a reasonable level of control over vehicular activity to the site, while offering a relaxation of the previous use.



	ADDITIONAL REPRESENTATIONS:
	No additional representations have been received.


Proposal

This application seeks permission to vary an existing condition imposed on the planning consent, ref. no. 3/2006/0957/P, in relation to the recently approved new stable building with an indoor riding ménage, kennels and associated tack room and feed stores at Carholme Farm, Paythorne. This existing condition currently limits the use of the indoor arena to the owners of Carholme, in association with the stables approved and also prevents competitive events at the site. The Agent notes that friends and local residents have expressed desire to use the approved facilities. However, whilst they are interested in helping local horse enthusiasts and earn an additional income, Carholme is their home and they wish to preserve their privacy and to keep arrangements low-key, on an as and when required basis.

Site Location

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

Relevant History

3/2009/0128/P - Proposed variation of conditions 6, 7 & 8 of planning consent 3/2006/0957/P to enable the applicants to hire out 4no. of the 9no. approved stables on a temporary basis and the indoor riding arena for private use for the purpose of training and exercising horses on an occasional basis – Conditions 6 and 8 approved.

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

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

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

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

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

Relevant Policies

Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Development within Open Countryside.

Environmental, AONB, Human Rights and Other Issues

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

Having discussed the proposed variations with the LCC County Surveyor, he has no objection in principle on highway safety grounds to the variation in Condition no. 7 as requested, as he feels satisfied that the proposed wording of the revised Condition maintains a reasonable level of control over vehicular activity to the site, while offering a relaxation of the previous use. However, there is a concern over how the Condition suggested by the Agent would be an enforceable or indeed manageable condition. This matter was discussed with the Agent for the application, and an additional sentence was added to reach an agreed compromise on its wording. As such the proposal to vary Condition No. 7 is recommended.

SUMMARY OF REASONS FOR APPROVAL

The original proposal represents an appropriate form of development and the variation of Condition No. 7 will not lead to conditions that would be to the detriment of highway safety.

RECOMMENDATION: Ribble Valley Borough Council in pursuance of its planning powers, hereby varies Condition No.7 of planning permission Ref. No. 3/2006/0957/P:

REVISED CONDITIONS AND REASONS:

7.
The indoor riding area shall be available for use in association with the stables hereby approved. The arena shall also be available for private hire for the exercising and training of horses that are stabled at Carholme or otherwise. The aggregate usage for horses not stabled at Carholme shall be no more than 365 occasions per annum and each occasion shall be a maximum duration of 2 hours. A register of all occasions shall be kept and made available to the Local Planning Authority to inspect on an annual basis. The indoor riding arena shall not be used for competitive events.


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

APPLICATION NO: 3/2009/0490/P
(GRID REF: SD 373257 436432)

PROPOSED ERECTION OF 1 TWO STOREY DWELLING IN SIDE GARDEN WITH NEW ACCESS (RESUBMISSION) AT 1 THE GROVE, WHALLEY

	PARISH COUNCIL:
	The Parish Councillors have strong objections to this proposal which is for a new house and not an extension.  The building would be detrimental to the street scene in scale and lack of symmetry.  Dangers are created because access to the property is too close to Station Road.  

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No Objections. 

	
	
	

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



	
	1.
	Will exacerbate existing parking problems in The Grove as the existing property No. 1 would be left without a garage.



	
	2.
	Highway safety problems due to the new drive being too close to the junction with Station Road.



	
	3.
	The new access will destroy the existing lawns and gardens in front of No. 1 moving car parking directly in front of the windows of that property and closer to the windows of No. 3.



	
	4.
	The previous application was turned down by the Council and also on appeal as the development would be detrimental to the Station Road street scene and the openness of The Grove which has been described as a small development of detached and semi detached properties in similar style.  The creation of a terrace of three would be totally out of keeping and equally detract from the symmetry of The Grove.



	
	5.
	The proposal would, on balance, detract from the street scene and the open aspect of the entrance to The Grove.

	
	6.
	Loss of light and privacy to The Old House, Station Road.  The windows of the upper floor would overlook the entire living area of the house and garden, and the structure of the building would block a large amount of light.


Proposal

In this particular case, it is considered appropriate to describe the proposal within the context of a number of previous applications. 

The existing property has a two storey elevation which is approximately 6.4m long, attached to the northern end of which is a single garage.  Previous application 3/2007/0725/P sought permission for the demolition of the existing garage and the erection of an approximately 8.2m long two storey side extension attached to the end of which would be a 3m wide single storey pitched roofed element.  That proposed two storey extension was considerably larger than the existing dwelling.  As such it was considered that it would dominate the existing dwelling and that it would unbalance the appearance of the semi detached pair of houses resulting in an over prominent and discordant feature to the detriment of the appearance of the street scene contrary to the relevant Local Plan policies.  Permission was therefore refused for that reason.  Subsequent application 3/2007/0951/P sought permission for the demolition of the existing garage and the erection of an approximately 5.2m long two storey side extension attached to the end of which would be an approximately 3m wide pitched roofed single storey element containing a single garage and part of the kitchen.  Also proposed were a conservatory at the rear and a pitched roofed porch at the front.  

Although still a large extension, this amended proposal was considered to be acceptable with regard to its effect upon the street scene and the amenities of neighbouring residents.  Permission was therefore granted by Committee, in accordance with the officer’s recommendation, on 17 January 2008.

That approved extension had clearance distances to the Station Road side boundary of 3.5m to the single storey element and 6.5m to the two storey element.

The next application (3/2008/0920/P) sought permission for a detached house in the side garden that would have left distances to the side boundary of 0.3m to the single storey element and 2m to the two storey element.  The application was refused as it was considered to represent over development of the site that would detract from the existing openness at the junction of The Grove to Station Road (that is matched by the large side garden of No. 2 The Grove on the opposite side of the road) to the detriment of the appearance of the street scene.

In policy terms, however, as the site is within the settlement boundary of Whalley, the proposed dwelling was acceptable in principle.  Similarly, although highway safety issues were raised by nearby residents, the County Surveyor expressed no objections to that application.  There were, therefore, no sustainable reasons for refusal relating to those two considerations.

An appeal against the refusal of application 3/2008/0920/P was dismissed.  The Inspector agreed with the Council’s reason for refusal commenting that the proposed dwelling would be detrimental to the character and appearance of the area and that it would be contrary to Policy G1 of the Local Plan which required a high standard of building design and landscape quality.

The following paragraph from the Inspector’s decision letter is also considered to be relevant to the consideration of this current application:

“I note that there is a planning permission for a two storey side extension on the appeal site which was granted on 18 January 2008 under reference 3/2007/0951/P, however, the proposed house would be significantly closer to Station Road than would the extension.  I note the appellant’s comments that the detached nature of the proposal would avoid the long, unbroken elevation onto The Grove that would that would result if the approved extension were built.  However, I do not consider that this would compensate for the additional loss of openness on the corner and, in my view, such an extension would not be as substantial as the proposal now before me.”

The Inspector viewed the development site from the garden of The Old House but did not refer to any detrimental effects on the amenities of that property (or any other property) in her letter.  

This current application seeks permission for the construction of basically the same extension onto the side of the property that was granted permission under reference 3/2007/0951/P.  Now, however, the structure is to comprise a three bedroomed house with single garage and conservatory.  Other than the deletion of the previously proposed porch, the size, design, fenestration details and external materials of the dwelling now proposed remain the same as the approved extension.  

Site Location

The application relates to a semi detached property on the east side of The Grove which has a relatively large side garden with a side boundary to Station Road.  It is adjoined at the rear by a dwelling in Station Road.  

Relevant History

3/2007/0725/P – Two storey side extension and two conservatories.  Refused.

3/2007/0951/P – Two storey side extension and rear conservatory.  Approved.

3/2008/0920/P – Detached dwelling in side garden.  Refused and Appeal dismissed.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

As previously stated, this application must be considered within the context of previous applications relating to the site.  For this reason, details of those applications have been described in the “Proposal” section of this report.

In Policy terms, the erection of a dwelling on this site within the settlement boundary of Whalley is now acceptable in principle. 

With regards to highway safety and parking considerations, the County Surveyor has expressed no objections to the application considering the proposed shared access drive and the garage and parking provision for the existing and proposed dwellings to be adequate and acceptable.  With regards to visual amenity, a structure of almost exactly the size, position and design of the dwelling now proposed, has already been granted planning permission as an extension to the existing dwelling as it was considered to be acceptable in visual amenity terms.  I actually consider that, through the deletion of the previously approved front porch, the building now proposed represents an improvement on the extant planning permission in visual terms.   The different use of the building does not bring about any changes in its effects upon the street scene.  I do not, therefore, consider that a refusal on visual amenity grounds would be sustainable.  

With regards to residential amenity, the main property affected by any development on this site is The Old House on Station Road at the rear of the site.  This structure, in the form of an extension to the existing dwelling, has already been considered to be acceptable with regards to its effect on light to that property.  As existing, that property is overlooked by one bedroom window in the rear elevation of the application property.  In the approved extension there is one additional bedroom window in the rear elevation.  The effect of that additional window on the privacy of the adjoining property was not considered to represent a sustainable reason for refusal of that previous application.  As now proposed, there would again be one additional bedroom window, and an obscure glazed bathroom window in the rear elevation.  I do not consider the fact that the additional window would now belong to a second dwelling would have such an adverse effect on the neighbour’s privacy as to justify refusal of the application.  Additionally, as previously stated, the Appeal Inspector did not cite residential amenity in her reasons for dismissing the appeal against the refusal of a detached house.  I therefore conclude that there is no sustainable reason for refusal of this application that relates to the amenities of nearby residents.  Overall, therefore, I can see no sustainable reasons for refusal of this application.

SUMMARY OF REASONS FOR APPROVAL

The proposed dwelling within the settlement boundary of Whalley is acceptable in Policy terms and it would not have any seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.

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

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


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

2.
Prior to the first occupation of the dwelling hereby permitted, the garage for the proposed dwelling and the access and driveway/parking area for both the existing and proposed dwellings shall have been provided in accordance with the approved plans.  Thereafter, these facilities shall be retained permanently clear of any obstruction to their designated purpose.


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

APPLICATION NO: 3/009/0516/P
(GRID REF: SD 364217 435972)

PROPOSED AGRICULTURAL STORAGE BUILDING AND REPLACEMENT OF EXISTING LEAN-TO TO FORM WORKSHOP AND CHANGE OF USE OF AGRICULTURAL BUILDING TO STORAGE BUILIDNG AT KITCHEN GREEN FARM, PRESTON ROAD, RIBCHESTER

	PARISH COUNCIL:
	The Parish Council has no objection in principle to this application as they have a general desire to support small business development in the area.  They say, however, that this must be achieved in a controlled way and their view is tempered by the provision that any development must not inconvenience local residents by excess traffic, late night working or noise and fumes.  Also, the Parish Council has reservations about the piecemeal nature of the developments on this site and would resist the transformation of the large agricultural storage building into a commercial building in the near future.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received from the same nearby residents who also expresses no objection to the proposal as the quality of construction appears to him to be excellent.  In common with the Parish Council, however, he is also concerned that step by step the use of the whole building could be changed from agricultural to commercial use, possibly even involving the change of use of the residential property into offices.  This neighbour also expresses concerns about the intended use of the workshop especially if it is to be in association with the tuning of diesel engines which, he says, is not a silent operation.


Proposal

Planning permission 3/2007/0747/P authorised the change of use of a relatively small agricultural building at this site to commercial use as a mail order car parts unit.  A condition of that permission was that a visibility splay be formed at the site access in accordance with specified dimensions.  That condition has been complied with.

There is an existing agricultural building that has a lean-to section on its rear elevation.  Permission was granted by 3/2008/0763/P for the demolition of the lean-to section of the existing building and the erection of a new building attached to the rear elevation of the retained part of the building.  That approved building had dimensions of 18.2m x 9.1m and it was to have a mono-pitched roof with an eaves height of 3m and a maximum height of 4.8m.  It comprises 4 bays, 3 of which were to be open fronted, and the external materials were to be rendered blockwork to the lower walls with dark green profiled sheets to the upper walls and the roof.  The building was to be used for the storage of agricultural vehicles and machinery.  That previous permission was subject to a condition that the building be used for agricultural storage purposes only (including the storage of agricultural vehicles and machinery) and that it should not be used for any other purposes (including any use associated with a mail order car parts business that currently operates from other buildings at this farm).

Permission is now sought for the demolition of the existing lean-to and the erection of a replacement building of the same footprint and height as that for which permission was previously granted.  The external materials remain the same as in the previous permission.  However, it would not now be open fronted, but each of its four bays would have a roller shuttered door.

The use of both the existing and proposed building is now also proposed to be slightly changed.  The retained building is to be used entirely for storage purposes in association with the mail order car parts business.  The first bay of the new building (which effectively replaces the former lean-to) is to form a workshop for the tuning of diesel engines.  The remaining three bays of the new building would be used for agricultural storage purposes as per the existing permission.

Site Location

Kitchen Green Farm is on the northeastern side of Preston Road in the open countryside between Ribchester and Longridge.  Other than the applicants own dwelling, the nearest residential property is approximately 90m away from the proposed building.

Relevant History

3/2007/0747/P – Change of use of agricultural building to commercial use for mail order car parts unit.  Approved with conditions.

3/2008/0763/P – Agricultural storage building.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP12 - Agricultural Diversification.

Environmental, AONB, Human Rights and Other Issues

The building proposed in this application is of the same footprint and height as the building approved by 3/2008/0763/P.  It is also of the same design and external materials except that three open fronted bays as previously approved would now have roller shutter doors.  The approved building was considered to be acceptable with regards to its affect on the appearance of the locality.  I therefore consider the proposed building to also be acceptable in relation to that particular consideration.

The main difference between the previous permission and this current application relates to the respective uses of the different parts of both the retained building and the proposed building.  

It is proposed that the retained building on the front part of the site be used solely for storage purposes in association with the mail order car parts business.  This aspect of the application would not, in my opinion, have any detrimental effects upon the character of the locality or the amenities of any nearby residents.  Similarly, the use of three bays of the new building for agricultural storage (as previously approved) is entirely appropriate for the locality and is uncontentious.

This just leaves the proposed workshop use of the other bay of the new building (that is a replacement of the demolished lean-to of the existing building) that has caused concern for a nearby resident and the Town Council.  This part of the building is to be used for the tuning of diesel engines which is already being carried out at the site alongside the car parts business.  

I am advised that with modern techniques, this tuning is computerised and that approximately half of it is carried out with the engines not running and the other half with them running at low revs.  This part of the building is to be soundproofed and the applicant has confirmed that he would have no objections to an hours of use condition in respect of the workshop use.  

Subject to appropriate conditions, I do not consider that this element of the application would have any seriously detrimental effects upon the character of the locality or the amenities of nearby residents.  As such, I consider the car parts and diesel tuning businesses to represent agricultural diversification which is appropriate in scale and character to the locality.  These activities are being carried out in conjunction with the continued operation of the farm.  In my opinion the proposal therefore complies with Policy EMP12 of the Local Plan.  

I appreciate the concerns of the Parish Council and the nearby resident relating to the possible gradual transformation of this site and its buildings from the present mix of agricultural and commercial into a totally commercial operation with no agriculture.  However, I consider the scale and nature of the existing commercial enterprise to be acceptable, and any future applications to extend this further into the agricultural part of the building would be considered on their own merits. 

SUMMARY OF REASONS FOR APPROVAL

The proposed building and the proposed uses of both the existing and proposed buildings would not have any seriously detrimental effects upon the character of the locality, visual amenity, nearby residential amenity or highway safety.

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

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


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

2.
The uses of the existing and proposed buildings shall be exactly as stipulated in the application.  The retained existing building shall only be used for storage purposes in association with the mail order car parts business (or for agricultural storage purposes); the first bay of the proposed building shall be used as a workshop in association with the tuning of diesel engines (or for agricultural storage purposes); and the remaining three bays of the proposed building shall only be used for agricultural storage purposes.  The respective parts of the building shall not be used other than for those specified purposes unless a further planning permission has first been granted in respect thereof.


REASON:  For the avoidance of doubt and in the interests of the character of the locality and to comply with Policies G1, ENV3 and EMP12 of the Ribble Valley Districtwide Local Plan.

3.
Prior to the commencement of development, precise details of the sound insulation measures to be incorporated into the construction of the workshop part of the building shall be submitted to and approved in writing by the Local Planning Authority.  This part of the building shall be constructed in accordance with the approved details and the workshop use shall not be commenced until all of the sound insulation measures have been fitted to the satisfaction of the Local Planning Authority.  


For the avoidance of doubt and in the interests of the character of the locality and the amenities of nearby residents and to comply with Policies G1, ENV3 and EMP12 of the Ribble Valley Districtwide Local Plan.

4.
The workshop use hereby permitted shall be restricted to between the hours of 0800 to 1800 Monday to Friday, 0800 to 1300 on Saturdays with no use of the workshop on Sundays or Bank Holidays.


For the avoidance of doubt and in the interests of the character of the locality and the amenities of nearby residents and to comply with Policies G1, ENV3 and EMP12 of the Ribble Valley Districtwide Local Plan.

INFORMATION / DECISION
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